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ABSTRACT 

This Projec t Repor t i s abou t housin g co-operatives i n Tanzania. The case stud y o f the 

project ha s bee n taken  a t Magoh e Housin g Co-operative Society . I n thi s repor t th e 

researcher ha s foun d that, there are housing co-operatives geare d t o reduce th e problem 

of shortag e of shelter through self-help organized approaches i n Dar es Salaam City bu t 

they are all running their societies without proper guidance and project proposals. 

It i s from thi s background that the researche r decide d to work together with MHC S t o 

lay prope r procedures o n how to run and make a  follow-up o f its activities. The author , 

in collaboration with M H CS members , managed to make a follow-up on land acquisition 

from buyin g a raw land, planning, surveying up to request of title at the MLHSD , which 

is unde r preparation . Furthe r t o that , the Projec t Proposa l was prepare d t o b e use d fo r 

MHCS housin g project implementation. 

This Projec t Repor t i s arrange d i n si x Chapters . Th e first  Chapte r deal s wit h th e 

background o f MHCS . Th e secon d Chapte r i s a  literatur e revie w o n housin g co -

operative societies . Th e thir d Chapte r i s dealin g with researc h methodologie s use d in 

carrying ou t th e survey , dat a analysi s an d presentation . Th e fourt h Chapte r i s abou t 

analysis of the cas e study area. I n the fifth  Chapte r the autho r give s recommendation s 

and conclusions, which flash the ligh t on how a Self-help Housing Co-operative process 

could b e a  righ t doz e i n provisio n o f shelte r t o mos t o f lowe r incom e earner s i n 

Tanzania. Th e sixt h Chapte r i s a  prepare d Projec t Proposa l fo r th e Self-hel p Co-

operative Housing Scheme to be used for implementation of the M H C S Housin g Project. 
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CHAPTER I 

BACKGROUND OF THE STUD Y 

1.0.0 Introductio n 

There are various active housing co-operatives societies operating in Dar es Salaam City, 

but the researcher ha s identified five o f them, namely; 

i) Magoh e Housing Co-operative Society (MHCS) operating in Mpigi area . 

ii) Mshikaman o Housing Co-operative Society operating in Buza area. 

iii) Bandar i Housing Co-operative Society operating in Chamazi 

iv) Khomein i Housing Co-operative Society operating in Chamazi and 

v) Sigar a Housing Co-operative Society operating in Buza area. 

Among the fiv e mentioned above, MHCS wa s chosen to be a case study area for this 

project report on housing co-operatives. 

This Chapter outlines the historical background of the study area (MHCS) , study 

objectives, and the research questions to be addressed. I n addition, it provides the 

rationale/significance of the study. 

1.1.0 Th e Establishment of Magohe Housing Co-operativ e Society 

The Magohe Housing Co-operative Society (MHCS) wa s starte d i n 199 0 as a  group of 

people aime d a t assistin g each othe r durin g funerals an d to renovat e house s i n case of 

severe rain , flood,  win d disaster s amon g others . Th e group also aimed at getting acces s 

to financia l assistanc e fro m th e governmen t an d donor s i n orde r t o solv e housin g 
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problems. Initially , th e grou p consiste d o f forty fiv e (45 ) peopl e bu t du e t o inabilit y o f 

some member s o f th e communit y t o pa y subscriptions , i n 1998 , th e numbe r droppe d 

down t o fourteen (14 ) active members wh o decided to form a Co-operative Society. 

The Magoh e Housing Co-operative Societ y was forme d i n 1998 . Member s o f the Co-

operative ar e residents o f Kigogo Mwembe Jando su b ward and other fe w from differen t 

areas of Dar es Salaam City . 

1.1.1 Nam e and Address of the Organisation 

Magohe Housin g Co-operative Societ y LT D o f P.O.BO X 6705 1 Da r e s Salaam , with 

Registration Number DSR 636, registered o n 31 s t March 1999 , under Co-operativ e Act 

of 1991. 

OFFICE LOCATION : Th e head offic e is located at in Kigogo Mwembe Jando sub-war d 

offices, Kinondon i Municipality , in Dar es Salaam City . 

1.1.2 Visio n an d Mission Statement 

The Vision: -

The visio n o f th e Magoh e Housin g Co-operativ e Societ y i s t o hav e secur e an d 

sustainable shelter . 
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The Mission: -

To ensure the construction of affordable lo w cost houses for all members o f the Magohe 

Housing Co-operative Society. 

1.1.3 Mai n Programs of MHC S 

The Magohe Housing Co-operative Society has two programs : 

(i) The first one is acquisition of land, and 

(ii) Th e secon d on e i s constructio n o f lo w cos t house s fo r al l member s o f Magoh e 

Housing Co-operative Society 

1.1.4 Th e Project Area 

The project are a is situated a t Magoh e area, whic h is eight kilometer s fro m Mbez i Lui s 

Bus Sto p alon g Da r e s Salaa m -Morogor o road. Accessibilit y t o th e are a i s through a 

paved gravel road, which is passable throug h out the year . 

The projec t are a in terms of size i s approximately si x and hal f acres , whic h is ripe fo r 

construction activities / site development . Th e piece o f land i s demarcated int o 23 plot s 

for residentia l an d publi c services/us e tha t includ e a  health an d shopping  cente r an d a 

recreational area . However , t o dat e nothin g substantia l ha s bee n develope d excep t a 

water borehol e an d som e fe w san d cemen t blocks , whic h wer e prepare d fo r th e 

construction of the sit e watchmen's offic e and stores. 
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1.1.5 Activitie s as Stated in the MHC S Constitution 

a) To make a  follow u p in order to ensure tha t land is planned, surveyed, registered by 

the Director of Surveys and the title is granted. 

b) Conducting meetings and trainings for co-operative members. 

c) T o find  expert s i n designin g an d estimatio n o f buildin g constructio n cost s o f a 

prototype house, which is expected to be built by each member o f the society. 

d) T o assis t eac h membe r o f the societ y to ge t acces s t o grant/financia l assistance fo r 

construction of his/her house. 

e) To Implement an d monitor the constructio n process o f the house fo r each member of 

the society from the commencement stage up to completion. 

f) T o kee p th e surroundin g an d th e environmen t o f th e co-operativ e societ y are a i n 

acceptable, respectable, habitable and workable manner. 

1.1.6 Objective s as Stated in the MHC S Constitution 

i) T o ente r i n contract s fo r ne w housin g construction , expansions , repai r an d 

maintenance o f building and plots for new members o f the co-operative. 

ii) T o establis h an d enhanc e communit y developmen t activitie s withi n th e are a 

designated fo r th e housin g co-operativ e society , whic h includ e school , hospital , 

recreational centre and playgrounds. 

iii) T o initiat e economi c activitie s in orde r t o ensur e th e goal s an d objective s o f th e 

society ar e met , thi s i s expecte d t o b e don e throug h runnin g o f shops , clubs , market , 

animal husbandry etc. 
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iv) To make sure those houses and all properties o f the society are insured. 

v) To give a guarantee on loans to its members. 

vi) Wit h th e consen t o f the genera l meetin g o f all members o f the society , the MHC S 

may sell , bu y or decide o n any matters related t o the propert y o f the sai d Co-operative 

society. 

vii) The co-operative society should remain a guarantor o f each and every house built on 

loan by the member o f the society until the dues are paid back in totality. 

viii) Th e co-operative societ y wil l remai n exercising its powers an d responsibility even 

if al l intended houses are built and commissioned to owners/occupiers. 

ix) Th e co-operativ e membe r i s no t allowe d to sel l hi s hous e unles s otherwis e th e 

consent i s given by the societ y general meeting and the subjec t hous e shoul d be sol d to 

the co-operativ e o r th e co-operativ e members . I f the co-operativ e o r member s o f that 

society fai l t o bu y that property th e consen t shoul d be sough t ou t i n order t o sel l i t to 

non-members. 

1.1.7 Strategie s as Stated in the MHC S Constitution 

i) To communicate with the MLHSD , Da r es salaam Cit y Municipalitie s in order to ge t 

planned plots for the construction of the houses for the members o f the society. 

ii) T o see k fo r financia l assistance ; loan s an d grant s s o a s t o enabl e member s o f th e 

society to construct their houses. 

iii) Inclusio n and assistin g member s o f the societ y i n construction o f their house s b y 

providing the m wit h educatio n i n orde r t o understan d th e goal s an d strategie s o f th e 

society they are involved in. 



6 

iv) T o loo k fo r technica l assistanc e i n orde r t o ensur e accomplishmen t o f housin g 

construction projects i n good environment and at a reasonable cost . 

1.2.0 Statemen t of the Proble m 

Currently, ove r 70 % o f the urba n populatio n ar e estimate d t o b e livin g i n unplanned 

areas i n Tanzania , mos t o f the m ar e inadequatel y house d whil e som e ar e homeless . 

Worse enough those wh o manage t o ren t house s liv e a t the merc y of landlords. Lif e in 

informal, slum s o r squatte r settlement s i s neithe r secure/recognise d no r service d b y 

urban authorities . Th e governmen t i s n o longe r providin g free lan d an d house s t o it s 

citizen eve n worker s i n th e centra l governmen t find  self-accommodatio n mostl y i n 

squatter areas . 

During this time of accommodation chaos in urban areas of Tanzania, people of different 

backgrounds hav e starte d t o loo k on the enablin g ways of getting secure an d affordabl e 

accommodation throug h housin g co-operatives . I n orde r fo r thes e co-operative s t o b e 

effective i n shelter provisio n t o thei r members , ther e i s a  grea t need fo r them to ge t a 

clear access t o planned lan d and financia l institutions . Non-availability o f planned land 

and lac k o f financ e hav e bee n a  bi g problem to housin g co-operative s t o mee t thei r 

intentions. Durin g 1970 s an d 1980 s th e Tanzani a Housin g Bank an d othe r financia l 

institutions wer e givin g loan s t o housin g co-operatives . Currently , there i s n o singl e 

special financial  institutio n in place providing financial  assistanc e t o housing projects t o 

combat urba n housin g problems . Du e t o th e increas e o f financial  institution s i n 
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Tanzania, we expected they would assist housing co-operatives in the process of shelte r 

provision. However , it has turned out that most o f the existing financial institutions have 

become a n obstacl e toward s th e financin g of the poo r grou p housin g co-operatives. In 

the are a o f urban lan d and housin g the centra l governmen t an d loca l urba n authoritie s 

have raise d concer n to urba n communitie s as t o whethe r the y ar e supportin g squatters 

since they ar e n o longe r providing enough planned land , thus leaving people i n shelter 

hardship. 

This stud y aim s a t investigatin g the exten t t o whic h housin g co-operative societie s in 

Tanzania ca n ge t acces s t o planne d lan d and fund s fo r housin g project s i n order t o 

reduce shelter problems facing Tanzania's communities. 

1.3.0 Researc h Objectives 

The mai n objective of the researc h i s to investigate , loo k on practical factors that affec t 

and influence housing co-operative societies . The study i s directed to effec t acquisition 

of lan d and write a project proposal , which wil l b e used by MHCS t o secure funds fro m 

its members and donors. 

Specifically the study intends; 

• T o identify and assess strategies that will enable housing co-operatives to pool up 

resources to acquire and develop land and houses, 

• T o identify and solve constraints that affect housing co-operatives in accessing 

finance, getting land titles, writing project proposals, management an d so on. 
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• T o identify strategies, whic h wil l enable members of housing co-operatives to 

join forces and reduce construction costs. 

1.4.0 Researc h Questions 

The mai n research questions o f this study are as follows: -

a) How ca n housing co-operatives acquire land for construction of co-operative houses? 

b) How can the constructio n of houses throug h housing co-operatives b e don e without 

total dependence o n the government ? 

c) Ho w ca n housin g co-operative s solici t fund s fo r constructio n o f co-operative s 

members' house s a t reasonable costs ? 

d) How can housing co-operative societie s justify their existence an d ensure repaymen t 

of loans to lenders? 

1.5.0 Significanc e of the Study 

Several studie s hav e bee n conducte d o n housing in Tanzania. Nevertheless , littl e ha s 

been documente d regardin g housin g co-operative s societie s and , t o th e bes t o f m y 

knowledge, understanding an d belief, no body has carried-ou t a  practical research/study 

on housing co-operative societies, taking MHCS i n Dar es Salaam as a case study. 

This research i s a participatory study, which is learning by doing between the researche r 

and MHC S members . Th e researcher an d MHC S member s hav e been making a follow -
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up mainly on land acquisition and project proposal write up. Thi s has contributed much 

to the researcher i n understanding the whole process of housing co-operatives. The study 

has le d to proble m identification and put o n the groun d strategie s fo r solvin g huddle s 

inherent in land acquisition, housing construction, and availability of funds to MHCS . 

This research assert s that the availabilit y o f planned land and accessibilit y to funds ar e 

important elements fo r the succes s i n housing construction for any housing co-operative 

society. I n thi s respect , th e nee d t o carr y ou t a  participator y follow-u p o n lan d 

acquisition, registratio n and preparation o f a project proposa l fo r MHC S i s imperative 

for th e process o f the M H C S program. 

The suggestion s an d recommendation s i n this stud y ar e indee d guideline s an d usefu l 

sources o f informatio n t o housin g co-operatives , financia l institutions , planners , an d 

policy makers . Finding s of the researc h wil l b e use d a s specia l references durin g the 

construction of M H CS houses . 

The stud y has further adde d knowledge and insights in the area of co-operative housing. 

The researche r als o hopes that this practical solid standard work of community economic 

development wil l stimulat e other researchers to carry out further studie s o n housing co-

operatives. 
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1.6.0 Scop e of the Research 

The researche r i s awar e o f the presenc e o f various housing co-operative societie s in 

Tanzania. However , fo r the purpose o f this research, the stud y is confined t o MHC S i n 

Dar e s Salaa m Region onl y i n order to mak e i t more practical , livel y an d to ensur e a 

close participation/collaboration between the researcher and the MHCS members . 

1.7.0 Assignment 

The MHC S member s requested the researcher to make a follow-up o n land acquisition , 

registration an d to prepare fo r them "A Project Proposal" fo r Construction o f houses 

for al l members of the society. 
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CHAPTER I I 
LITERATURE REVIE W 

2.0.0 Introductio n 

This Chapte r survey s availabl e literature o n what ha s bee n writte n and documente d b y 

various scholar s i n th e are a o f shelte r an d housin g co-operative s i n orde r t o la y 

consistent foundatio n on the subjec t withi n an acceptable researc h framework . Theories , 

empirical evidenc e an d policie s on housin g co-operative s hav e bee n explore d i n thi s 

Chapter to lay a corner stone for the proceedings o f this project report . 

2.1.0 Theoretica l Literature Revie w on Co-operatives 

A co-operativ e i s an autonomous associatio n of persons unite d voluntarily to meet their 

common economic, social and cultural needs and aspiration through a jointly owned and 

democratically controlled enterprise. Co-operative s are base d o n the principle s of self-

help, self-responsibility , democracy , equit y an d solidarity . I n th e traditio n o f thei r 

founders, co-operativ e member s believ e i n thei r ethica l value s o f honesty , openness , 

social responsibility and caring for others. Co-operative s are guide d by the principles of 

voluntary an d ope n membership , democrati c membe r control , membe r economi c 

participation, autonom y an d independence ; education , trainin g an d information ; co -

operation amon g co-operative s an d concer n fo r community . (ICA/UNCHS-Habitat , 

2000). A  co-operativ e i s a n organisatio n owne d b y the member s wh o us e it s services . 
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Co-operatives ar e providin g virtually an y produc t o r service , an d ca n b e eithe r non -

profit or for-profit enterprises . 

2.1.1 Th e Shelter Situation 

In UNCH S repor t (2001) , i t i s state d tha t th e curren t rate s o f population growth and 

urban-rural migration , particularl y i n developin g countries , hav e seriou s impact s o n 

living condition s in human settlements . B y the beginnin g of the thir d millennium, i t is 

estimated tha t 1. 1 billio n peopl e liv e i n inadequate housin g condition s in urban areas 

alone. In many cities of developing countries, more than hal f o f the populatio n lives in 

informal settlements , withou t security of tenure and in conditions that can be described 

as lif e an d health threatening. Amon g an estimated 10 0 million homeless people around 

the world, available data suggest that increasing proportions are women and children. 

The annual need for housing in urban areas of developing countries alone is estimated a t 

around 3 5 millio n unit s (durin g 2000-2010). The bulk of these, some 2 1 millio n units , 

are require d to cate r fo r the need s of the increasin g number o f households. Th e rest is 

needed t o mee t th e requirement s o f people wh o ar e homeles s o r livin g i n inadequat e 

housing. I n other words , some 95,00 0 new urban housin g units hav e t o b e constructe d 

each da y i n developin g countries t o improv e housing condition s t o acceptabl e level s 

(ICA/UNCHS, 2000) . Governments of the developing countries have found it difficult t o 

cope with the increased demand of houses i n their respective countries. The UNCHS ha s 

initiated th e proces s t o asses s the potentia l an d usefulness o f improving the scop e and 
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effectiveness o f co-operative involvement in the shelte r secto r to combat urban housing 

problems. UN habita t recognize s the co-operativ e movements tha t have been successfu l 

in mos t Eas t and Sout h African countrie s to delive r housing units especiall y in Harare-

Zimbabwe, Nairobi-Kenya , Gabarone-Botswan a an d recentl y Sout h Afric a (UNCHS , 

2001). Th e impac t o f co-operativ e housin g movemen t i s no t ver y muc h 

documented/noted i n Tanzani a becaus e o f socialisti c dominanc e i n co-operativ e 

activities. Mos t o f housin g project s wer e governmen t owne d o r donor s driven . They 

were never driven from people themselves (Nnkya , 1999). 

