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ABSTRACT

This thesis examines and seeks to understand the formation
and operation of housing markets 1in Greater Soweto, an
agglomeration of black townships on the outskirts of
Johannesburg, South Africa. The thesis falls into six parts:
1) a description of the demographic, socio-economic and
settlement characteristics of Greater Soweto, drawing on a
household survey and on original source material which has
not previously been subjected to analysis; 2) an historical
study which examines the development of housing markets from
the 1820s to the 1late 1970s, paying particular attention to
the progressive depriving of African people of their rights
in housing and 1land, including rights to reside or even be
present in an urban area; 3) a study of the machinery for
providing housing and how it operated (1930 to the early
1980s); 4) an examination of the allocation policies of
successive administrations and tenﬁre markets (1930 to the
early 1980s); 5) a study of the pri;atisation of council-
built housing (the late 1970s to 1994); and 6) a case‘study
of private sector finance for house purchase and the role
played by Meadowlands purchasers in safe-guarding their

newly acquired property rights (mid-1980s to 1994).

Particular attention has been paid to the mechanisms of
housing market formation and operation, using ideas
contained in theories developed by academics in developed
countries and originally applied to those countries. This

study shows that it was the conjunctjon of economic, racial
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and housing policies and measures (the desire for cheap
labour, the priority attached to extraction of mineral
resources and the systematic depriving African people of any
property stake) which shaped housing and population in
Greater Soweto over the years. Fundamentally, however, this
thesis shows that it was through pressure from grassroots
movements that housing policies today (whilst still being
driven by the needs of capital) have come to be based on the
mechanism of giving people enforceable and tradeable housing

rights and choice.
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CHAPTER ONE

INTRODUCTION

"There shall be houses, security and comfort ...
Residential segregation is the order of the day
throughout South Africa, with massive shortage of

and bad housing for non-whites, and huge homes and
flats most of which are either empty or not fully

used, for the White minority ... The Democratic State
established after the victory of the revolution shall
ensure the right of people to live wherever they
choose, to be decently housed, and to bring up their
families in comfort and security ... Slums ... shall be
eliminated ... New suburbs shall be built where proper
facilities shall be provided for transport, lighting,
playing fields, creches and social centres. The aged,
the orphans, the disabled and the sick shall be cared
for by the State ... Fenced locations and ghettos shall
be abolished and laws which result in the break-up of
families shall be repealed."?*

1.1 Greater Soweto

Greater Soweto® is a 1low density® 'urban sprawl' situated
between 15 kilometres (at the nearest) and 30 kilometres (at
the furthest) from Johannesburg, a metropolitan city of the

Pretoria, Witwatersrand and Vereeniging (PWV and now

* African National Congress 1985. Selected Writings On
The Freedom Charter, 1955 - 1985, p.13. A Sechaba
Commemorative Publication, African National Congress,
London.

2 The term Greater Soweto is here defined as a
geographical unit representing the old race-based township
administrative areas of Soweto, Diepmeadow and Dobsonville.
By early December 1994, these areas (together with other
former race-based authorities of Johannesburg, Sandton,
Alexandra, Randburg, Roodepoort, Ennerdale and Lenasia
South-East) had been integrated into a transitional
administrative structure, The Greater Johannesburg
Transitional Metropolitan Council (GJTMC).

2 In the sense of the 1land 1ayoﬁt averaging 17
buildings/houses per hectare, but high density in terms of
house overcrowding.
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Gauteng) region and a financial capital of South Africa. The
development of Greater Soweto (as will be shown in Chapter
4) 1is inextricably 1linked to the development of the
capitalist mode of production in conjunction with a white*
racial ideology, and also to the emergence and subsequent

expansion of the city of Johannesburg (figure 1.1).

The housing provided in Greater Soweto, as in other black
residential areas across urban South Africa, is of poor
quality compared to formerly 'white' residential areas.
However, poor quality and the wundersupply of adequate
housing are not unique to black townships of South Africa,
but a feature of the housing situation in most developing
countries. Even in the ‘'developed' countries there is
evidence of shortage, inequality in the allocation process
and problems of affordability.® As people throughout the
whole world (notably in developing countries) continue to
move and settle in towns and cities, 'the housing problem'

is continually formulated and reformulated.