2.1.2 Formatio n of Housing Co-operative Societies 

From Tanzani a Co-operative Society Rules of 1991 , housing co-operatives ar e forme d 

when group s o f people joi n togethe r t o provid e an d manag e housin g fo r themselves , 

without exploitin g each other . Behin d thi s simplifie d definition , li e a  wid e variety of 

organisations, wit h quit e fundamenta l difference s bot h i n thei r compositio n an d 

objectives. There are mainly two types of housing co-operatives: -

(i) Primar y housin g co-operatives , wher e th e co-operativ e societ y member s ar e 

individuals and their main objective is to serve themselves. 

(ii) Secondary housing co-operatives is a confederation of primary housing co-operatives 

whose purpos e i s t o provid e service s fo r it s affiliate d primar y co-operatives . Th e co-

operative receive s service s fro m th e secondar y housin g co-operative suc h as receiving 

advise t o group s o f people wishin g t o se t u p housin g co-operatives . I t als o provide s 

education and promotes management services. 
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2.1.3 Housin g Co-operatives in the International (UN) Agenda 

The UN Habitat recognizes an d applauds th e rol e of co-operatives i n the shelte r sector . 

Through variou s instruments , th e U N Habita t ha s show n it s specifi c an d broade r 

appreciation o f th e rol e o f communit y organisations . Th e mos t prominen t documen t 

dealing exclusivel y wit h co-operative s wa s prepare d b y th e Committe e fo r th e 

Promotion an d Advancemen t o f Co-operative s (COPAC ) unde r U N Habitat . Thi s 

document a s "Guideline s aime d a t creatin g a  supportiv e environmen t fo r th e 

development o f co-operatives " provide s essentia l backgroun d o n th e rol e o f co -

operatives withi n a  liberalize d environment. However , i t doe s no t mak e an y specifi c 

mention o f co-operative s i n th e shelte r sector . Mos t countrie s i n th e worl d receiv e 

assistance fro m U N Habitat o n matters concerning settlements. Fo r example, loans and 

grants hav e bee n give n t o th e Governmen t o f Tanzani a t o strengthe n housin g 

programmes fo r housing co-operatives i n Mwenge-Dar es salaa m an d Dodoma (Nnkya, 

2001). 

The Habitat Agenda, adopted i n 1996 in Istanbul, recognizes the role of co-operatives in 

housing development . I t has acknowledge d Co-operatives as on e o f the stakeholder s a t 

the loca l leve l that support government s i n their efforts t o realise national shelter goals . 

Paragraph 5 6 of the Habita t Agenda States that: 

"While Habitat II is a Conference o f States and there is much that national Governments 

can d o t o enabl e loca l communitie s t o solv e problems, th e actor s wh o wil l determin e 

success o r failure in improving the human settlements condition are mostly found at th e 

community leve l i n the public , private an d non-profi t sectors . I t i s the loca l authoritie s 
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and other interested parties, who are on the front line in achieving the goals of Habitat II. 

Although the structural causes of problems have often to be dealt with at the national and 

sometimes th e internationa l level , progres s wil l depen d t o a  larg e degre e o n loca l 

authorities, civic engagement and the forging of partnerships a t all levels of government 

with the private sector, the co-operative sector, non-governmental and community-based 

organizations, workers and employers and civil society at large." 

The Habita t Agenda strongly supports th e rol e of co-operatives i n mobilizing financial 

resources fo r housin g the poor . Thi s recognitio n includes the demonstrate d succes s o f 

Savings an d Credi t Co-operative s (SACCOS ) a s note d i n th e study , whic h wa s 

conducted i n five  sout h o f Saharan countrie s Tanzania , Kenya, Uganda , South Afric a 

and Zimbabw e i n yea r 200 0 (UNCHS , 2001) . Th e Habita t Agend a call s fo r th e 

recognition, encouragement an d support o f the pooling of funds a t the community level, 

in th e for m o f SACCOS . Government s ar e aske d to lin k u p SACCO S wit h traditional 

financial institutions . Th e Habita t Agend a make s th e followin g specifi c 

recommendations o n shelter co-operatives , whic h ha s echoe d an d supporte d thi s repor t 

study. 

The UNCH S repor t i n 200 1 asserte d tha t i t i s necessar y fo r nation s t o creat e ne w 

housing finance mechanisms. Governments at the appropriate levels should: -

a) Harnes s th e potentia l o f non-traditiona l financin g arrangement s b y encouragin g 

communities to for m housin g and multipurpose community development co-operatives , 

especially for the provision of low-cost housing, 



16 

b) Review and strengthen the lega l and regulatory framewor k an d institutiona l base for 

mobilizing non-traditional lenders, 

c) Encourage , i n particula r b y removin g lega l an d administrativ e obstacles , th e 

expansion of Savings and Credit Co-operatives, Credit Unions, Co-operative Banks, Co-

operative Insuranc e Enterprise s an d othe r non-ban k financial  institutions , and establis h 

savings mechanisms in the informal sector, particularly for women; 

d) Suppor t partnership s betwee n suc h co-operativ e institution s an d publi c an d othe r 

financing institutions as an effective means of mobilizing loca l capital and applying it to 

local entrepreneuria l an d communit y activit y fo r housin g an d infrastructur e 

development; 

e) Facilitate the effort s o f trade unions, farmers', women' s and consumers' organisations , 

organisations o f peopl e wit h disabilitie s an d othe r association s o f th e population s 

concerned to set up their own co-operatively organized or local financial  institution s and 

mechanisms; 

f) Promot e th e exchang e o f informatio n o n innovation s i n housin g finance; 

g) Support non-governmental organisation s and their capacity to foster th e development , 

where appropriate, o f small savings co-operatives. 

2.1.4 Co-operative s and Community Organisations in South of Saharan Africa 

Housing co-operatives ar e programmes expecte d t o raise the welfar e o f the member s i n 

those societies. They are raising the welfare by promoting human and physical capital. 
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A hous e i n itsel f i s th e capital , which ca n b e use d a s collatera l to secur e fund s fro m 

financial institution s and invest in alternative investments , depending on ones choice. 

Nnkya, i n ICA/UNCHS report, ( 2000 ) has take n int o account th e curren t debat e on the 

definition o f co-operatives, primarily within the international co-operative movement bu t 

also within othe r simila r bodies withi n the Committe e for Promotion and Advancement 

of Co-operatives (COPAC). Th e study seeks to re-assess the definition of a 'co-operative' 

following th e globa l proces s o f liberalisation . The revisio n of the definitio n of wha t 

constitutes a  co-operative i s not only a result o f the recent process o f liberalisation. It is 

also based o n the experienc e gaine d over a much longer period of co-operatives i n some 

countries wher e cooperative s ar e i n effec t governmen t organisations . Fo r example , 

during th e socialis t era Tanzania n co-operative s wer e no t voluntary , organisations . I n 

fact, no t only was membership compulsor y but als o at one point the nationa l movemen t 

was incorporated into the single-party state and system. 

UN-Habitat ha s thre e mai n categorie s t o ascrib e organisation s i n th e 'co-operative ' 

housing sector: -

Registered co-operatives : -  Organisation s registere d unde r th e Co-operativ e Societies 

Act o f the country . Tha t means the organisatio n ha s a  constitution and by-law s (rules ) 

approved b y a  central , regiona l o r loca l governmen t o r b y a  bod y authorize d b y th e 

government suc h as a n association or a professional body (UNCHS , 2001) . The MHC S 

falls unde r thi s category . I n case of Tanzania co-operative societie s are registered unde r 

co-operative Societies Rules 1991. 
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Co-operative-like: -  Organization s not registere d unde r a  Co-operativ e Societie s Act 

but whic h i n general terms adhere to th e basi c co-operative principle s defined by IC A 

and the Internationa l Labour Organisation (ILO), but acceptable an d in compliance with 

the Co-operative Societies Rules 1991. 

Other community-base d modalities : -  Organisation s whic h d o no t accor d to th e co -

operative principle s a s define d b y ICA/ILO , bu t whic h ar e ofte n altruistic , see k t o 

alleviate poverty and can have a measure of beneficiary participation. These are informa l 

societies like women in " Kuchangiana" Groups. 

In thes e UNCH S an d UNHR P studies , th e ter m 'co-operative' , withou t furthe r 

qualification, refers to all three categories, unless otherwise specified. 

The focuse d studie s i n co-operative s (i n broa d definition ) i n th e housin g secto r i n 

Eastern an d Souther n Afric a hav e bee n coverin g th e followin g organisations/sector s 

within the co-operative and co-operative-like framework: -

• Organisation s with the primary objective of delivering new housing units to their 

members, often with infrastructure , 

• Organisation s wit h th e objectiv e o f ownin g an d managin g existin g unit s 

(individual units or, more usually, flats), 

• Organisation s that seek to support shelter co-operatives, 

• Federation s of shelter co-operatives, 

• Organisation s that develop land for shelter; 

• Organisation s that finance housing and infrastructure , 

• Organisation s that construct housing and infrastructure, and 
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• Organisation s that manufacture buildin g materials. 

The focu s of this part i s on housing, infrastructure an d housing finance. Generally, it has 

been foun d tha t th e rol e o f co-operative s i n th e constructio n an d buildin g material s 

sectors i s minima l and , a s i s wit h industria l co-operatives, ha s no t bee n successfu l in 

Eastern an d Souther n Africa . On e exceptio n i s th e Kataay i Co-operativ e i n Uganda 

(ICA/UN CHS , 2000) 

Most registered shelte r co-operatives in Eastern and Southern Africa wer e established in 

the 1980 s an d 1990s . In terms o f membership an d importance , they pla y only a  minor 

part compare d t o th e othe r section s o f th e co-operativ e movement . Th e situatio n in 

Tanzania is shown in Table 2:1 on page 21. 

2.2.0 Empirica l Literature Review 

2.2.1 Practica l Taste of Housing Co-operative Societies in Tanzania 

Tanzania was the first  country in East and Southern part o f Africa t o introduce housing 

co-operatives i n the post - independenc e era . In 1962,th e governmen t o f Tanzania (then 

Tanganyika) began t o mobiliz e peopl e t o buil d bette r houses throug h mutua l self-hel p 

approaches (IHSS , 2002) . Tanzania's developed philosophy, as contained in the Arush a 

Declaration o f 1967 , a  blu e prin t o n socialis m an d self-reliance , calle d fo r collective 

efforts an d pooling together people' s resources i n all social and economic undertakings. 

The formatio n of housing co-operatives was based on that development philosophy and 

strategy (Mwakangale , 1982). 
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The first  co-operativ e housin g projec t t o b e implemente d i n 197 1 wa s th e Mweng e 

Housing Co-operativ e Society. I t was a  pilo t projec t initiate d by the governmen t wit h 

major dono r fundin g an d involvement , which include d the Internationa l Co-operativ e 

Housing Institution s an d th e Unite d Nations . I t coul d therefor e b e sai d tha t thes e 

initiatives were dono r driven . Th e establishment o f this housing co-operative had two 

components; 

• T o suppor t th e governmen t t o develo p it s capacit y o n th e establishmen t o f a 

housing movement and 

• T o implement a pilot project in Dar es Salaam. 

The secon d initiativ e was connecte d t o th e developmen t o f Dodom a a s a  Nationa l 

capital. I t included a strategy fo r the housing co-operative to deliver significant numbers 

of housin g units . Thi s ha d heav y governmen t involvemen t an d dono r support , 

principally the Unite d Nations Development Programme (UNDP) . I n the early years of 

independence, ther e was a  rapid increase i n the numbe r o f housing co-operatives. Thi s 

was due to the high expectations that members of these first co-operatives had. Afte r th e 

transfer o f the nationa l capita l schem e fro m Da r e s Salaa m t o Dodoma , there wa s a 

continued hig h rat e o f registratio n o f co-operativ e societie s a s indicate d i n the tabl e 

below. The Dodoma Co-operative society has been able to obtain plots but financing for 

construction has been difficult an d most of the members have not completed their project 

targets. Durin g th e 1980 s an d 1990 s ther e wa s a  decreas e o f housin g co-operativ e 

societies in most parts of the countr y and many of them stopped to be active (Marealle , 

2003), (Nnky a in UNCHS repot , 2001). 
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The causes o f this trend were identified as: 

• Ver y littl e suppor t fro m th e loca l an d centra l government , whic h weakene d th e 

co-operatives 

• Th e approach and capacity of local government syste m to suppor t co-operative s 

was extremely limited due to lack of finances, 

• Difficultie s i n mobilizing and accessing finance due to lack of collateral, 

• Th e fact that Tanzania had a housing co-operative sector did not mean that it had 

a housing co-operative movement fro m th e people themselves. A l l thes e housing 

initiatives were donor driven. 

Table 1. Distribution an d Members o f Housing Co-operativesl970-1998 

Region 1971 1987 1990 1998 

No. Members No. No. Members No. Members 

Arusha - - 1 - - - -

D S M 3 500 13 29 2400 16 843 

Dodoma 10 57 2941 81 4713 

Iringa 2 2 56 7 37 

Mbeya 3 3 25 7 42 

Mtwara 1 4 85 3 22 

Mwanza 1 2 38 5 106 

Coast/Pwani 1 2 197 2 263 

Tabora 1 2 90 3 49 

Kagera 1 36 - -

Mara 1 25 1 25 

Morogoro 3 54 4 222 

Ruvuma 3 70 - -
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Singida 5 132 3 49 

Rukwa 1 41 1 195 

Tanga 2 67 3 47 

Source: ICA/UNCHS-Habitat, 2000 (Citing Nnkya) 

2.2.2 Othe r Co-operative Societies and Shelter Improvement 

1) Savings and Credit Co-operative Societies (SACCOS) in Tanzania. 

The IHSS (2002) draf t repor t o n SACCOS poised out that "SACCOS i n Tanzania dates 

back to 193 8 but it s growth has bee n slow" . At independence i n 196 1 there were only 

three (3) registere d societies . Wit h suppor t fro m the governmen t afte r independenc e a 

national associatio n "Savings  and  Credit  Union  League  of  Tanganyika  Ltd"  wa s 

established t o promot e th e formatio n an d runnin g o f SACCOS . I n 196 4 ther e wer e a 

total of 35 societies. In rural areas these were popularly known as Rural Credit Schemes, 

which advocated self-reliance and fast economic development o f the peasant farmers. 

Like al l othe r co-operativ e societies , SACCO S underwen t som e year s o f stagnatio n 

(1976-1991) whe n al l co-operativ e activitie s wer e coordinate d b y a  nationa l ape x 

organisation, th e co-operativ e Unio n o f Tanzania (CUT) . Thi s was a  period when co-

operative societie s wer e politica l organ s o f the rulin g party wit h a  politica l missio n of 

mobilizing people in the building of socialism. 

In 199 1 a  new co-operative Societie s Act was enacted t o allow for a specialized system 

of co-operativ e organisations . Unde r thi s Ac t saving s an d credi t societie s unite d t o 
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reactivate thei r nationa l association , the Saving s and Credi t Co-operative Union Leagu e 

of Tanzania (1992) Ltd (SCCULT). Th e union initially had a total of 250 urban and rural 

SACCOS members . SCCUL T i s affiliated to the Tanzani a Federation o f Co-operatives 

(TFC) an d has the followin g major functions : -

• T o offe r educatio n an d training , technica l service s an d represen t SACCO S a t 

national and international levels, 

• T o mobilise SACCOS i n order to establish a Central Finance Fund as a reservoir 

or loan capital for SACCO S an d as investment capita l for SCCULT , 

• T o establish risk management fund, and 

• T o loo k fo r incom e generatin g activitie s suc h a s establishmen t o f a  Centra l 

Accounting Pool , which will offe r accountin g service s to SACCO S a t a  fee, buy 

shares in financial institutions and so on. 

The most importan t functio n o f SACCOS i s to strengthen units s o that its members ca n 

pool their resources i n a common fund an d allow borrowing from it . The loan advance s 

to members ca n be use d t o establis h an d expand thei r income generating activitie s such 

as farming, livestock keeping, consumer shops , shelte r etc . Also th e available funds hav e 

been enabling co-operative member s to ; -

• Bu y household goods , 

• Buil d goo d houses , 

• Pa y for school fees, healt h services, taxes, insurance etc , and 

• Bu y basic needs that include food, clothes and other domesti c caterings . 
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The main theme of umbrella organs to co-operatives has been to help members o f the co-

operatives t o improve their management. SCCUL T wa s not abl e to provide information 

for ever y member o f SACCOS, bu t lai d ground s t o how savings an d credi t funds wer e 

used by one urban and one rural SACCOS, respectively. 

It is evidenced that in the urban areas, priority in the utilization of credit finance is given 

to housin g an d socia l services , whil e in the rura l areas improvement o f agriculture o r 

income-generating activitie s ar e give n priorit y b y th e members . Mos t o f SACCO S 

lending schemes ar e directed to furniture an d housing equipment an d building materials. 

Very fe w SACCO S provid e direct loan s fo r housing construction excep t fo r Wome n 

Advancement Trust (WAT) , whic h has starte d t o help women in Dar es Salaa m (Maria, 

2003). 

2) Non-governmental organisations 

Non Governmenta l Organisation s (NGOs ) ar e no t ne w institution s i n Tanzania , bu t 

following the adoptio n of political multiparty in 1992, there has bee n a n increase i n the 

number o f NGOs. NGO s suppor t a  number o f development activitie s in both rural and 

urban areas . There ar e a  couple o f NGOs, internationa l an d local , whos e activitie s are 

directly o r indirectly connected wit h improvemen t o f shelter an d huma n settlement s in 

general. Ther e ar e fe w NGO s dealin g wit h shelte r developmen t compare d t o thos e 

dealing wit h othe r humanit y developmen t activities . Amon g th e fe w popula r NGO s 

which ar e activel y involve d i n housin g activitie s are : Th e Mwanz a Rura l Housin g 

Programme (MRHP ) a t Misungwi , the Peramiho Home Makers League (PEHOLE) , th e 

Kasulu Habitat for Humanity Project, the Women's Advancement Trust (WAT) . 
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There are othe r examples , here and there, wher e the relevan t communitie s have tried to 

mobilise themselve s ou t o f desperatio n t o addres s thei r housin g problem s throug h 

informal group s or by forming Community Based Organisations (CBOs). I n the case of 

Dar es Salaam City there are three active groups, namely Magohe Housing Co-operative 

Society, Mshikaman o Housing Co-operativ e Society , Bandar i Housin g Co-operative 

society an d Khomein i Housin g Co-operative. The first  three ar e workin g unde r WA T 

guidance, following th e spiri t of communit y initiative through a  CBO . Th e Khomeini 

Housing Co-operative Society is under Muslim assistance . 

3) Kijitonyama Development Community (KIJICO). 

This communit y manage d t o repai r an d buil d road s i n thei r neighbourhood . Thi s 

organisation started wit h self-hel p activities and later on managed t o draw the attentio n 

of th e government . A n initiative on infrastructur e improvemen t i s goin g on through a 

partnership approac h involvin g variou s stakeholder s lik e th e community , utilit y 

agencies, donor s an d th e loca l authority . Thi s coul d b e a  goo d exampl e fo r othe r 

communities to star t such co-operatives an d build o n them to enhanc e shelte r delivery. 

Examples includ e SIM U Housin g Co-operativ e Societ y an d Ukaguz i Housin g Co-

operative Society. 
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2.3.0 Literatur e Review on Housing Policies 

2.3.1 Housin g Movements and Policies in Tanzania 

During colonia l period , Tanzania had patchwor k o f policies t o dea l wit h housin g and 

human settlement s i n general. Th e colonia l governmen t di d not se e housin g and othe r 

problems of human settlement a s a  pressing issue (Kulaba , 1980) . The housing problem 

became eviden t a s many people starte d comin g to growing urban centres , searchin g for 

work an d bette r lif e assume d t o b e i n these centres. Th e commercia l or administrative 

activities conducted in these centres attracte d rura l people to move in towns not only for 

searching jobs an d bette r lif e bu t als o t o ge t bette r socia l service s suc h a s education , 

health care etc . I n rural areas, the housin g problem is perceived as a  matter o f quality 

rather than quantity. 

2.3.2 Th e History o f Shelter Programmes in Tanzania 

A patchwor k of urban an d housing policies existed to dea l with Asians , Europeans and 

Arabs who were considere d permanent resident s o f the towns . African s wer e classifie d 

as temporary residents assume d to have come to earn a specific amount of money, which 

they needed t o take back to the villages . But later when their stay became permanen t o r 

for longe r periods o f working, shantytown s starte d t o appear . Thos e areas occupied by 

Africans wer e of rural character i n housing and way of life. Copyin g the house types of 

the ethni c group surrounding the urba n centre, rura l migrants starte d t o settle . In Dar es 

Salaam th e house s o f these shantytown s resemble d th e hous e form s o f coastal ethni c 

group "the Zaram o house" (Kulaba , 1980) . The policy i n the 1940 s therefore state d that 
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there shoul d b e measure s t o integrat e African s int o tow n life . I n 1946 , th e colonia l 

government se t asid e fund s fo r Africa n Urba n Housing . Th e house s constructe d wer e 

controlled b y loca l authoritie s an d wer e give n t o Africa n workers . Individual s were 

allowed t o construc t privatel y on high-density surveyed plots, provided they followe d 

the laid down building regulations, e.g. that the houses should be of permanent materials. 

In 1965 , the Africa n Urba n Hous e Scheme was starte d whic h wa s intende d to finance 

private constructio n a t lo w interes t rates . Th e Governmen t o f Tanzani a ha s passe d 

through a number o f phases i n response t o the growin g demand fo r urban housing and 

within th e contex t o f worsenin g financial  situation . Afte r independenc e i n 1961 , 

Tanzania ha d th e intentio n o f housin g th e majorit y wh o wer e African s an d mostl y 

earning ver y low-income . Therefore th e mai n housin g strateg y se t fo r housin g co -

operatives was to serve the interest of the majority. 

To date , ther e hav e bee n a  number o f principal strategie s se t t o alleviat e the nee d fo r 

housing and services for lower income families. The first was the construction of houses 

by th e publi c sector . Thi s wa s marke d b y th e formatio n o f th e Nationa l Housin g 

Corporation (NHC ) i n 1962 . The Corporation was give n th e tas k o f providing house s 

and other building s by means o f financial  assistanc e an d actual construction of houses. 

The Corporatio n started b y clearing slums, especially in Dar es Salaam , and replacing 

them with new single storey houses which were rented out to the previous house owners 

and others sold to them on tenant purchase basis. 
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Between 196 2 and 1990 , N HC constructe d over 4,000 housing units, mainly for rental, 

but als o a  fe w fo r sal e unde r th e tenant s purchase scheme . Som e o f the house s wer e 

constructed under a  slum clearance scheme implemented by the governmen t unti l 1969 . 

Most N H C houses wer e buil t i n Da r e s Salaam . Th e publi c secto r employers , e.g . 

parastatal corporations , also buil t house s fo r thei r employees . However , the combined 

output o f the public sector has remained insignificant (15 per cent) compared to what has 

been provided by the private individuals (85 per cent). 

The provision o f houses to African worker s and the establishment o f the Africa n Urba n 

House Loan Schem e was the beginning of providing houses a s commodities and setting 

aside resources , whic h wer e no t accessibl e t o th e majorit y o f th e urba n poor . Afte r 

independence, th e formatio n o f NH C an d late r th e Permanen t Housin g Financ e 

Company (PHFC) , was nothing more than a replacement o f the Africa n Urba n Housin g 

and African Urba n House Loan Scheme. 

Tanzanian polic y o n socia l an d economic development took another directio n after th e 

1967 Arush a Declaration . This wa s Tanzania' s blue-prin t fo r socialis t transformation, 

under whic h i t was declared that: "We want to create a socialist society which i s based 

on thre e principles ; equality an d respec t fo r huma n dignity ; sharin g o f the resource s 

which ar e produce d b y ou r efforts ; wor k b y everyon e an d exploitatio n b y none " 

(Nyerere, 1967 in Kulaba, 1980). 
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To implemen t thi s polic y i n rura l area s th e governmen t decide d t o resettl e scattere d 

homesteads int o 'Ujamaa ' village s s o a s t o enabl e th e governmen t t o provid e th e 

villagers wit h communa l publi c facilitie s an d service s mor e economically . Th e 

resettlement programme wa s implemented between 197 3 and 1978 . 

Hand i n han d wit h this , th e governmen t spelle d ou t a  polic y o n rura l housin g an d 

launched a  "Bette r Housin g Campaign". Rura l Constructio n Unit s were establishe d i n 

every distric t office s t o co-ordinat e implementatio n o f th e campaign . Th e Rura l 

Construction Unit s wer e establishe d an d equippe d wit h simpl e constructio n tools , 

transport facilitie s to includ e a  lorry , Land Rove r and five  technicians . Thi s campaign 

called fo r co-operatio n amon g th e would-b e builder s i n arranging fo r the purchas e an d 

transportation o f building material s fro m distric t centres. This also calle d for contro l of 

contribution by would-be builders, through the village bookkeeper wh o was to look afte r 

their accounts an d to arrange payments t o the Rura l Constructio n Unit fo r materials an d 

construction. Throug h self-hel p villager s were t o wor k togethe r i n the constructio n o f 

their houses, publi c offices, health centers and so on. 

In consonanc e wit h th e principle s o f socialism , self-reliance an d right s o f peopl e t o 

decide an d contro l wha t affect s thei r lives , th e Tanzania n governmen t nationalise d th e 

most importan t sector s o f th e economy : ke y industries , financia l an d commercia l 

institutions t o for m publi c companies . Als o nationalise d wer e larg e plantations , non -

owner occupied buildings, which at that time were worth US $ 20,000 or more. A public 
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corporation, th e Registra r o f Buildings , wa s establishe d to , inter  alia,  manag e th e 

nationalised buildings and build new ones to supplement those built by NHC. 

The government o f Tanzania has been participating in implementing the different Unite d 

Nation's decision s reache d b y th e Unite d Nation s Genera l Assembl y or throug h th e 

different Unite d Nations sponsored conference s an d commission meetings. Afte r Habita t 

I i n 1976 , th e governmen t prepare d an d approve d a  Nationa l Housing Development 

Policy in 1981. As observed in a 1993 report by the then Ministry of Lands, Housing and 

Urban Development, "The policy was in many ways ahead o f its time as it foreshadowed 

the enablin g approach late r t o b e adopte d b y the Unite d Nation s as par t o f the Globa l 

Shelter Strategy" . However , the polic y wa s to o narrowl y focused o n housing , without 

any complementary polic y fo r urban managemen t incorporatin g other aspect s of human 

settlement developmen t suc h as th e availabilit y o f land, and provisio n of infrastructur e 

and services . The policy statemen t was neve r followe d up , a s i t lacked strategies and a 

realistic programme o f implementation. 

2.3.3 Lan d for Housing/Shelter 

The policy of the governmen t ha s been that land should be accessible to all regardless of 

their affordability . Subsequently , lan d has bee n availabl e from th e governmen t almos t 

free o f charge. Planne d lan d i s expressly grante d fo r a  short-ter m o r long-ter m (33-9 9 

year) duration. 
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Despite th e goa l o f making planned lan d available to all , the suppl y has bee n limite d 

compared to demand. For instance, figures from the Dar es Salaam City Counci l sugges t 

an annual reported deman d o f 20,000 plots. Yet it is calculated that between 197 2 and 

2003 no more than 62,000 residential plots (or an average o f 2,000 plots per annum, i.e. 

less than 1 0 per cen t o f the demand ) wer e surveye d and allocated by the Ministr y an d 

authorities i n the City . Th e situation is simila r i n the othe r fas t growin g urban areas in 

Tanzania. 

Reason fo r lack of planned land for urban development i s lack of resources t o acquire, 

plan an d surve y lan d fas t enoug h t o mee t demand . Thi s ha s resulte d int o inabilit y of 

people in all income levels, and especially low-income people, to ge t acces s to planned 

land, a  factor that has le d to the growt h of unplanned settlements , wher e i n the cas e of 

Dar e s Salaa m abou t 7 0 pe r cen t o f cit y resident s liv e i n suc h settlements . I n othe r 

regional headquarter s betwee n 4 0 an d 5 0 pe r cen t o f th e resident s liv e i n suc h 

settlements. Th e lan d issu e ha s bee n recentl y examined , resultin g int o initiative s to 

prepare an d adopt a  new Land Polic y in 1995 and a new Land Act in 1999. Preparations 

have bee n complete d t o enforc e th e new  Lan d Act . The Ac t provides improve d legal 

framework fo r lan d tenure and administration for i t recognizes the hithert o disregarde d 

market value of land and individual land rights per se. 

2.3.4 Housin g Finance 

The housing financing policy afte r independenc e wa s aimed at reducing the shortag e o f 

housing for civil servants . The government through Staff Circula r No. 8  of 1962 and No. 
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4 of 1965 established a  "Revolving Housing Loan Fund" (RHLF) to finance renovation, 

construction or purchase o f houses for its employees. 

In 1972 , th e Tanzani a Housin g Bank (THB) , a  successo r t o th e Permanen t Housin g 

Finance Company,was formed to cater fo r other borrowers . Following this development , 

RHLF wa s abolishe d and al l borrowers wer e transferred t o the newl y established Bank. 

Under th e country' s shelte r policy , financial  institution s lendin g fo r housin g wer e 

supposed t o b e responsiv e t o th e need s of low-income groups i n both rura l and urba n 

areas. I t wa s envisage d tha t ne w financia l institution s migh t b e create d t o increas e 

lending opportunities . Th e TH B became th e sol e sourc e o f forma l housin g financ e 

institutions. 

It was , however , onl y marginally able to lend  to low-incom e groups an d over the year s 

lending decline d i n rea l term s a s bot h buildin g cost s an d interes t rate s increased . By 

1989 THB was facing financial constraint s because of many non-performing loans. 

The mai n source s o f THB' s financ e wer e publi c deposits , th e Worker s an d Farmer s 

Housing Developmen t Fund (W&FHDF), externa l grant s and revenue obtaine d throug h 

repayment o f housin g loans . Th e W&FHD F wa s establishe d i n 197 3 wit h specifi c 

objective o f providin g finance fo r constructio n o f lo w cos t house s fo r worker s an d 

farmers i n th e urba n an d rura l areas . Housin g co-operatives als o benefite d fro m th e 

funds. A  portio n o f th e fun d wa s therefor e use d fo r provisio n o f loan s t o housin g 

societies in urban areas as well as to low cost housing. 
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Secondly, a portion of the fun d would be used for the provision of loans to employment 

based housing societies, and thirdly the remaining balance was earmarked fo r houses in 

the rural areas with a preference fo r housing schemes undertaken by Ujamaa villages and 

co-operatives societies. 

Loans from th e fun d carried an interest o f five (5% ) per cent i f the loa n did not exceed 

Tshs 25,000, and 6 per cent interest i f a loan was ranging between Tshs 25,000 and Tshs 

35,000.Effective Augus t 1995 , THB wa s liquidated . This implie s that there is currently 

no specific universal formal source of credit financing shelter development in Tanzania. 

In 199 0 the governmen t re-introduce d a  RHL F fo r civi l servants . I t starte d operation s 

officially i n the 1992/9 3 financial  years . The government wa s supposed to inject in this 

fund Tsh s 200 million annually until when it would start to revolve, but due to financial 

constraints i t has been unable to do so. Subsequently only a few of the targeted worker s 

have bee n grante d suc h loan s throug h th e Ministr y o f Land s Housin g an d Huma n 

Settlement Developmen t fo r civi l servants , howeve r ver y fe w worker s ar e gettin g 

housing loan s unde r thi s arrangement . Othe r source s ar e financia l institution s (Banks), 

which provid e housin g loans . Th e mos t preferre d an d well-establishe d Bank s i n 

provision o f housing loans ar e A Z A N I A B A N K COR P an d Th e Internationa l Ban k of 

Malaysia, but these banks are not accessible by lower income earners since their interes t 

rates are too high. (Refer to Appendix 6. ) 
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23.5 Recen t Shelter Condition 

The national shelter policie s pursued and strategies implemente d until recently have not 

been abl e t o mee t th e growin g demand fo r housing . Between 40% and 70 % of urban 

residents liv e i n informall y buil t shelte r i n unplanned settlements , (Magembe,  1982) . 

Most of these settlements lac k even the most basic urban services such as potable wate r 

supply, sanitar y waste disposa l systems, acces s roads , drainag e systems , an d health and 

education facilities. Houses are generally poor and overcrowded and some are located on 

marginal lands . Thes e condition s not onl y caus e sever e healt h problem s bu t als o hav e 

serious effects o n family life . Women , especially those who are heads of households, are 

particularly vulnerabl e a s the y struggl e t o mak e a n incom e and provid e food fo r thei r 

families. Th e quality of shelter i s poor and investment in shelter and services is deterred 

by the poor economic growth, previous land policy that prevented th e smoot h operation 

of lan d markets an d severely restricted access to finance credi t for the constructio n and 

improvement of housing. 