What is different, however, and of particular significance
to Greater Soweto, the area under study, 1is that the

characteristics of the housing situation can be seen to stem

4 This term is not used to refer to all white people in
this study. Instead, it refers to the 'white' political and
economic power.

S See Bourne, L.S. & Hitchcock, J.R. 1978. "Housing
Research and Policy Development: Themes from the
Conference". In L.S. Bourne and J.R. Hitchcock (eds),
Markets, p. 1. University of Toronto, Toronto.
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directly also from the physical and socio-economic policies
underpinned by a particular ideology commonly known as
'apartheid'. An investigation of the impact of these

policies forms a major part of this study.

In Greater Soweto the present-day housing structure (house
types and their spatial distribution) is characterised by
many physical and visual characteristics inherited from the
past. In addition, the present-day housing situation is also
characterised by the 1lack of infrastructural and other
services provision and by the difficulties faced by the
majority of Dblack residents with respect to access to
finance. Hundreds of township residents continue to live in
dilapidated housing which is overcrowded, and in backyard
and informal shacks which lack basic amenities such as water

and energy supply, sanitation and drainage.

The impact of the policies applied under apartheid® is
captured in the African National Congress (ANC) housing
policy objectives presented at the beginning of this
chapter. The extent of the residential patterns, for
example, who lives where, in what type of housing, with what

security of tenure and at what cost (as will be shown) are

& The term ‘'apartheid' refers to the official
government policy of racial segregation which was legislated
following the election to power of the Nationalist Party in
1948. Apartheid as the official government policy was
superseded by similar policies, notably 'separate
development' or 'residential segregation'. In this thesis
the term 'apartheid' is used as a shorthand description of
the post-1948 regimes up to 1994 when the Government of
National Unity assumed power.
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in part consequences of policies embarked on by successive
governments which sought to protect the socio-economic and
political interests of the white group, at the expense of
the African” people. This situation has changed very little
since the first multi-party elections of 1994 and the
assumption into power of the ANC-led Government of National

Unity (GNU).

However, 1in recent years there has been a shift in
Government policies from government provision of housing
through local authorities to the promotion of private tenure
(which paradoxically has been inherited and continued by the
GNU). One of these policies relates to the sale and free
transfer of council-built houses from local authorities to
individual households. The other is concerned with the
promotion of home-ownership through private sector finance
for housing. Private sector finance for housing is a recent
development which can be seen to have led to the development
of houses built by private developers. Both these policy
areas are important to this study as they are primarily
concerned with the privatisation of housing in the townships

of Greater Soweto.
1.2 The aims of the research and this thesis

The subject of this thesis is a two-fold phenomenon: a) the

7 The term 'African' is used in this thesis to refer to
black people.
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formation and operation of housing markets in Greater
Soweto, especially the variety of tenures (different rights
in housing and land); and b) the process by which this has
come about, given the dominance of policies and measures
under the apartheid regime that had the effect of depriving
Africans of rights in housing and 1land. This implies
achieving a deeper and fuller understanding of the formation
and operation of present-day housing markets in Greater

Soweto.

The process by which the present housing situation,
characterised by a diversity of rights in housing and land,
had come about is particularly interesting given that no
such rights were conferred to Africans from the 1930s when
the first townships were established, until the early 1980s.
The time dimension 1is very significant in this study.
Essentially it chronicles how, over a 1long period, African
people were deprived of rights in housing and land including
rights to reside in an urban area, and how, in recent years,
they have regained such rights. It 1is an account of a

people, told through their struggles for housing rights.

Six approaches were followed. The first approach is a
contemporary description of the demographic, socio-economic
and settlement characteristics of Greater Soweto, drawing on
a household survey and on original source material that has

not previously been subjected to analysis.
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The second approach is a historical study which examines the
development of housing markets from the 1820s to the late
1970s, paying particular attention to the progressive
depriving of African people of their rights in housing and
land including rights to reside or even be present in an
urban area. This period covers the rise of the mining
industry, intensive capitalist wurbanisation, the growth of
manufacturing, and the imposition of racial segregation and
apartheid. It also chronicles the progressive removal of
housing rights to the lowest point following the evictions
of Africans from the Johannesburg areas of Sophiatown,
Newclare, Martindale and other areas in the mid-1950s. It
pays particular attention to the operations of the economic

system and the housing policies of successive governments.