2.4.0 Conclusio n 

Tanzania, lik e othe r developin g countries, i s experiencin g unprecedented urbanizatio n 

coupled wit h seriou s housin g problem s unde r poverty . Th e countr y i s i n a  situatio n 

where resources ar e scarce and there is virtually no way the government alon e can arrest 

the situation . Housing co-operatives have been advocated a s means fo r solvin g housing 

problems. Yet there is a very limited knowledg e on how these urban housing problems 

can b e sustainabl y addresse d an d solve d throug h housin g co-operatives . Thi s is , 
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therefore a  green area (housing co-operatives) of research in the field  o f shelter in a bid 

to fill  i n the ga p lef t b y the governmen t t o provid e houses to th e people . The case of 

housing co-operative s has bee n a  right tool i n solving shelte r problem s in Canada and 

European countries, it would be interesting to find  out how practica l this tool could also 

be applied especially in the Tanzania context. 
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CHAPTER II I 
RESEARCH METHODOLOG Y 

3.0.0 Introductio n 

A cas e study strategy ha s been used in preparation of this Project Report. The selection 

of thi s strateg y wa s influence d by the natur e o f the researc h problem , objectives an d 

research question s tha t pointed out th e nee d fo r employin g the cas e stud y to elucidate 

issues t o b e investigate d in depth. I n this stud y a  combinatio n of socia l an d scientifi c 

research method s wa s employed and i t enabled the researche r t o capture , influenc e the 

process therein and to show the outcome. 

Patton (1987 ) state s "Cas e studie s becom e particularl y usefu l whe n on e seek s t o 

understand". Therefor e thi s Chapte r present s th e researc h methodologies  employed to 

capture, proces s informatio n fro m th e cas e stud y are a an d sho w th e outcome . Th e 

research methods , whic h hav e bee n use d durin g th e researc h process , includ e 

documentary sources , interviews , questionnaires, observation s an d othe r type s o f data 

viable to be collected. 

3.1,0 Dat a Collection Methods 

This researc h i s recognized as a  socia l study , whic h employ s socia l scienc e approach/ 

strategy t o ge t acces s t o usefu l dat a an d information . Th e approac h use d i n dat a 

collection is that which is usually used in social survey, histories or archives. Qualitative 
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and quantitativ e method s o f data collectio n hav e bee n employe d to ge t usefu l dat a fo r 

this study from both primary and secondary data sources; 

(i) Primar y data obtained from MHC S member s wh o were and are stil l activel y 

involved i n th e societ y busines s b y usin g a  structure d questionnaire , 

interviews and observations. (Refer to Appendix 1) 

(ii) Secondar y data. Under this source, information relevant to the research were 

mainly gathere d fro m MHC S record s (offices ) and outside the researc h are a 

such a s fro m WAT , MLHSD , financia l institution s and othe r areas , whic h 

can reliabl y avail relevant information related to housing co-operatives. 

To obtai n the relevant information related to the research questions, three main methods 

were employed, namely documentary sources, interviews and questionnaires 

3.1.1 Documentar y Sources 

The followin g documentary sources were used to obtain secondary data; 

(i) Th e library through reading books, documentary reports, and records. 

(ii) M H C S Memorandum , record s o f account s (financia l statements , 

books of accounts), minutes of meetings and so on. 

(iii) Variou s MHCS report s and brochures. 

3.1.2 Interview s 

Interviews hav e bee n conducte d t o member s an d leader s o f MHCS.Thes e wer e 

supplemented by discussions and on the site observations. (Refer photos in Appendix 8). 
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3.1.3 Questionnaire s 

Questionnaires hav e bee n administere d t o al l members , leader s o f MHC S an d othe r 

stakeholders i n housing co-operatives (MLHSD , WA T an d financial  institutions) . The 

interviews an d questionnaire s hav e bee n use d concurrentl y i n orde r t o improv e th e 

accuracy of information from  th e respondents. A  sample of the questionnaire is attached 

as Appendix-1. 

3.2.0 Communit y Approaches Used in this Research. 

There ar e variou s approache s use d b y researcher s t o ge t informatio n i n orde r t o 

accomplish thei r goal s a s state d abov e i n 3:1:0. I n this stud y th e situatio n is differen t 

since the researcher i s intended to explore the strengths available within the community 

and us e the m fo r practica l implementation of the housin g project, usin g a community 

participatory approach in land acquisition , and prepare a  housing project proposal . The 

researcher ha s been using a combination of two approache s t o carryout the research and 

these are Appreciative Inquiry Approach and Community Participatory Approach. Th e 

most used approach to supplement research data collection method in this study was the 

Appreciative Inquiry Approach. Th e concentration during data collectio n wa s mainl y 

put o n suggestions, whic h wer e made b y members o f the MHCS , wher e changes wer e 

necessary; the researcher reported such changes to the M H CS fo r discussion. 
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3.2.1 Appreciativ e Inquir y Approach 

This approac h mainl y focuse s o n thing s abou t th e communit y that ar e tangibl e an d 

available sources of hope and learning, instead of looking for what is wrong or missing. 

It the n develop s problem-solvin g responses, identifyin g working , successfu l an d lif e 

giving elements , i n the attemp t to find  additiona l possibilities. Thi s approac h has bee n 

used i n thi s researc h t o discove r wha t i s workin g an d creatin g lif e an d valu e i n th e 

Magohe Housin g Co-operativ e Society . The approac h wa s assistin g the researche r t o 

observe the MHC S member s and see whether they have a strong wil l an d respect i n the 

co-operative activities , particularl y o n timel y an d effectiv e paymen t o f thei r 

contributions o n monthl y basis. Th e researche r manage d t o identif y th e powe r o f the 

MHCS member s through meetings held with them. The information, which was obtained 

helped th e researche r t o formulat e strategie s an d to imagin e what the societ y members 

wish t o ow n and promot e i n the futur e wit h th e us e o f the prepare d housin g project 

proposal. 

3.2.2 Researc h Process 

The researc h proces s ha s bee n involvin g variou s sources, channel s o f information and 

data collectio n o n housin g co-operatives . Th e experience s o f variou s peopl e an d 

institutions engage d i n housing finance have bee n tape d an d use d i n this report . Th e 

researcher suggest s tha t i t wil l b e necessar y t o us e a  stage d dat a collectio n an d 

processing approac h as follows hereunder ; 
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Stage one; Thi s involved librar y search through reading of books, periodicals, manuals, 

and research paper s o n housing co-operatives. The literature review has been helpfu l t o 

the researche r t o ge t a  broa d awarenes s o f th e concepts , principle s an d practic e o f 

housing co-operative s an d development . Throug h reading s th e specifi c issu e o f 

effectiveness an d inefficienc y o f housing co-operatives i n Tanzania was identified . The 

inherent strengt h an d weaknes s o f pas t an d curren t housin g co-operative s ha s bee n 

identified, define d an d the objective s o f carrying ou t this research wer e formulated and 

put forward for testing. 

Stage two ; Thi s par t cover s th e selectio n o f th e prope r cas e stud y are a wher e th e 

research i s conducted . Wit h th e backin g of librar y searc h i n stage one , consultation s 

were done wit h the Ministr y of Lands, Housing and Settlement Developmen t (MLHSD ) 

housing loa n section , WAT , Banks, NH C official s an d othe r usefu l partners . Th e 

researcher furthe r conducte d discussions with B R U an d other key players in the housing 

supply who are ver y conversant wit h logistic s and dealings i n housing development in 

Dar es Salaam. 

Stage three; Thi s surve y stag e was carrie d out afte r selectio n of the cas e stud y area . 

Based o n the result s obtaine d durin g consultations an d discussions in the secon d stage, 

checklists an d surve y form s wer e prepared . Thes e include d questionnaires, interviews 

and guide d discussions . Thes e form s wer e use d t o collec t data an d conduc t meeting s 
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with M H C S members , intereste d actor s i n the are a of housing o-operatives, official s a t 

MLHSD, Kinondon i Municipal Counci l and the builders in the informal sector . 

The surve y size was unlimited; the approach employed in data collection involved every 

member o f the communit y (MHCS) an d variou s housing institutions. A l l members of 

MHCS wer e individuall y interviewe d an d presente d thei r view s durin g th e MHC S 

meetings held with the researcher . 

Stage four; Thi s stage involved the analysis of data obtained from the survey process. I t 

involved tallyin g an d averagin g th e responses , lookin g a t thei r relationship s an d 

comparing them in relation to the research objectives. 

3.3.0 Dat a Processing and Presentation 

Data analysi s wa s don e base d o n quantitativ e an d qualitativ e typ e o f information 

obtained fro m th e field.  Quantitativ e data obtained from questionnaire s wa s processed, 

quantified an d presente d i n mathematica l manner/mode l i n th e for m o f percentages , 

rates, an d ratios. Qualitative data (information ) was in one way or another presente d in 

the for m o f a summary or ful l tex t as presented b y respondents t o make sure that it was 

not distorted. Further to that, other form s of data analysis and presentations wer e made 

in writte n form . Th e researche r include d tables , charts , figures,  map s an d drawings . 

Conclusions and recommendations were reached at every particular stage of the research 

after th e analyse s o f th e strengths , weaknesses , opportunitie s an d threat s o f the dat a 

available. 
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3.3.0 Actio n Plan and Works Completed 

The actio n plan an d work s completed are presente d i n Appendix Numbe r 5. Bot h th e 

researcher and MHCS have been involved throughout the study period. 
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CHAPTER IV 

ANALYSIS OF MAGOHE HOUSING CO-OPERATIVE SOCIET Y 

4.0.0 Introductio n 

This Chapte r show s th e rea l situatio n o f Magoh e Housin g Co-ooperativ e 

Society (MHCS) . Th e selecte d MHC S show s clearl y the rea l situatio n o f the curren t 

housing co-operative s i n Tanzania . I n thi s Chapte r th e researche r trace s mainl y th e 

strengths availabl e amon g th e Magoh e Housing Co-operative Societ y and establishe s 

consensus aroun d a  share d visio n amon g co-operativ e societie s i n th e future . Th e 

researcher ha s constructe d strategie s throug h hi s propose d "Co-operativ e Housin g 

Project Proposal" , which i s directed and expected to lure donors and other actors in the 

housing secto r t o suppor t MHC S an d othe r lik e societie s engage d i n housin g co -

operatives. 

4.1.0 Th e Case Study Profil e 

In this part a  detailed analysis of the MHC S i s carried out to evaluate th e potentials of 

the subjec t co-operativ e societie s i n general an d thei r engagemen t i n the housin g Co-

operative activities. 
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4.1.1 Backgroun d o f Magohe Housing Co-operative Society 

The Magohe Housing Co-operative Society was established in early 1990s as a group of 

people aime d a t assistin g eac h othe r durin g funerals an d renovatin g houses i n case of 

severe rain , flood,  win d disaster s an d s o on. Also th e grou p aime d at gettin g access t o 

assistance fro m governmen t an d donors . Initiall y the grou p was unregistered consisting 

of fort y five  (45 ) people but du e to failure s of some members o f the communit y to pay 

contributions, in 1998, the number dropped down t o 1 4 active members who decided to 

form a  Housing Co-operative Society. The Magohe Housing Co-operative Society was 

formally registered in 1999. 

4.1.2 Magohe Housing Co-operativ e Society Communit y 

At th e star t o f thi s stud y i n Decembe r 2003 , th e co-operativ e societ y comprise d 1 4 

members a s cor e founde r members , ou t o f whom four were men and were ten women. 

New members were allowed to join the Co-operative Society on condition that they have 

to mak e thei r contribution s amounting to thos e mad e b y core members . Currently , the 

Society comprised eighteen (18) members, five  o f them are men and thirteen are women. 

A l l member s are heads of their families . 
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MHCS Members' Profile . 

The MHCS is composed of men and women as presented in the table below. 

Table2. Gender Compositions in MHCS 

Sex Frequency Percentages (%) 

Females 13 72 

Males 5 28 

Total 18 100 

Source: Researchers Matrix (MHCS compilation) March 2004 

The tabl e above shows that women outnumber men in M H C S. Traditionally , women are 

so co-operative in-group works than men, thus thei r dominance in that society signifies 

that they will facilitate unity spirit towards the achievements of the society goals. 

Age Group s in MHCS: Th e society has members fallin g i n different age groups. The 

researcher has put them in three groups for the purpose of analysis of the data in order to 

interrelate them with labour supply, loans and so on. 

Table 3.Age Groups Within MHCS 

Age group Frequency Percentage (%) 

25 to 45 10 55 

46 to 60 7 39 

Above 60 1 6 

Total 18 100 

Source: Researchers Matrix May 2004 
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Ten member s ar e betwee n 25-4 5 years whil e seve n members ar e betwee n 46-60 years. 

The Societ y has people who are abl e to supply physical labour , since the dominan t age 

groups ar e withi n 2 5 -45 years . Also , th e grou p is bankable since financial  institution s 

do prefer to give loan to workers who are stil l in working class and mostly under the age 

of 60 years . 

Table 4. Family Sizes in the MHC S Communit y 

Case Members o f Frequency Percentages 

the Family (%) 

I 1-3 5 28 

II 4-6 10 55 

III 7-10 3 17 

Total 18 100 

Source: Researchers Matrix May 2004 

From tabl e 4  abov e o n famil y sizes , th e stud y reveale d tha t five  familie s hav e 1- 3 

members whil e ten familie s hav e 4-6 members. And three families ha d 7-10 members . 

This indicate s that the societ y requires mostly medium size accommodation of not les s 

than fou r rooms. Thus designers fo r MHC S house s considere d that factor o f providing 

more rooms than space. 
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Table 5. Accommodation Status of MHCS Members 

Accommodation Status Frequency Percentages 

Owner Accommodation 5 27 

Rented accommodation 13 73 

Total 18 100 

Source: researches matrix MHCS June 2004 

On tabl e 5  above the accommodation data depict that most of M H CS ar e accommodate d 

in rented houses and are experiencing land lords/ladies macho huddles. That could be the 

fuel fo r the members o f the societ y to abide with the MHC S rules / principles in order to 

secure their own accommodation in the future . 

Education statu s of M H C S : Th e society has variou s resourceful member s a s depicted 

in tabl e 6  belo w wh o ar e traine d i n variou s fields  o f management , accounting , an d 

building constructio n an d s o on . Th e group /societ y has on e graduat e accountant , on e 

graduate i n economics , tw o secretaries , on e drive r an d on e civi l technician . I t i s 

observed tha t the y hav e a  stron g combinatio n of people wh o ar e abl e t o manag e th e 

project in collaboration with the Kinondoni Municipality Council workers and WAT . 
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Table 6. Education Statu s in MHCS 

Education levels Members Percentages (%) 

Primary education 7 39 

Secondary education 5 28 

Higher education 6 33 

Total 18 100 

Source: Case study compilation MHCS June 2004 

Table 7 . Employment Status of Members of MHCS 

Type of employment Frequency Percentages (%) 

Self-employment 9 50 

Government 2 11 

Parastatal 5 28 

Private sector 2 11 

Total 18 100 

Source: Case study MHCS compilation, June 2004 

From Tabl e 7  above MHC S member s ar e employed in various areas of the economy. 

They are expected t o bring in the society diverse contribution s in terms of manpower, 

technical skills and advise. 

It was observed that half of MHCS member s are working in the government; som e work 

in publi c as wel l a s in private institutions , whil e others are unemployed. The MHCS 

members wer e investigate d an d teste d an d i t wa s foun d tha t the y woul d easil y 

understand an d support the project proposa l prepared b y the author (CE D Student ) sinc e 
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during the meeting s al l members wer e supporting the study . There is strong community 

participation an d willingnes s to participat e i n MHC S manua l activities . The MHC S 

members hav e th e experienc e o f workin g togethe r i n variou s developmen t activitie s 

under the supervision of the Sub-ward offices at Mwembe Jando Kigogo area. 

Table 8, Income Levels of MHCS Members 

S/n Levels of income Frequency Percentages (% ) 

0 [40,000-120,000] 6 33 

ii) [121,000-200,000] 10 55 

iii) [221,000-250,000] 1 6 

iv) [Above-251,000 1 6 

Total 18 100 

SOURCE: Case Study MHCS Compilation June 2004 

From table 8  the statistic s show that, the societ y is having many members i n group two, 

who ar e relativel y in middle income earners group . I n terms o f contributions they ar e 

expected to contribute without much strain. 
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Table 9. Financial Growth Trends of MHCS 

Years Contributions Members Total Total 
per membe r Contributions Contributions 
per month P e r / M p/a 

1999 12000 14 168,000 2,016,000 
2000 12000 14 168,000 2,016,000 
2001 12000 14 168,000 2,016,000 
2002 12000 15 180,000 2,160,000 
2003 12000 17 204,000 2,448,000 
2004 12000 18 216,000 2,592,000 

Total 1,104,000 13,248,000 

Source: From MHCS, Nov 2004 

Source: Table 9 above. 

Table number 9  and the graphi c presentation numbe r 1  show that, the contribution s 

made by M H CS are in incremental trend. I f the money collected for the period of six 

years had not been used in land acquisition the society could have a total amount of 



51 

Tshs. 15,816,000/= . Wit h referenc e t o th e housin g projec t proposa l mad e b y th e 

researcher, thi s amoun t ca n only satisf y the constructio n of four houses ou t o f eighteen 

houses i n the sai d site fo r year 2003 . Thus, MHCS shoul d not depen d o n their curren t 

monthly contributions towards the construction of houses, the efforts o f looking for more 

recourse fo r housing finance is inescapable fact . Donor s are th e preferre d source , since 

financial institution s supportin g shelte r programme s hav e difficul t condition s to CBO s 

and thei r interest s ar e unfavourabl e t o lowe r income earners. (Refe r to Appendi x 6  on 

Home Loan s by Azani a Bancor p whose condition s are similarl y unfriendly  to those of 

other financial  institutions) . 

4.2.0. The Magohe Housing Co-operativ e Society Project Area 

The project are a i s in Magohe Mpigi, whic h is situated 40kms from Da r es Salaam City 

centre. I t i s locate d about eigh t kilometer s from Mbez i Petro l Station along Morogor o 

road, whic h i s one o f the relativel y fast growin g areas of the Kinondon i Municipality , 

There is a demand of land for construction of houses, which has been caused by the road 

passing i n th e are a t o connec t Mbez i Morogor o roa d an d Mbez i Bagamoy o roa d 

neighbourhoods. Thi s has attracte d mos t o f the people to loo k fo r land and build i n the 

area fo r th e prospect s o f th e futur e marke t fo r renting . Th e locatio n o f th e 

neighbourhood attracts developers and has resulted into fast housing developments. This 

gives a n incentiv e fo r th e MHC S t o construc t thei r house s i n th e area . Th e are a i s 

accessible throughout a  year through a  paved road. The M H CS selecte d Magohe Mpigi 

to build their houses afte r buyin g a raw-land from a  land occupier in 1999 . The project, 
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which is under way, though at the infant stage, is executed by M H CS member s under the 

guidance of the Women Advancement Trust (WAT ) 

Site and topography 

This i s a  terrai n lan d suitabl e fo r constructio n withou t investin g much capita l on sit e 

clearance, levelin g an d foundations . Tha t wil l enabl e member s o f the MHC S t o lower 

the cos t o f the project , sinc e there is no need o f substantial mone y to b e use d fo r sit e 

preparation. 

Tenure and land holding 

The parcel s o f land in the are a ar e hel d under deeme d righ t o f occupancy, which i s a 

customary lan d holdin g wit h informa l lan d registratio n a t th e sub-war d offices . 

Formerly, th e are a wa s unde r agricultura l activities but du e t o th e growt h of the city , 

these farm s hav e no w bee n change d int o constructio n sites . Th e lan d owner sol d th e 

parcel of land to M H C S i n 1999 at a cost of Tshs 2.5million. The MHCS ha s carried out 

subdivision b y usin g a  governmen t surveyor ; henc e eac h membe r o f the societ y wa s 

allocated a  plot. The survey is in progress an d thereafter M H C S wil l ge t a  title deed to 

pursue further steps to secure funds fro m financial  institutions . 

4.2.1 Lan d Fragmentations in the Area 

The deman d fo r residentia l plot s ha s le d t o th e fragmentatio n o f parcel s o f lan d a t 

Magohe Mpigi . Formerly , the are a was in big parcels of land (farms) unde r small-scale 

farming. Currently , most o f these farm s ar e subdivide d into variou s plots fo r housing 

purposes. I t is realized that such changes in the area resulted from the following factors : 
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• Magohe Mpigi are a is within the earmarke d are a for the expansio n of the Cit y in 

the future . 

• Ther e i s a  pave d roa d passin g i n the area , whic h is potentiall y influencin g th e 

development o f th e settlemen t i n the are a t o accommodat e peopl e workin g in 

various parts of Dar es salaa m City . This is largely because the are a is relatively 

flat-inclined, whic h does not allow water retention during rainfall . 

• Th e rapi d urbanizatio n o f Kinondon i Municipalit y ha s resulte d int o residentia l 

(housing) accommodation problems . 

• Inadequat e planned/surveyed plot s i n the Municipalit y compounde d th e problem 

of squatters in the Municipality . Magohe Mpigi, being not an exception, is under-

pressure of development b y various people through informal arrangements. 

• Th e pric e fo r lan d a t Magoh e Mpig i are a i s relativel y lo w compare d t o th e 

planned area s lik e Mbez i Lui s an d othe r potentia l area s i n Kinondon i 

Municipality. 

The are a i s unde r pressur e fo r developmen t an d th e extensio n o f thes e informa l 

developments t o neighbourin g farm s i s expecte d ver y soon . Ther e i s a  nee d fo r 

intervention t o pla n and surve y the whol e area in order t o rescu e that "raw land " from 

informal sub-divider s and developers fo r the benefi t o f the communit y living in Magohe 

Mpigi area . 
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4.2.2 Lan d Uses Distributio n 

Magohe Mpigi , lik e an y other unplanne d urban settlement i n Tanzania, has no specifi c 

land us e categorie s (arrangements) . Ther e ar e n o define d areas for variou s land uses . 

Houses i n th e are a ar e randoml y scattere d wit h mor e concentratio n alon g th e road . 

Apart from residentia l use, there are few shops, "Pombe shops" and food stalls . Most of 

the business activities are carried out within or on frontage verand a of residential houses. 

The settlemen t i s stil l developin g fro m rura l t o urba n use , wit h abandone d an d 

unproductive farms. 

4.2.3 Housin g Condition in the Area 

From th e surve y conducte d b y th e Kinondon i Municipa l Counci l o n registratio n of 

houses (2003) , Magohe Mpigi housin g stock are not included in the list . The researcher 

has mad e effort s t o know the housin g types a t the are a and i t was found that there are 

permanent houses , semi- permanent houses and temporary houses; 

1. Permanen t houses: These ar e house s buil t o f sand cemen t block s or burn t bricks 

walls and foundations. The roofs are covered with corrugated iron sheets. Mos t of these 

houses are under construction. 

2. Semi-permanent houses: These are houses whos e walls are constructed of mud and 

bricks or poles and the roofs are covered with corrugated iron sheets . 

3. Traditional/loca l houses : These ar e house s buil t withou t foundations excep t wit h 

mud poles walls with tin or grass thatched roofs. Mos t houses in this category have been 

there to accommodate indigenous people of the area and charcoal venders. 
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The situation has show n that the house s constructe d o f temporary an d sem i permanen t 

materials are the dominant ones, while those constructed of permanent material s are very 

few, and most of them are under construction. This situation provides an opportunity for 

Kinondoni Municipa l Counci l t o plan , survey , compensat e an d allocat e lan d to othe r 

housing co-operative societies because th e properties to be affected b y that exercise can 

be partl y compensated, adjuste d t o matc h wit h th e planne d plots . Thus , this wil l avai l 

extra land for urban development. 

4.2.4 Accessibilit y in the Area 

There i s on e forma l roa d passin g i n th e are a fro m Mbez i Morogor o road t o Mbez i 

Bagamoyo road . Ther e ar e other s unpave d road s create d b y the frequenc y passag e of 

trucks carrying sand to the constructio n sites. Individual s are making roads privately to 

get acces s t o thei r houses . Privat e car s an d buse s ar e passin g i n the area . Ther e ar e 

neither 'Daladala ' no r other means officia l transpor t passing in the area . 

4.2.5 Urba n Services 

Infrastructure services 

The are a i s unde r rapi d development , th e utilit y networ k main s ar e nearb y th e sit e a s 

compared t o othe r area s o f thi s natur e i n Dar-es-Salaam City , whic h includ e mainly 

electricity, water , an d telephones. Furthermore , the roa d fro m Mbez i Morogor o road to 

Mbezi Bagamoy o road neighbourhoo d i s passing through th e area . Thes e woul d mak e 
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easier fo r the provisio n o f infrastructure services , which ar e thre e kilometers from th e 

project area/ site. 

Water supply 

There i s no tap / pipe d water i n Magohe Mpigi area . Th e residents i n the are a depen d 

mostly on water fro m borehol e wells, which are not reliable during the dry season. The 

permanent wate r sourc e i s Magohe Mpigi River . Wate r fro m th e Magoh e Mpigi wa s 

reported t o b e unsaf e becaus e som e domesti c soli d wast e an d industria l refuses ar e 

directly disposed in the river . I t is identified tha t Magohe Mpigi Rive r i s also far fro m 

MHCS constructio n site, and thus som e o f people depend o n buying wate r fro m wate r 

vendors. Th e M H C S ha s manage d t o di g a borehole bu t al l in vain wate r i s available 

only during the rain season a factor which has made difficul t fo r the MHC S member s to 

prepare sand, cement, earth mi x blocks to start construction in time. 

Electricity 

There is no near futur e pla n by the Tanzania Electric Suppl y Company (TANESCO) t o 

distribute electricit y to th e area . I n general , individua l hous e owner s wh o ar e nearb y 

MHCS sit e cover electrical connection costs on their own. Th e nearest electrical supply 

mains is about four kilometers from the area. There is a possibility for electrical services 

to be extended to the area on cost sharing b y a group of housing owners in the area and 

MHCS. 

Health 

The nearb y healt h cente r i s eigh t (8 ) kilometer s fro m th e area . Seriou s case s ar e 

referred t o Mwananyamal a and Muhimbil i hospitals , situated mor e tha n 2 0 kilometers 
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from th e area . I t i s risk y fo r peopl e wh o ge t sic k durin g the night , sinc e there i s n o 

reliable transport t o rush patients t o the health centre an d hospitals. MHCS ha s provided 

a plot for dispensary use in its plans. This will help the neighbours to get health services. 

Education 

The nearby primar y schoo l serving the are a i s about thre e kilometers fro m th e MHC S 

site, which for the time being cannot enrol l all pupils into standard on e annually. I t was 

evidenced that some o f pupils travel more than three kilometers from Magohe Mpigi t o 

look for primary school in the neighbouring villages. Som e of the children travel a long 

distance t o find  school s elsewhere i n the city , since that one canno t accommodat e al l of 

them. Th e MHC S an d th e resident s i n th e are a ar e require d i n futur e t o pla n fo r 

construction of a primary school in the area . 

Other socia l services 

There i s one smal l common market thre e kilometers from the sit e wher e on e ca n buy 

foodstuffs. Ther e are on e mosque , tw o churches, on e fo r Roman Catholic and the othe r 

one fo r Luthera n denominations . A l l are foun d a t mor e tha n thre e kilometers fro m th e 

MHCS site . 

4.3.0 Institutiona l Set-up 

This part involved the stud y on leadership and formulation of working groups at MHCS . 

It has also looked on the responsibilities of leaders and members i n the society. 

MHCS member s electe d leader s base d o n the co-operatives ' principl e that each membe r 

has equa l righ t an d on e vote . Th e societ y ha d n o formulate d group s t o affec t thei r 



58 

activities a t th e tim e o f starting thi s study . Th e researcher assiste d MHC S t o formulat e 

working groups to represent MHCS i n various activities. The need for the groups was to 

enable fairnes s durin g follow-up s o f th e MHC S activitie s an d t o ensur e tha t eac h 

member i s actively participating in the project . Th e working groups wer e formulate d a s 

indicated hereunder ; 

i) Governing body 

ii) Construction committee; to supervise construction process 

iii) Financ e committee ; t o dea l wit h al l financial  issue s o f th e MHCS , organiz e 

contributions, negotiate wit h donors etc 

iv) Utilit y committee ; t o represent the MHC S o n follow-up of water, electricit y and 

other services. 

Figure 1 . MHCS Organisation Chart 1999-2003 

Source: MHCS files 

From the above organisation chart the division of labour and responsibility of leaders 

and members o f the Society was not well defined . 

(Note: -  Formulated new organisation Chart on page 91). 

Chairperson 

Secretary Treasurer 

Group Members 
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4:4:0 Challenge s Faced by MHCS in Execution of Housing Co-operativ e Activities 

The researche r observe d tha t th e MHC S workin g group s wer e abl e t o carr y ou t th e 

exercise with greater achievement , although there were a number of difficulties, huddle s 

encountered i n the process o f executing the Societies ' activities . 

The difficultie s wer e du e t o th e fac t tha t th e exercis e wa s relativel y ne w t o tha t 

community. Also , th e change s i n social , politica l an d economi c environmen t hav e 

necessitated change s i n housin g co-operative s approach . Thi s i s becaus e communit y 

participation i s currently emphasized fo r any community activity, which affect s th e lif e 

of the particula r members o f the co-operatives . The following wer e the basi c problems 

encountered: 

i . Absenc e of sense and experience of co-operation among members o f MHCS , 

i i . Non-fulfillmen t o f appointments fo r meetings and site visits. 

i i i . Delay s and failures to pay contributions for some member s 

iv. Delay s of some members to make follow-up on assigned exercises. 

v. Du e t o unexpresse d individua l interests , som e member s wer e reluctan t t o 

support th e exercis e timely . However, the managemen t solve d that problem by 

using activ e member s t o persuad e reluctan t member s t o participat e i n th e 

exercise. 

Problems face d b y M H C S wer e solve d durin g members ' meetings . Consultativ e 

meetings were conducted with WA T an d MHC S leader s to make sure that the project is 

well known to the whole community. The inclusion of all members i n solving problems 

during meeting s enable d th e Societ y to understan d th e natur e o f the housin g projec t 
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process. The participatory approach is also expected to be the mos t useable too l during 

the housing construction process. 

4.5.0 Th e Plan Contents and Form of MHCS Housing Project 

This part explains the output that the MHC S expects . Members of MHCS ar e expecting 

to get planned land and a house to each individual. 

4.5.1 Selectio n of Low Cost Housing Design 

The researcher , i n collaboration with WA T staff , selecte d two housing designs out of six 

available at WAT . Th e two selected designs were presented t o a MHCS meetin g during 

the first  wee k of June 200 4 to enabl e member s o f Co-operative Societ y to choos e on e 

design, which wil l be constructed at Magohe Mpigi Housin g Estate site. 

The constructio n arrangemen t fo r lo w cos t housin g ha s bee n suggeste d t o b e 

implemented under two options; 

(i) Th e first  optio n i s "  Constructio n based o n stages " wher e th e foundation , walls , 

roofing an d finishing  ar e constructe d gradually , one afte r another , dependin g o n th e 

availability o f funds . Afte r ever y stag e i t wa s agree d tha t ther e shoul d be a  pause t o 

solicit funds for the construction of the next stage, up to completion. 

(ii) The second option was to construct a house based on parts where the house is to be 

built conveniently one portion/part after another until the whole building is completed. It 

has been a practice that under that arrangement th e building can be used while 

construction of other parts are on progress. 
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(iii) The third option is construction of shell -houses . 

In this particular case the building process and costs are based on construction of the 

whole external building walls from foundation to completion. Internal partitions are 

made on temporally basis of demountable walls . The whole external walls of the hous e 

are constructed a s whole, with complete roofing and fittings; the permanent partition s 

are done later . 

(1) Housin g Design Number One 

The first design is to be constructed of sand cement blocks or stabilized soil/ sand 

cement blocks with the roof covered by corrugated iro n sheets. Accommodation 

arrangement fo r the first design comprise of; 

• On e sitting cum dining room, 

• On e kitchen with store , 

• Toile t cum bath room, 

• Tw o bed rooms. 

The built up area is 60m2 

(i) Construction  Costs  for housing  design Number  one; two  options  are 

considered: 

Option one in 1:1(i) above; Construction Costs are based on stages, from the foundation 

stage to the finishin g stage of the house as a whole. The whole house wil l b e constructed 

at a tune of TSHS 4,000,000/=. Cost s distributions are as follows hereunder ; 

Foundation... Tshs  670,000 

Walls up to wall plate level.. Tshs  1,030,000 
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Roofing TShs  780,000 

Finishing TShs  870,000 

Services (water, electricity,  drainage system) Tshs  650, OO0 

Total construction cost TSH S 4,800,000/ = 

Option Two  in 1:1  (ii) above. Constructio n costs ar e base d o n parts development wher e 

the propert y owne r select s on e o r tw o room s t o star t wit h an d continue s constructin g 

while residing in that property. The whole construction cost is the same as in option one 

above, excep t tha t the propert y owne r enjoy s accommodatio n whil e constructio n i s on 

progress. Cost s distributions are as follow here under; 

Start with two rooms TSh s 1,180,00 0 

One room, toilet and bathroom TShs  1,3 70,000 

Sitting room, kitchen and store Tshs  1,100,000 

Services (water, electricity,  drainage System TShs  650,000 

Total construction cost TSh s 4,800,000/= 

Option one 1. 1 (iii ) Design Number One "SHELL HOUSE" . 

. The cost of construction of a shell house in compliance with design number one is 

estimated a t a tune of Tshs 3, 077,500/=. Costs distributions are as follows here under; 

Foundation TShs  770,000 

External wall up to wall plate level TShs  598,500 

Roofing TShs  980,000 

Finishing TShs  436,500 
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Services (water, electricity,  drainage system) TShs 292,500 

Total Construction cost for a shell-house TShs 3,077,500/= 

[3] Design Number Two 

The construction detail s fo r the second design are as those used fo r design number one 

above. Accommodation arrangement fo r the second design is as follows hereunder ; 

• Sittin g cum dining room, 

• Kitche n and store , 

• On e toilet combined with bath room, 

• Thre e bed rooms. 

The built up area is 85m 

(i) Construction  Costs  for  housing  design Number  two, two  options  are 

considered: 

Option One  in 2:2(i) above; Construction costs are based on stages from the foundation 

to finishing  th e whol e house . Th e hous e wil l b e constructe d a t a  tun e o f TSH S 

5,600,000/=. Cost s distributions are as follows hereunder ; 

Foundation TShs 960,000 

Walls up to wall plate level TShs 1,500,000 

Roofing TShs 1, 140,000 

Finishing TShs 1,250,000 

Services (water, electricity  and drainage) TShs 750,000 

Total estimated construction cost TShs 5,600,000/ = 
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Option Two in  2:2(ii)  above.  Constructio n cost s wer e suggeste d t o bas e o n part s 

development wher e th e propert y owne r select s on e o r tw o room s t o star t wit h an d 

continues construction while residing in property and construction is on progress to other 

areas of the property . Th e whole construction cost i s the sam e a s i n option one above , 

except that the property owner enjoys accommodation while construction is on progress. 