The third approach is a study of the machinery for providing
housing and how it operated from 1930 to the early 1980s.
This approach comprises an in depth examination of the
development of the stock and the diversity of the housing
situation (including backyard and informal units) paying
particular attention to the financing mechanisms, costs of
housing production, the size, age, type, distribution of the
stock and rate of change in (additions of new units to) the
stock in the different 1local housing areas of Greater

Soweto.

The fourth approach 1is an examination of the allocation

policies of successive administrations and tenure markets
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from 1930 to the early 1980s. This approach examines the
policies for allocating houses to Greater Soweto residents
with particular emphasis on the tenure structure and how
these tenures were differentiated from and connected to
another. It also documents the rise of backyard and informal
tenures since the 1980s and examines existing housing policy

proposals.

The fifth approach is a study of privatisation of council-
built housing from the late 1970s to 1994. This approach
comprises an examination into the role played by grassroots
campaigns and rent boycotts in the transfer of housing from
state ownership to private tenure resulting in the rise of

markets (different rights in housing and land).

The sixth approach is a case study of private sector finance
for house purchase and the role played by Meadowlands West
Zone 9 purchasers in safe-guarding their newly acquired
property rights from mid-1980s to 1994. These approaches pay
particular attention to the changing nature of social,

economic and political processes.

A growing body of academic research 1literature on black
townships has been generated over many years. Much of this
literature is historical and tends to concentrate on the

broad socio-economic 'exploitation'’ and political
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'repression' of apartheid.® In 1982, Beavon® called on
urban geographers in South Africa to concern themselves with
'scholarly studies of Black townships'. When this call was
made by Beavon, there were only two entries of articles?®®
on Soweto by geographers in the South African Geographical
Society's cumulative index spanning a period of 63
yvears.** Very few empirical studies have examined housing
in Greater Soweto. These analyses have tended to examine the
relationship between: the shaping of housing policy and

capital accumulating activities,*2 housing and the

8 See for example, Bozzoli, B. 1979. "Popular History
and the Witwatersrand". in B. Bozzoli, (ed.), Labour,
Townships and Protest, pp. 1-18. Ravan Press, Johannesburg;
see also Lemon, A. 1991. "The Apartheid City". In A. Lemon,
(ed.), Homes Apart, pp. 1-25. David Philip, Cape Town;
Parnell, S.M. and Pirie, G.H., "Johannesburg", A. Lemon, A.
(ed.), (op.cit.pp. 129-145); Mandy, N. (1984) A City
Divided: Johannesburg and Soweto, Macmillan, Cape Town;
Payne, R., (undated). The Social History of Soweto, paper
presented for IDASA, Urban Research Services, Braamfontein.
For background information on Soweto, see Morris, P. 1980.
Soweto: A Review of Existing Conditions and Some Guidelines
for Change, Urban Foundation, Johannesburg; see also Carr,
W.J.P. 1991. Soweto: Its creation, life and decline, South
African Institute of Race Relations, Johannesburg;
Mashabela, H. 1987. Townships of the PWV, South African
Institute of Race Relations, Johannesburg.

® Beavon, K.S.0. 1982. "Black Townships in South
Africa: Terra Incognita For Urban Geographers", South
African Geographical Journal, Vol. 64. No. 1. pp. 3-20.

1° Lewis, P.R.B. 1966. "A City within a City - the
creation of Soweto", South African Geographical Journal, 48,
pp. 45-85; Mashile, G, and Pirie, G,H, 1977. "Aspects of
Housing Allocation in Soweto", South African Geographical
Journal, 59, pp. 139-149.

11 Beavon, K.S.0. 1982. (9, op.cit.)

12 See Hendler, P. 1987. "Capital Accumulation and
Conurbation: Rethinking the Social Geography of the 'Black’
Townships", South African Geographical Journal, Vol. 69,
No.1l, pp. 60-85
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reproduction of labour power,*® and rent struggles and the

distribution of resources.*®

None of these studies has examined the formation and
operation of housing markets in Greater Soweto in terms of
the diversity of housing, locality, type, the rise of
different tenure markets and such matters as movement and
other connections between these markets, pressure points for
housing where demand exceeds supply, housing for first,
second and third generations,. and housing of last resort.
Thus, little attention has been paid to the residents who
occupy different positions in the Greater Soweto housing

markets.*S

A major weakness in the growing body of literature that has

13 See in particular, Pigott, M.J.D. 1985. Townships
For African Workers: A Study of State Intervention in South
Africa, 1945 to 1965, Unpublished doctoral thesis, School of
Oriental and African Studies, University of London; see also
Wilkinson, P. 1981. A Place to Live: The Resolution of the
African Housing Crisis in Johannesburg, 1944 to 1954.
African Studies Seminar, African Studies Institute,
University of the Witwatersrand, Johannesburg, July.