Costs distribution is as follow here under; 

Start with two rooms... TShs  1500,000 

One room, toilet and bathroom TShs  1,700,000. 

Sitting room, kitchen and tore TShs  1,650,000 

Services (water, electricity  and drainage) TShs  750,000 

Total estimated construction cost TSh s 5,600,000/= 

The chose n design s wer e presente d an d discusse d durin g th e meetin g o f MHC S 

members, a  W AT representativ e an d the CE D studen t (i. e researcher) o n the fifth  da y of 

June 2004. 

The cost s implicatio n fro m WA T an d the researcher' s proposal s wer e discusse d and it 

was agreed that M H CS wil l adop t both the WA T an d the researcher's proposal . 

4.6.0 Implementatio n Concepts 

This part presents th e implementation process. This is the main step in the planning for 

construction process , whereb y prepare d plan s ar e pu t int o practice . Fo r the MHC S 

project, the following were carried out; 

i) Identification and buying raw land, 

ii) Demarcation and surveying of that particular (raw -land,) 

iii) Drilling/digging a borehole for water supply, 
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iv) Mobilizatio n o f financial  resource s an d registratio n o f thos e wh o ha d t o 

contribute money for the construction of houses , 

v) Ful l involvement of M H C S in making, concrete blocks, and 

vi) Makin g contact s wit h WA T an d other institution s to help in the constructio n of 

MHCS members ' houses . 

Table 10. Estimated Costs of Three Types of Houses under Options for MHC S 

Phase House desig n 
/types 

Estimated 
Construction 
cost per house 

No. Of Houses 
Required 

Total 
construction 
Cost for all 
houses 

I Option No: on e 4,800,000 18 86,400,000 

II Shell-House 3,100,000 18 55,800,000 

III Option no ; 

Two 

5,600,000 18 100,800,000 

Source: Researcher's Matrix, November 2004 

From table 1 0 above there is indication that in order to build a  shell house each member 

of th e Societ y has t o contribut e Tsh s 258,333/= per month , which i s too much high to 

almost all members o f the society . Thus they agreed to contribute an affordable amoun t 

of Tshs 30,000/= to enable them to construct two rooms for each member o f the society. 

4.7.0 Contribution s an d Cost Sharing Experience of MHCS 

Members of Magohe Co-operative Society have been contributing towards al l activities 

carried out by the Society . The first contribution was made to raise funds t o buy a raw 

land; eac h membe r o f the Societ y contributed Tsh s 178,571/= , whic h accumulate d on 

installment bases. The second contribution was made to enable the total of 23 plot s to be 

planned and surveyed . The costs involve d were shared amon g members o f the Magohe 
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Housing Co-operativ e Society. The researcher wa s told, and verified, that each members 

of MHC S i s contributing Tshs 12,000/= per month, that makes a total of Tshs 216,000/= 

every month and Tshs 2,592,000/= per annum. These contributions were used during the 

preliminary stage s o f th e project , whic h wa s t o ensur e acquisitio n o f land , sit e 

preparation, an d drilling/diggin g o f a borehole. During the secon d phase of the project , 

which i s the constructio n stage , contributions wil l b e reviewe d to matc h wit h th e rea l 

situation an d furthe r effort s woul d b e mad e t o secur e fund s fro m donor s an d financial 

institutions. The title over land and the project proposal will be used to solicit funds from 

various sources to enable the construction of houses from take of f t o completion. 

4.8.0 A  Survey of Financial Institutions on Housing Loan s 

The researche r surveye d six Banks in Dar es Salaam to investigate the possibility MHC S 

to secure loans to construct houses . 

The followin g financia l institution s have been surveyed: - CRDB Bank , Azania Bancorp, 

N B C , N M B , Dar es Salaam Community Bank and Malaysi a International Bank. Of all 

surveyed financia l institution s only Azani a Bancor p and C R D B provid e housing loans 

(for construction ) wherea s Malaysi a Internationa l Ban k provide s loan s fo r buyin g 

homes. However , interes t rate s assigne d t o loan s see m t o b e to o high , an d loa n 

accumulation become s mor e tha n thre e time s o f th e advance d loan . A s a  resul t co -

operative members cannot afford repayments . 
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Table 11. Housing Loan s Survey 

Serial 
Number 

Institution/ 
Bank 

House 
Design 

Loan Interest Term of 
loan 

Loan 
Accumulation 

1 CRDB Type I 4,800,000 18% 5 years 
Max 

10,981,237 1 CRDB 

Type II 5,600,000 18% =do= 12,811,443 

1 CRDB 

Shell 
house 

3,100,000 18% =do= 7,092,049 

2 Azania 
Bancorp 

Type I 4,800,000 15% 8 years 
max 

14,683,310 2 Azania 
Bancorp 

Type II 5,600,000 15% =do= 17,130,528 

2 Azania 
Bancorp 

Shell 
house 

3,100,000 15% =do= 9,482,971 

Source: - Author's Matrix, Nov.2004 

Table 1 1 abov e show s th e possibl e loans , interes t rate s an d loa n accumulation s fo r 

MHCS i f i t opte d t o loo k fo r loan s fro m financial  institutions . However , MHC S 

members di d not agre e to g o fo r the loa n option because o f the hig h interest rates ; in 

stead they decided to continue with self-help strategies t o construct their houses. 

4.9.0 Conclusio n 

The Chapte r revealed that the intende d projec t i s possible for implementatio n through 

construction of co-operative houses o f MHCS o n self help basis .The project proposal in 

the sixt h Chapte r puts in black and white the viabilit y an d availabilit y o f resources fo r 

the projec t an d implementation . It was observed that the projec t woul d b e viable if al l 

members o f M H CS wil l contribut e Tsh s 36,000pe r mont h fo r three years accordingly. 

However, the project i s necessary becaus e ther e are benefits th e Societ y will b e getting. 

Together wit h ownin g a  planne d lan d the projec t wil l als o provid e decen t house s t o 

members o f the Society, employment during construction and after construction. 
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CHAPTER V 

MAJOR FINDINGS OF THE STUD Y AND CONCLUSIONS 

5.0.0 Introductio n 

This stud y has examine d the potential s and constraints inheren t i n the executio n of the 

housing co-operatives society projects. MHC S wa s used as a case study for this report in 

order t o recommen d continue d potentia l us e o f co-operativ e societie s i n Tanzania in 

providing o f saf e an d sustainabl e shelte r t o th e masse s livin g i n unsecure d 

accommodation. In this Chapter, we propose some changes that should be made to raise 

the performance o f the housing co-operatives in Tanzania. 

The Magoh e Housing Co-operative Society in Kinondon i Municipalit y wa s use d a s a 

case stud y to find  ou t whethe r th e continue d usage of housing co-operatives i s a viable 

means that can enable the majority of the people in the country to acquire land and build 

houses unde r co-operativ e societies . The investigation and analysi s of the co-operativ e 

society i n Chapter fou r (4 ) demonstrate d tha t the MHC S ha s al l requirements t o stan d 

and proceed with construction of eighteen (18) houses for its members. 

Furthermore, attentio n i s pai d t o wha t w e ca n d o no w an d i n a  ver y nea r futur e t o 

promote th e us e o f housin g co-operative s t o enabl e th e Tanzania n majorit y t o ow n 

individual houses. The suggestions and recommendations put forward will possibly have 

an impact on the current practice of conventional land supply and housing development. 

Since th e housin g co-operativ e societie s hav e bee n use d an d hav e achieve d thei r 

objectives i n various developed and developing countries, there is every hope that they 

may also succeed in Tanzania. 
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5.1.0 Majo r Finding s 

i) Enabling laws, policy and regulations 

During th e stud y i t wa s foun d tha t there ar e laws , policies and regulation s supportin g 

housing co-operatives . Fo r instance, lega l documents hav e bee n passe d t o suppor t th e 

housing co-operative s i n respons e t o th e unprecedente d growin g deman d fo r urba n 

housing from independenc e to date as narrate d in Chapter two (2). 

The observatio n from the above is that "all lega l instruments are there to support housing 

co-operatives, th e onl y thin g required i s to adop t co-operativ e spiri t and principles for 

implementation of co-operative housing projects. 

ii) Institutional arrangement/ framework 

Co-operative housin g societie s d o no t diffe r ver y muc h fro m othe r co-operative s i n 

terms of institutional arrangement an d operationalisation. 

The stud y call s for utilization o f offices and personnel available within the MHC S an d 

experts available within the loca l authorities while providing them with in-house training 

in constructio n techniques an d co-operativ e house s development . Thi s wil l reduc e th e 

overheads to the co-operative Society. 

iii) Fast/speedy urban growth 

During th e stud y i t wa s observe d tha t the annua l urba n growt h rate in Dar es Salaam 

City i s over 5%. This rate is uncontrollable if the governmen t wil l kee p on the existing 

weak planned lan d supply , which w e ar e experiencin g today. Th e situatio n of housing 

shortage an d haphazar d development s i n Dar-es-salaa m Cit y i s wors e i n comparison 

with othe r urba n area s in the country . The increas e rat e of construction in unplanned 
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areas i s s o bi g that ove r 70 % of residential housing stock i n the Cit y i s i n unplanned 

areas. It i s high time to emphasiz e housin g co-operatives a s a  proper way of increasing 

housing supply in order to combat the housing shortage. 

iv) Negotiation capability 

This i s a n essentia l elemen t fo r th e success / achievemen t o f housing co-operatives i n 

acquisition o f lan d an d constructio n o f housin g units . Th e stud y ha s reveale d tha t 

success i n housin g co-operative s depend s o n knowledg e o f negotiatio n skills . Th e 

success o f M H C S i n acquisitio n o f lan d i n Magoh e Mpig i are a wa s th e resul t o f 

tolerance an d persistent negotiatio n between the Co-operativ e Society members an d the 

landowners. Negotiations in the proces s o f land acquisition should be emphasized so as 

to avoi d chaos , whic h ha s bee n happenin g wit h compulsor y land acquisition/purchase. 

Negotiations enabl e lan d occupier s an d lan d professionals/governmen t t o reac h 

consensus i n urba n lan d developmen t actions . Landowner s shoul d b e educate d o n 

advantages o f th e housin g co-operatives , ho w ar e the y goin g t o b e involve d i n th e 

project, wha t ar e thei r rea l contribution s an d thei r benefits . Landowner s shoul d hav e 

options in offering land for housing co-operatives after knowin g the pros and cons of the 

project. Thi s wil l reduc e th e hig h costs involve d i n acquisition of land for housing co-

operative societies. 

v) Weakness of the government efforts. 

After abou t a  decade of the government' s silenc e in regard with co-operatives societies, 

in 199 5 the governmen t ha s reintroduce d the ministr y of Co-operatives and Marketing . 

The visio n o f th e Ministr y i s t o hav e effectiv e sel f sustainin g co-operative s an d 
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marketing sectors wit h the objectiv e of raising the standar d o f living of the lo w income 

earning population . The pas t experienc e show s tha t mos t o f the co-operatives , whic h 

were in existence in 1970s and 1980s , were employee-based societies , but following th e 

exercise o f privatizatio n in Tanzania , these societie s ar e gettin g problem s i n running 

their housing co-operatives due to the retrenchment o f workers. After privatizatio n most 

people remai n i n sel f employmen t whic h doe s no t hav e monthl y salaries . Du e to thi s 

situation most members are unable to pay their contributions to the co-operatives. 

vi) Lack of financial institutions supports to co-operative societies. 

Currently ther e i s n o a  singl e specia l financia l institutio n dealing wit h th e financing 

housing co-operatives i n Tanzania, following th e disestablishmen t o f Tanzania Housing 

Bank (THB) . 

vii) Presence of bureaucracy. 

For th e case of MHCS, i t has taken us 1 8 months to make a follow-up on surveying and 

title dee d preparatio n withou t completion . There ar e unnecessar y delay s i n surveying 

process an d preparatio n o f the Righ t o f Occupancy. Th e recen t twent y thousan d plot s 

process steps should be used /adopted. 

5.2.0 Recommendation s 

The researcher ha s divided the recommendations into two parts, part one is about general 

recommendations fo r housing co-operatives, and Part two contains recommendations 

for MHCS . 
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5.2.1 General recommendations 

It is recommended that in order to ensure successful housing co-operatives in Tanzania, 

attention should be paid on the following necessary aspects ; 

i) Training 

Housing co-operativ e societie s ar e prope r approache s i n provisio n o f secur e an d 

affordable shelte r an d a  rescu e fro m housin g developmen t problems , i f they wil l b e 

sustained an d replicate d i n th e country . Trainin g i s o f greate r importanc e durin g th e 

adoptation and replication of this housing development approach. Together with external 

training to member s o f co-operatives engage d i n the project s a s fo r the WA T practice , 

internal training should be established in order to enable members o f the Co-operative to 

learn by doing. The use of The Institut e fo r Human Settlement Studie s at The University 

College o f Land s an d Architectura l Studies (UCLAS ) i s recommended . Th e course s 

conducted a t th e Institut e (IHSS ) shoul d b e mor e incline d t o co-operativ e housin g 

societies. Also , co-operative-housin g researches shoul d be conducte d wit h th e ai m of 

further improvin g the efficienc y o f the housin g co-operatives. Togethe r wit h designing 

and conducting courses the urban councils should support members o f the co-operative s 

by conductin g in-hous e trainin g when housin g co-operative s societie s project s ar e o n 

progress. Internationa l organizations , for exampl e the U N Habitat should be consulted 

since they have been giving consultancy and assistance on human settlement projects . 
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ii) Inter-sectoral co-ordination 

Shelter provision i s not only the duty of The Dar es Salaam Municipal Councils" (Urban 

Authorities) bu t ther e ar e variou s actor s tha t provid e variou s facilitie s toward s th e 

achievement o f housing projects o n sector basis . One of the problem facing housing co-

operatives i s poor coordination of actors that include City Water, TANESCO an d so on. 

This should be taken car e o f during the constructio n of co-operative houses by making 

prior coordinatio n of al l actor s befor e th e star t of the project . Infrastructur e an d othe r 

services providers should be coordinated in such a way that their services are available at 

the righ t time. There should be a new mechanism for integrating all actors to participat e 

effectively an d efficientl y i n the projec t implementation . Th e possibilit y is t o for m a 

housing co-operative bod y a t the loca l authorit y leve l (Municipality ) o r at th e Ministr y 

of Co-operative s and Marketing with the powe r to influenc e infrastructur e provision . I t 

is propose d tha t throug h horizonta l coordinatio n amon g differen t institutions , th e 

housing co-operatives wil l be successful. 

iii) Changes in urban physical planning 

Master plan s hav e bee n concentratin g o n lan d us e control s an d zoning , paying little 

attention t o the actua l problems o f the people . Although controls have been enforced in 

some areas to avoid haphazard developments , they are recognized as useless t o the poor. 

In ou r conventiona l planning , planer s usuall y forge t th e rea l situatio n o f ou r poo r 

country, ignore mixed uses principles in favour of beauty. A conceptual weakness o f city 

beauty attitud e t o urba n developmen t i s that i t fail s t o recogniz e that highly integrated 

mixed uses and activitie s are neede d fo r economic and socia l advancemen t o f the poo r 



74 

who do not have sufficien t income or stable jobs to bear higher transport cost s and that 

more segregated lan d use wil l increas e the number of trips in the cit y and consequently 

the nee d fo r mor e roa d space . Mixe d lan d uses have prove d very importan t mean s o f 

employment; during housing co-operatives projects stakeholder s and planners should put 

it i n mind. Priorit y shoul d be given to create mixed compatibl e land uses to enable th e 

creation of employment after th e project. Residential cum commercial land uses must be 

given hig h priority to mak e i t possible fo r peopl e t o se t incom e generating activities 

within their neighborhoods. 

iv) Building densities and regulations 

During the executio n of housing co-operative societies projects, buildin g standard s an d 

regulations shoul d b e closel y monitored differentl y fro m tha t o f planne d areas . Plo t 

areas, coverag e an d frontag e shoul d no t b e take n seriousl y int o accoun t t o enabl e 

building owner s t o utiliz e availabl e spac e a s muc h a s possible . Thi s shoul d b e th e 

motivation fo r people to support th e move . The role of building inspectors should be to 

advise th e propert y developer s (housin g co-operatives ) o n buildin g rule s an d no t t o 

pressurize the m t o sto p constructio n t o wai t fo r Municipa l approva l a s i t ha s bee n 

practiced in conventional planning and urban development. 

v) Adequate legal provision 

It is recommended that separate by-laws or supportive co-operative housing regulations, 

for guidin g the preparation , finalization,  approval  and implementatio n of co-operative 

housing projects , wit h procedura l details , should be clearl y spelt out . Lac k o f adequate 

local lega l provisions had bee n on e o f the majo r constraint s tha t brough t abou t man y 
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implementation problem s i n the eas e of conventional housing development. Th e initia l 

project preparatio n shoul d b e supplemente d b y preparatio n o f necessar y documents , 

which mus t identif y the ite m to be charged to the project , an d specify how the revenu e 

generated throug h members' contribution s and loans should be spent, as well as how the 

project benefit s ar e to be distributed among various members. I t should also require the 

housing co-operative agency to prepare a cash flow  analysis of the project that should be 

supported b y housin g distributio n among member s an d valuation/pricin g policy, an d 

funding patter n fo r th e project . A  standar d forma t fo r th e projec t preparation/proposa l 

and the accompanying text woul d be desirable for marking the wid e range of the use of 

the approach. 

vi) Co-operativ e housin g project s shoul d b e manage d separatel y fro m othe r 

Societies' activities to ensure efficiency. 

The co-operative housing project shoul d be separately managed wit h the appointment of 

a project manager , supporte d wit h necessary personnel , rather than being handled as one 

among many activities of that respective Society . The ongoing advise team o f WAT o n 

housing co-operative societie s shoul d also act a s an advisory committee to oversee an d 

advise the project the managers ' works . Also all co-operative society members should be 

encouraged to participate actively in the management o f project affairs . 

vii) Housin g co-operative societie s ar e regarde d a s a n innovativ e shelter provisio n 

approach. 

It i s als o recommende d tha t housin g co-operative societie s requir e carefu l monitoring 

and informatio n disseminatio n whe n performin g thei r duties . Thi s wil l hel p t o hav e 
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timely refinement s i n th e project , a s wel l a s makin g improvement s i n undertakin g 

similar project s elsewhere . Dat a an d informatio n shoul d b e regularl y collecte d an d 

documented, and the project related documents shoul d be properly maintained for quick 

references. Greate r informatio n dissemination abou t th e housin g co-operativ e societ y 

and how i t i s used i n the project s shoul d be initiate d so tha t al l interested group s ca n 

benefit from  suc h experience . Suc h effort s wil l als o hel p t o buil d a  positiv e public 

opinion on this approach to shelter provision. A number of measures should be taken to 

achieve that objective by using the available mass media, writing papers on co-operative 

housing, an d sharin g the loca l experienc e wit h participants . Th e us e o f this approac h 

should be extended to national, regional and international levels, 

vi) Social economic impact assessment 

The housin g co-operative societ y approac h ha s bee n regarde d a s th e bes t strateg y fo r 

alleviating th e shortag e of land supply, shelter an d haphazar d urba n development . But 

care should be taken in order to apply it rightly. The researcher recommend s that a social 

impact assessment should be carried out to know the extent to which the housing 

co-operative society approach could improve the welfare of the familie s involved in the 

project. Thi s assessment should be carried out before an d after ever y project. I t should 

include the assessmen t of the effec t o f breaking social ties , and on economic activities . 

Assessment on social and economic impacts should concentrate o n the following . 

• Opportunit y cost on the members o f the family, for instance; 

-Paying school fees, 

- Food and clothing 
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-Social activities. 

- Socia l stratification, and 

• Othe r factor s considere d prope r durin g appreciativ e enquir y processe s wit h 

housing co-operative members. 

5.2.2 Specifi c Recommendations for MHC S 

The purpos e o f thi s projec t repor t ha s bee n t o assis t MHC S effort s t o solv e shelte r 

problems. Th e stud y ha s reveale d tha t MHC S ha s manage d t o solv e som e proble m 

facing housin g co-operative societie s suc h a s acces s t o lan d and surveying . However, 

there is stil l lacuna , which needs to be fille d fo r the betterment of housing co-operative 

societies. Hence, the study recommends the following : 

i) Althoug h MHC S depend s o n monthl y contributions , fo r th e implementatio n of th e 

preliminary activities for the proposed housing project, the study shows that more effort s 

should be added to find  a n alternative way of funding the project . Financia l institutions 

should be convinced by the government to assist the housing co-operative societies, as at 

present ther e i s n o specia l financia l institutio n specializin g i n financin g housing co-

operatives. 

ii) Reduction of bureaucracy in government services : The government shoul d make sure 

these poo r co-operativ e societie s ar e liste d an d helpe d whe n the y ar e lookin g fo r 

financial o r technica l assistance . Municipalities , tow n council s shoul d b e activel y 

involved in assisting housing co-operatives and sometimes to act as granter for loans. 
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iii) Sinc e the mai n purpose o f MHC S i s to empowe r th e productiv e poor to transfor m 

their shelter lives , the extension to rural areas as well i s highly recommended.. 

iv) Educatio n on housing co-operatives education should be emphasized, since the study 

shows that members o f the MHC S ha d attended very few seminar s o r workshops. The 

government shoul d giv e han d i n th e proces s o f educatin g peopl e o n housin g co -

operatives societies. 

v) Self-hel p /revolvin g fund : Instea d o f dependin g o n monthl y contribution s MHCS , 

should in a long run find anothe r means of financing housing activities, for instance th e 

use o f revolving fun d o r SACCOS . Co-operativ e savings an d credi t movement s hav e 

been th e mai n sources o f finance t o housin g co-operatives i n severa l countrie s i n the 

world, in particular Canada, Norway and Sweden. 

vi) Althoug h people are facin g a big shelter problem in Tanzania, still the y are worried 

to organiz e themselve s t o for m housin g co-operatives . Thi s ha s bee n cause d b y th e 

failures of co-operative societies in the 1970s , 1980s and 1990s.Peopl e fear to loose their 

money contributed to th e co-operativ e societie s sinc e the governmen t di d not take any 

measures against th e wrongdoer s wh o misused the co-operativ e societies ' funds . Mor e 

research i s recommende d t o investigat e wh y peopl e fea r organizin g themselves int o 

housing co-operatives. 

vii) MHC S i s a  loca l co-operativ e societ y without goo d network wit h th e governmen t 

institutions that coul d hel p it . Therefor e MHC S shoul d be expose d to institution s that 

can hel p it both technically and financially . Th e researcher has managed to lead them to 

the last stage of land acquisition and prepared fo r them the project write-up. Through the 
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use o f the Interne t and media of communication they can access foreig n assistance and 

donors 

5.3.0 Area s for Further Research 

The autho r ha s examine d the potentialit y of housing co-operatives unde r MHC S an d 

recommended it s wid e us e i n Tanzani a urba n area s t o comba t th e shortag e o f 

shelter/housing problems . However , th e housin g co-operative s approac h i n shelte r 

provision require s supportin g techniques t o b e effective . Th e researche r observe d that 

there is no singl e technique, whic h ca n be a  solution to those multidimensiona l shelte r 

problems in Tanzania. 

The on going build and sel l of low cost housing program carried out by NHC shoul d be 

further researche d o n to se e i f it i s viable to be used to enhanc e secur e an d affordabl e 

housing supply to lower income earners in Tanzania. 

Furthermore, incremental housing developments approaches, which have been used in 

Asian countrie s to enhanc e urba n lan d suppl y and developments shoul d be studied and 

adopted t o supplemen t th e propose d technique s o f buildin g affordabl e house s i n 

Tanzania. 
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5.4.0 Conclusio n 

The co-operative housing societies are highly required at this time in provision of shelter 

since there is lack of funds fro m the government to provide land to individual developers 

and to suppor t shelte r activities . Also , th e governmen t alon e cannot adequatel y suppor t 

the shelter programmes for its people. Government and private participation for efficient 

and effective urba n development i s recommended by allowing communit y members t o 

formulate co-operativ e societie s to participat e i n shelter , lan d developmen t a s wel l a s 

infrastructures provision . Th e approac h i s teste d an d i t i s fit  fo r creatio n o f a  mor e 

organized, secur e an d affordabl e shelte r t o th e masse s of Tanzanians through housing 

cooperatives. Ther e i s als o a n adde d advantag e o f growth and developmen t o f urban 

fringe area s i n a planne d manner . W e expect i t to b e a n approac h capabl e o f solving 

shelter and land development problems in urban areas of Tanzania. 

This stud y ha s reveale d tha t i n th e ligh t o f continue d incapacitatio n of conventional 

housing development approaches b y individuals and the government , coupled with lac k 

of financial  resources , ther e are othe r way s that ca n be adopte d t o provid e secure and 

affordable shelte r through self help housing co-operative societies. 

The autho r woul d als o lik e t o cal l upo n th e governmen t t o examin e othe r problem s 

leading to poor housing coupled with poor urban land management, Perhap s it is due to 

lack of incentives and political support that key stakeholders in housing development are 

willing t o le t things g o in wrong direction as they are today . I t i s now verified tha t the 
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environment for the application of "housing co-operatives ar e quite ripe for provision of 

secure and affordable shelter . Let it be popularized and continually used in Tanzania. 

Various researcher s hav e writte n muc h o n th e importanc e o f housin g co-operative s 

towards addressing the housing problems in the world . For the case of Tanzania, as it has 

been sai d i n thi s projec t repor t i n literatur e review , housin g co-operative s ha d 

government drive n motive s befor e th e retrenchmen t an d privatizatio n o f parastata l 

organisations exercise . Due to this perception it brought highe r expectation to some of 

the co-operative s whic h late r ende d onl y i n a  decline . Afte r th e initia l take-of f that 

exercise, w e hav e no w to chang e ou r min d an d adop t a  ne w mode l approach toward s 

shelter problem s solving , namel y mobilizatio n o f communa l resource s an d effort s i n 

order to address the problem. I argue to the shelte r professionals that the best model is to 

work ver y closel y with th e existin g housing co-operative s societie s a s i t wa s fo r th e 

MHCS Tha t wil l motivat e community based organisation s (CBO ) t o engage themselves 

in solvin g housin g proble m an d establis h revolvin g fund s lik e SACCO S an d th e like . 

However, we cannot ignore the role of government as a facilitator on all affairs pertaining 

to human life i n the country. The government should be actively involved in all activities 

of housin g co-operative s a s o n enable r an d facilitato r fo r securin g lan d an d recourse s 

towards shelter provision. 



82 

CHAPTER VI 

HOUSING PROJECT PROPOSAL FOR MAGOH E 

HOUSING CO-OPERATIVE SOCIET Y 

6.0.0 Executiv e Summary 

A co-operativ e housin g projec t proposa l define s precisel y th e member s o f th e co -

operative societ y and thei r prospect s t o shelter ; i t identifies their goals , and serve s a s a 

co-operative society' s resume . Th e basi c component s includ e detail s o f lan d (sit e i f 

acquired, title) , housin g designs , a  curren t an d pro-form a balanc e sheet , a n income 

statement, and a cash flow analysis. 

A Projec t proposal was prepared a t the request o f MHCS. Th e project proposa l adhered 

to a  checklis t o f content s i n a  standar d projec t proposa l structure . Th e MHC S wa s 

examined wit h respec t t o th e clarit y an d adequac y o f it s leadership , strategie s an d 

operational planning , information analysis, development, an d managemen t o f financial 

and huma n resources , constructio n proces s managemen t an d performanc e results . I n 

addition, th e analysi s pai d specia l attentio n t o evaluatin g th e 199 8 t o 200 4 financial 

trends/contributions an d th e abilit y o f the society' s member s t o pa y thei r dues . Thos e 

members o f the co-operative society are able to contribute towards the construction of 18 

houses o n thei r ow n a t n o cos t t o th e government . Th e cos t fo r th e whol e project i s 

140,000,000/=. Howeve r donor reques t i s 72,000,000/ = sinc e 32,000,000/ = hav e bee n 

contributed by MHCS members . 

The housing project proposal is necessary because housin g co-operative society's success 

depends o n good project proposal. 
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6.0.1 Content s in a Co-operative Housing Project Proposal 

The bod y of the housing project proposal consists of the following major elements: -

i) Statement o f the purpose/objectives. 

ii) Description of the housing co-operative society. 

iii) Type of houses to be constructed (cost estimates and drawings, on Appendix 2,3, 4) 

iv) Source s of funding. 

v) Management. 

vi) Addenda , this includes a lis t o f all member s o r leaders , supportin g documents, and 

financial projections . 

6.1.0 Statement s of the Purpose and Objectives 

The projec t aim s a t establishin g decent , secur e an d affordabl e house s t o th e MHC S 

members. The project i s intended to provide 21 houses to be built in four years time, but 

eighteen (18 ) houses hav e to be buil t withi n th e 1s t three years. In the fourt h year the 

MHCS i s targete d t o buil d servic e buildings , whic h includ e a  nurser y school , a 

recreation hall and a shopping centre. The construction cost of 18 houses (on e house for 

each member o f the society ) is estimated a t a  tune o f 86,400,000/=Tanzania Shillings 

for hous e typ e one . The project i s designed to be executed under self-hel p basis where 

the MHC S wil l mak e financial,  materia l and labour contributions toward the succes s of 

the project. 
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6.1.1 Nam e and Address of the Organisation 

Magohe Housin g Co-operative Societ y LT D o f P.O.BO X 6705 1 Da r e s Salaam , with 

Registration Number DSR 636 registered o n 31s t March 1999 , under Co-operativ e Act of 

1991. 

Office Location : -  Th e Hea d Offic e i s locate d i n Kigog o Mwembejand o sub-war d 

offices, Kinondon i Municipality , in Dar es Salaam City . 

Bank Account:-MHC S ha s a  bank accoun t a t Ilala Microfinance Bank in Dar es Salaa m 

City. 

6.1.2 Missio n Statement 

To ensure the constructio n o f affordable lo w cost houses for all members o f the Magohe 

Housing Co-operative Society. 

6.1.3 Mai n Programs of MHC S 

The Magohe Housing Co-operative Society has two programs : 

(i) The first one is acquisition of land, and 

(ii) Th e secon d on e i s constructio n o f lo w cos t housin g t o al l member s o f Magoh e 

Housing Co-operative Society. 

6.1.4 Th e Project Area 

The project are a is situated a t Magohe area, whic h is eight kilometer s fro m Mbez i Lui s 

bus sto p alon g th e Da r e s salaam-Morogor o roa d i n Kinondon i Municipality . 
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Accessibility t o the are a i s through a paved gravel road, which i s passable throug h out 

the year. 

6.2.0 Backgroun d o f the Project 

Shelter, foo d an d clothin g ar e th e essential s tha t permit human lif e an d dignity . Since 

independence Tanzania has been striving to achieve them but all has been in vein. Ther e 

are various ways through which individuals own a shelter: -

• Individua l self-struggle, 

• Grou p struggle or co-operative struggle. 

The Magoh e Housin g Co-operativ e Societ y was mainl y forme d t o assis t a  grou p o f 

people who suffered t o liv e i n flood  pron e are a i n Kigogo Mwemb e Jando. The group 

comprises eightee n member s (18) . Th e grou p wante d t o ge t it s ow n houses i n secur e 

planed area in order to: -

i) T o ge t ri d o f hig h renta l level s an d smal l space s fo r it s familie s i n rente d 

accommodation, 

ii) To get rid of harassments fro m landlords, 

iii) To get enough and free space for income generation activities and so on. 
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6.3.0 Sit e Analyses 

6.3.1 Are a of the site 

The sit e fo r th e MHC S housin g projec t cover s 2. 5 acres , 85 % o f whic h hav e bee n 

subdivided t o buil d 1 8 residentia l houses, on e fo r eac h membe r o f the Society , while 

15% woul d be used for service buildings, open space and internal roads for circulation. 

6.3.2 Amenit y Services and Facilities 

Water, electricity and telephone lines are 3 kilometers from th e site , however the MHC S 

managed t o dril l a  borehole whic h i s a source o f water durin g construction. There is a 

reliable gravel paved road passable throughou t the year passing in the projec t area . The 

housing project wil l tap water, electricity and telephones from the public mains. 

6.3.3 Climat e and Environment Pattern 

The subjec t sit e i s i n town skirt s o f Dar es Salaa m City . Th e weathe r i s generall y of 

humid since the sit e is not far from th e coastal line. The annual temperature range s fro m 

18°C-38°C.The relative humidity normally ranges from 40% to 70% while the recorded 

radiation has bee n a t 15-2 5 mega joules per square metre . Th e annual rainfal l ha s been 

4mm t o 150mm .The rain season is between December and May . 

The environmen t patter n o f th e sit e i s quit e goo d an d i s no t experiencin g an y 

environmental problems . The site i s in a new residential area and there is no industrial 

pollution. 
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6.4.0 Securit y of Tenure 

The Titl e Deed (Right of Occupancy) over the parcel of land earmarked for the project is 

still unde r th e proces s fo r registratio n a t th e MLHSD , th e Governmen t wil l gran t 6 6 

years Righ t o f Occupancy main title for housing estate and 1 8 sub titles for thirty-three 

years to each individual of MHCS. 

6.5.0 Housin g Design and Development 

It ha s bee n th e preferenc e o f the MHC S tha t housing design to b e adopte d shoul d be 

simple, expandable and able to be constructed in stages. Two designs were chosen out of 

five design s prepared b y WAT . (Fo r housing designs refe r t o Appendi x Number 3 and 

4). However , type desig n two i s going to b e constructe d partiall y by starting with two 

rooms to each member of the society on self help basis. 