14 See Seekings, J. 1988. Why Was Soweto Different?
Urban Development, Township Politics, and the Political
Economy of Soweto, 1977-1984, African Studies Seminar Paper,
African Studies Institute, University of the Witwatersrand;
see also PLANACT, 1989. Soweto Rent Boycott, A Report by
PLANACT Commissioned by The Soweto Delegation, Yeoville.

1S These 1limitations have 1led to the treatment of
housing as if it were a monolithic whole, comprised of
uniform tracts of state housing. See for example, Mather, C.
and Parnell, S. 1990. "Urban renewal in Soweto". In D.
Drakakis-Smith (ed.), Economic Growth and Urbanization in
Developing Areas, p. 239. Routledge, London; see also
Hendler, P. 1991. "The Housing Crisis". In M. Swilling, R.
Humphries and K. Shubane (eds), Apartheid City in
Transition, p. 202. Oxford University Press, Cape Town.
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focused on the black townships has been the lack of any
systematic documentation of housing markets in Greater
Soweto.*® 1 have attempted to draw from what literature
there 1is those aspects that are relevant, and analysed the
useful background information contained in the literature.

What is new is that housing is a central focus.

1.3 Research questions and hypotheses

The phenomenon which this study seeks to understand is the
formation and operation of housing markets in Greater
Soweto, which imply the existence of different kinds of
rights in housing and 1land and entrance qualifications or
eligibility criteria. This situation has come about over a
long period of time. More than 40 vyears ago, following
clearances and evictions of black people from Johannesburg
areas of Sophiatown, Newclare, Martindale and others, there
was one type of housing tenure (specifically state/council
rental) and people's rights were minimal. The central
research question for this thesis 1is: how has this change
come about? Specifically, why are housing markets in Greater

Soweto as they are today?

The present housing situation, characterised by a diversity
of markets, also presents other important research questions

for this study. In what ways are these markets connected to

16 The lack of references with a specific focus on
housing is disturbing, especially because of the place which
housing occupies in the South Africa political struggle.
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and differentiated from another? 1In what ways has the
housing policy in which private tenure dominates been
established? What are the driving forces for this change and

what factors have enabled or facilitated it?

The central hypothesis is that contemporary housing
situation has come about via a multiplicity of mechanisms:
social, political and economic, the latter embracing not
only housing markets but the associated markets in land,
finance capital, materials and 1labour, and the complex
interactions between population, housing and employment.

The research on which this thesis reports is designed to

discover these mechanisms.

1.4 Research methodology

The major instruments employed in this study were of both
field and desk research. With regard to the field research,
two household surveys were conducted, one in Orlando West
and one in Meadowlands West Zone 9, between January and July
1994. These two townships were chosen because they had
similar housing conditions and both are charactefistic of

the Greater Soweto area.

Questionnaires and personal interviews were used for
collecting information from a total sample of 236 households
(151 in Orlando West and 85 in Meadowlands West Zone 9). The

questions contained in the questionnaires were piloted
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between mid-November and early December 1993 in Naledi
township. The single biggest problem revealed by the pilot

survey concerned a climate of suspicion and mistrust arising
from the political situation at the time. For example, some
of the respondents and potential interviewees thought that I
had been sent by a local authority. Others suspected that I
belonged to a political organisation. In this respect the
question of income proved to be the most intractable, for
example, some respondents suspected that the only reason 1
asked that question was because o0f the continuing rent
boycotts. Others were simply reluctant to answer this
question. Thus in this case revealing one's income appeared
to be a personal matter which residents were not prepared to

talk about.

Other respondents wanted to know if I was capable of solving
their problems with the local authorities, particularly with
respect to the poor conditions of their houses, including
the persistent interruption of their water supply and
blocked toilets. But since I could not promise them anything
other than telling them that the purpose of my research was
purely an academic exercise aimed at providing general
information, some of these respondents simply could not
believe that they were being asked questions which would not

result in the improvement of their conditionmns.