6.5.1 Selectio n of Low Cost Housing Construction Process 

There ar e tw o selecte d designs , proposed to b e constructe d a t Magoh e Mpigi Housin g 

Estate site. The Construction arrangement fo r low cost housing has been suggested under 

three options; 

(i) Th e first  optio n i s "  Constructio n based o n stages " wher e th e foundation , walls , 

roofing an d finishin g ar e constructe d gradually , one afte r another , dependin g o n th e 

availability o f funds . Afte r ever y stag e there wil l b e a  paus e t o solici t fund s fo r th e 

construction of next stage up to completion. 
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(ii) Th e second optio n is to construc t a  house base d o n parts whereby the hous e i s built 

conveniently one portion/par t afte r anothe r unti l the whol e building i s completed. It ha s 

been a  practice that under tha t arrangement th e buildin g can be used whil e construction 

of other parts is on progress. 

(iii) Shell-house . Th e construction of shell-house whereb y i s the externa l wall s will b e 

built wit h complet e roofin g an d fittings  excep t fo r interna l wall s whic h wil l b e o f 

temporary materials to enable future constructio n of permanent partitions . 

The meeting, which was held on 30-11-2004, agreed that construction should be done on 

parts basis to each member of MHCS b y starting with two rooms o f the out-building. 

6.6.0 Materia l and Specifications 

The main objective o f this particular housing project i s to achiev e goo d and affordabl e 

shelter fo r 1 8 MHCS members ; the quality of a decent hous e shoul d be achieved without 

negating th e importan t utilitie s an d functions . Specification s o f variou s component s 

should b e adhere d t o a s indicate d i n th e desig n an d specification s i n th e approve d 

drawings.1 

(i) Foundation : th e foundatio n trenc h shal l generally b e 450m m wid e an d 600m m in 

length, depending o n the soi l condition . The footing shall be i n cement san d aggregates 

at th e rati o o f 1.3. 6 an d approximatel y 150m m thick . Th e foundatio n wall s shal l b e 

150mm sand cement blocks. 

1 Drawin g o f the proposed houses on the Appendix number 3. 
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(ii) Floor: The thickness of the floor  slab shall be l0cm.Th e thickness of the floor  slab is 

considered to b e adequate provided the hardcore , soil , cement/san d ar e wel l compacte d 

and properly laid. 

(iii) Walls : A l l externa l wall s shal l b e o f 230mm standardize d soi l blocks . A l l part y 

walls ar e 100m m thick , blocks made o f soil , san d an d cement . Conventiona l cement 

sand mortar shal l not be used . The Columns, beams an d slabs to the verandahs shal l be 

under specifications of the structural engineer. 

(iv) Roof: The roof shape shall b e in simple style of a gable as designe d and shown in 

the drawin g of each house type . Treated timber should be used fo r trusses and purlins. 

Roof covers are proposed to be of corrugated aluminum sheets. 

(v) Fixture an d fittings: Electrical installation s for each of the 1 8 houses shal l consis t 

of on e ligh t point i n al l rooms an d powe r poin t i n each habitabl e room , kitchen and 

common areas, excluding the toilets and bathrooms. 

6.6.1 Housin g Project Estimates 

Assumptions an d consideration s mad e fo r estimates . Th e constructio n cost s wil l var y 

according t o th e prevailin g annual inflatio n rat e durin g th e projec t period . Th e cos t 

estimates imbue d in this project proposal are based on assumptions that: -

(i) Th e costs of building materials remain the same as of January 2005, 

(ii) Th e costs of construction are the same as of January 2004 and a consideration 

for variation to be done after two years. 

(iii) Th e rate of inflation i s estimated at 3% after 3  years of project life . 
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(iv) Th e cost s o f constructio n appraise d i s Tsh s 4,800,000/=xl8Unit s 

86,400,000/=(l U S dollar=1070 Tshs as at December 2004 ) 

(v) Th e cos t o f construction wil l b e approximatel y 80,000/=PSM.Th e unit rate 

does not includ e the professiona l fees . Sinc e those houses (two rooms ) wil l 

be buil t under self-hel p basis , th e constructio n cos t estimate s of the housin g 

unit ar e divide d int o foundation , wall s u p t o wal l plat e level , roofin g 

finishing, service s (water, electricit y drainage) fo r two rooms. 

6.7.0 Phasin g the Investment and Financial Outla y 

The construction o f eighteen (18 ) residentia l houses (each o f two rooms ) an d the othe r 

five (5 ) service houses wil l b e done i n phases. Residential houses wil l b e constructed a s 

from June 2005-June 200 8 while the servic e buildings will b e constructed betwee n 200 8 

and 2010. Funding will depen d o n three phases. 

6.7.1 Financia l Requirements 

It is estimated tha t the total construction cost of eighteen unit s of two rooms each is Tshs 

23,400,000/= i n the first  phas e to enabl e eac h membe r o f the societ y to ge t tw o room s 

for accommodation . 

It is the expectations o f the MHC S tha t the houses will b e built within three years if each 

member o f the societ y i s contributin g his/he r share s accordingly . Thus i f assistance i s 

availed from donors , this wil l hav e the impac t of increasing equity and the possibility of 

completing the constructio n befor e th e projecte d time . Afte r th e completio n of the first 
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phase a  ne w pla n wil l b e looke d a t t o enabl e individual s to strive  o n thei r ow n t o 

complete the remaining parts of their houses and the main building. 

6.8.0 Projec t Implementation and Management 

The management o f the societ y is subject t o the provision s of the Co-operativ e Society 

Rules in the Government Notice Number 408, published on 20/09/1999. 

The Society has a  management syste m whereby leaders hav e been chosen in accordance 

with the co-operative rules . The current management structur e i s as follows hereunder in 

the organisation chart. 

Figure 2. M H CS Propose d Organisation Chart 

Source: Researcher Cum MHCS Members' Matrix, 2004. 

The Chairperson, Secretary and Treasurer are elected during the members meetin g to run 

the office for a term of three years and each member has equal vote. 

Chairperson 

Governing Board 

Construction Committed Finance Committee 

Utility 

Committee 
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The Governin g Board i s made of a Chairperson , Secretary , Tresure r an d two member s 

from eac h Committee , preferabl y th e Chairperso n an d Secretar y o f th e respectiv e 

Committee. 

Each member o f the Societ y is a member o f at least one Committee and each Committee 

has five  members . 

6.8.1 Projec t Implementation 

Key player s in the project activitie s are categorized into both and indirect players. Direct 

key player s ar e member s o f th e Co-operativ e Societ y an d WAT , while indirec t ke y 

players includ e th e Municipa l Council , professional s i n lan d matters , donor s an d 

researchers who are expected to play a greater role to ensure the project i s implemented. 

Table 12 . Ke y player s i n th e developmen t o f th e M H C S projec t an d thei r 
functions/roles 

Organisation/person These are supporting MHCS activities , including donors, othe r 

Institutions assistin g shelter programs . 

WAT -Guidance to the group members , 

-Project proposal write-up (done by researcher) 

-Technical assistanc e throug h variou s workshops , seminars , 

meetings an d training session 

-Monitoring an d helpin g conduct visit s to Co-operativ e /grou p 

sites 

Municipal Counci l 

and local governmen t 

Services an d utilitie s providers/suppliers , Lega l an d technica l 

assistance 

Professionals i n lan d 

matters 

(a) Surveys , hav e t o b e conducted , th e demarcatio n an d 

cadastral survey . 
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(b) Lan d officers, assisting the process o f title deed 

(c) Tow n planners ; suggestin g th e layou t o f th e plot s an d 

their uses groups /classes . 

(d) Architects ; assistin g i n drawin g plans , settin g ou t o f 

houses in the proposed project . 

(e) Quantit y surveyors : estimatin g th e cost s of construction 

based on the housing plan proposed in the projec t 

Donors/financial 

institutions 

Banks: Provid e advances , overdrafts , kee p th e Co-operativ e 

Society's Money. 

B R U (Buildin g 

Research Unit) 

-Skills o n soil , cemen t brick s making for the housing , and cos t 

estimates fo r th e housin g plans , researche s o n buildin g 

materials. 

Source: Researcher's matrix, June 2004 

6.8.2 Supervision of the Projec t 

WAT a s consultant s o f MHC S i n collaboratio n wit h th e selecte d MHC S Governin g 

Committee shall do close supervision of the project. Th e M H CS management will be the 

regulator an d oversee r o f the project . Th e daily activities wil l b e unde r th e Chairperso n 

of Constructio n Committe e an d hi s members . Financia l matter s wil l b e unde r th e 

Chairperson o f th e Financ e Committe e assiste d b y M H C S Accountan t t o b e chose n 

among the members . 
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6.9.0 Capital, Earnings an d Outgoings 

A. Capita l costs 

• Equity ; Lan d an d labour charge s t o be mostly fre e fro m MHC S members , t o be 

supplied under self-help bases. 

B. Earnings ; 

• Contribution s from M H CS members . 

• Member s of M H CS wil l contribut e th e total o f 23,400,000/= fo r three years fro m 

their own source. 

C. Outgoings; 

• Taxes ; land rent, property tax, say 0.015 o f the project per annum. 

• Repai r and maintenance, sa y 0.05% of construction cost per annum. 

• Administrativ e costs/overheads sa y 0.015 o f the project per annum. 

6.10.0 Capital and Development Costs 

Any kin d of development depend s on the availabilit y of capital for the particular project 

to take-off and to be effective . 

The financial  requirement s compile d by the author an d M H C S appraisa l i n 2004, show 

that construction costs can be raised/attained fro m owner's equity and donors as depicted 

in the table below. 
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Tablel3. Estimated Costs for MHCS Project as from start to completion 

Item Cost per 
plot 
(Tshs 

Costs fo r 1 8 
plots 

Percentages 
(%) 

Land 138,880 2,500,000 2.14 
Surveying conveyance 250,000 4,500,000 4 
Municipal plan approval 20,000 360,000 0.3 

Engineering and 
architectural design 

280,000 5,040,000 4.3 

Services 1,000,000 18,000,000 15.4 
House construction 4,800,000 86,400,000 73.9 
(House Typel) 
Total 6,488,880 116,800,000 100 

SOURCE: Case  study at MHCS/WA T, Researcher's compilation, June 2004. 

From the abov e table 13 , it is estimated tha t the constructio n cost per unit is about Tshs 

6.5 million while the construction cost for 1 8 houses is estimated a t 116. 8 million. These 

values includ e lan d acquisitio n costs , constructio n cost s an d othe r charges . Eac h 

individual o f the societ y i s obliged to a  group savin g spirit by paying his/her share s in 

installments, which is the advantage of using joint efforts unde r a  co-operative society . It 

is not easie r fo r an individua l alon e to make follow-up s on land acquisition with hi s or 

her meager income compared to the co-operative society process. 

Table 14 . Proposed Contributions by members of MHC S 

Options Term/ 

Period 

Contribution 

per/person 

1st year 2 n d yea r 3 yea r Total 

2 3yrs 36,000 432,000 864,000 1,300,000 1,300,000 

Source: Researchers Matrix November 2004. 
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From Tabl e 14 abov e member s o f MHC S hav e agree d t o op t on increasin g thei r 

contributions to meet th e building cost s o f two rooms . Member s of the societ y hav e 

agreed to raise their monthly contribution from Tsh s 12,00 0 to Tshs 36,000 to be able to 

meet the payment o f the constructio n costs, management cot s an d further contribution s 

will be set to cover the services involved in the project . 

6.11.0 Implementation Schedule 

The researche r an d M H CS hav e agree d t o start constructio n of the house s effectivel y 

from Jul y 2005. From January 2005 up to June 2005 the members o f the Society will be 

dealing wit h preparatio n o f the sit e and making contributions towards constructio n of 

foundations o f two room s for each membe r o f the Society . The construction schedul e 

and costs involved is as indicated in table 6:4 hereunder . 

Table 15. Construction Schedule s and cost estimates 

S/No Component Duration Costs involved 

1 Foundations July-Nov 2005 6,300,000 

2 Reorganization and evaluation December 2005 * 

3 Walls up to wall plate level January-May 

2006 

9,000,000 

4 Reorganization and evaluation June 2006 * 

5 Roofing July-November 4,500,000 
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2006 

6 Reorganization and evaluation December 2006 * 

7 Finishing& fittings January-May 

2007 

3,600,000 

Total cost 23,400,000 

Source: Researchers & MHCS matrix December 2004 

* Internal arrangements for funding will be made by MHCS/donor. 

6.12.0 Reporting, Monitoring and Evaluatio n 

6.12.1 Reporting Plan 

The MHC S Secretar y wil l b e responsible fo r submitting the progress repor t t o the 

Governing Board Committe e after ever y six months an d to the general members annua l 

meeting. The report should contain a detailed work progress, plus a financial  report. The 

report wil l includ e details of the projec t activities . Pictures of the activitie s and Vide o 

presentations wil l be the mostly preferred approach to ensure the reality. 

6.12.2 Monitoring 

The projec t i s based o n co-operatives principle s under self-hel p spirit . Therefore, the 

monitoring proces s o f the project wil l engag e in participatory monitoring methods of 

which al l community members and stakeholders wil l participate in monitoring. Members 

of M H C S an d stakeholders wil l be allowed to work, visit, check and give advise on the 
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project i n progress. Thi s method wil l strengthe n th e projec t ownershi p among member s 

of the Society for efficiency an d effective management o f the project . 

6.12.3 Project Evaluations 

The evaluatio n process to be employed in this project is a participatory one in which al l 

group members of M H CS and other stakeholders wil l be involved. That includes 

Municipal Counci l officials , WAT , donors and so on. The workshop style will be used 

based on W AT experience in SACCOS performance evaluations . Its advantage is that all 

members wil l be aware o f what is going on in their project. 

It is suggested that the project wil l be evaluated five times as follows hereunder ; 

i) Th e first evaluation will be undertaken after the construction of foundations . 

ii) Th e second evaluation will be undertaken after the construction of the wal l 

plate level . 

iii) Th e third evaluation will be undertaken after roofing . 

iv) Th e fourth evaluation will be undertaken after the finishing  stage . 

v) Pos t project evaluation to be carried out after three years. 

Evaluations number i-i v are directed to assess and see i f the project is in the right 

track. If there is any divergence a solution will be sought before causing unexpected 

results. The fifth  evaluation is intended to look on the project sustainability and its 

impacts. 
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6.13.0 Expected Impacts of the Project 

The projec t is intended to provide secure and affordable shelte r to the members o f th e 

Society. Other impacts of the project include; -

(i) Member s of MHCS wil l have an opportunity to own houses i n a planned 

area, 

(ii) Reduc e accommodation problems which are being faced by most of 

members of MHCS , 

(iii) Th e project wil l reduce squatters at the area if sustained, 

(iv) Increas e saving s and enable further investment s for members of MHCS sinc e 

they will be no longer paying house rents , 

(v) I t will be a good lesson for other people living in rented accommodation in 

Dar e s Salaam City to learn and imitate similar programmes in order to own 

planned land and secure shelter . 

6.14.0 Project Budgetary Summar y 

Table 1 6. Project Total Costs 
S/No. Component Cost in Tshs 
1 Land acquisition 2,500,000 
2 Survey and title 4,500,000 
3 Drawing costs architect 

&engineer 
5,000,000 

4 Services 6,000,000 
5 Cost of construction 86,000,000 

Total 104,000,000 
Source: Researchers Matrices 
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Table 17 . Owners Contributio n 
S/No Component Cost in Tshs 
1 Land, Title& drawings 18,000,000 
2 Members Subscriptions 14,000,000 

Total 32,000,000 
Source; Researchers Matrices 

From table s 1 6 an d 1 7 th e reques t fro m donor s i s Tsh s 104,000,000/=les s Tsh s 

32,000,000/=, which is Tshs 72,000,000/= for the construction of 18 outbuilding, one for 

each member of the MHCS.Th e 18,752,000/ = wil l be borne from the contributions of the 

group member s fo r a  perio d o f thre e year s a s fro m Januar y 200 5 t o 2008.Tsh s 

13,248,000 has bee n contribute d b y members o f the Societ y as fro m 199 9 to date and 

they have been used for land acquisition, surveying, drawings and management costs . 

6.15.0 Addenda 

1. Members of Magohe Housing Co-operative society. 

2. Copy of registration and other document s 



Addenda 1 

MEMBERS OF MAGOHE CO-OPERATIV E SOCIETY 

S/NO: NAME ASSIGNMENT 
1 Eva Dimoso Chairperson 
2 Maram Kambi Chairperson Financ e 
3 Gladness Temu Secretary, Finance 
4 Martin Tiruka Member 
5 Schola Tiruka Member 
6 Alpfonce Franci s Member 
7 Moshy John Chairperson, Constructio n 
8 Caroline Swai Member 
9 Khamis B.Mtenda Member 
10 Jumarme Japhari Secretary, Construction 
11 Mwanahamisi All y Member 
12 Honoratha Mathiasi Member 
13 Matern Doka Chairperson, Utilities 
14 Rose Mkude Secretary, Utilities 
15 Sarah Namkoroma Member 
16 Elizaberth David Member 
17 R. M.Ng'ode Member 
18 Imelda Bihem o Member 



ADDENDA 2 

Co-op. Form Na. 2 

JAMHURI YA MUUNGANO WA TANZANIA 

H A T I Y A K U A N D I K I S H W A 

I I 
1 
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