This was not helpful considering not only the climate of

fear and mistrust generated by the turbulent history of
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Soweto, but also the relatively recent violent struggles
waged Dbetween township residents and 1local authorities.
Seeing that this exercise would result in failure, I
explained my problems to one of the top leaders of the South
African National Civic Organisation (SANCO), Mr Sandy
Mgidlana who suggested that I contact a local (Naledi)
representative Mr Pat Lepunya. After several attempts to
reach this man but without any success I eventually enlisted
the help of an influential member of the local civic branch,
Mr Glega Mokgele in seeking to find ways through which I

could allay residents' fears.

Mr Mokgele suggested that it would be very difficult for me
to conduct interviews due to the level of mistrust caused by
various factors such as the so-called 'third force'
activities carried out by 'vigilante groups' composed mainly
of unknown men with guns carrying out violent murders and
acts of intimidation in the townships. None the 1less, he
subsequently helped inform the civic branches 1in Naledi of
my presence and the nature of my research. But this meant
that I could only conduct a survey in Naledi where Mr

Mokgele was known locally.

Moreover, from these trials I became convinced that the
townships were very unstable for any man to go about asking
questions about whatever issue without risking being shot.
Townships had recently undergone a traumatic period in which

children as young as 15 had demonstrated that they were
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capable of killing. As a result of these conditions which
posed a certain amount of physical danger to myself,
including the dangers to me posed by taxi wars, I became
convinced that the hostility towards women was less
pronounced and decided to adopt different strategies. It was
therefore for me to see how I could take advantage of the

gender bias.

As one of the investigative methodologies, I employed a
recently qualified local teacher, Hlale Hilda Mohlala, whom
I trained in Naledi at Mr Mokgele's civic branch community
as my research assistant. Not that I was an experienced
researcher myself, but the practical training I offered her
included the importance of flexibility and the avoidance of
leading questions in favour of discretion in order to give
residents more confidence. I had decided to employ this
local teacher following the meeting I had with Professor
Ronald Mears at the Vista University in Soweto to discuss my

research problems.

Professor Mears had told me that in his 1993 Demographic
Study of Greater Soweto he had used his students as
fieldworkers in areas where they lived, and there were some
areas 1into which these students were not prepared to go. In
my case I had been away from Soweto since 1976 and a lot had
changed since then. Since Hlale Hilda Mohlala had come to
live in Naledi since 1992 from Orlando West, I decided that

we should conduct interviews at her original area to see if
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the situation would be different.

The problems regarding the climate of mistrust still
remained, particularly because some of the residents of
Orlando West had been victims of violence (in the past)
carried out by some unknown people believed to be residents
of the nearby Dube and Lifateng hostels. Nevertheless, the
fact that the area chosen for the interviews was centrally
located and therefore visited by all sorts of different
people, and characterised also by a major presence of taxi
operators persuaded me to ask my research assistant to

conduct trial interviews within that area.

Surprisingly, my assistant did not encounter the problems I
had experienced in Naledi, although she did face the problem
that respondents felt invited to talk about several issues
which tended to deviate from the set questions and prolonged
the interview schedules. Hence I was persuaded that with
proper guidance my research assistant would do a good job.
It was on this basis that I decided that she became
responsible for conducting all the interviews at Orlando
West, while I concentrated on the interviews at Meadowlands

West Zone 9.

The Meadowlands West Zone 9 interviews were very different
from the experiences I had encountered at Naledi in that
they involved individual home-owners who had already formed

into a strong residents' group around specific housing
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problems. These problems concerned the poorly constructed
houses erected by private developers (some of which were
already falling apart or had serious cracks and a range of
other defects). These home-owners had formed into a pressure
group 1in order to force the developers and financial
institutions (the 1issuers of their mortgage bonds) to
rectify the defects. I had been introduced to this group by
Dr Patrick Bond of Planact (a non-governmental organisation
which was investigating and publishing on housing issues

reqularly).

The research strategies I used at Meadowlands West Zone 9
involved both the questionnaire-based method of collecting
information and action research. The action research
involved attendance at all the workshops held by the
residents' group at which strategies were designed,
including the campaigns to improve their housing conditions.
Also, this research entailed attending networking activities
between the Meadowlands West Zone 9 residents' group and
other organisations and agencies involved in campaigns

designed to improve housing conditions in the townships.

However, it was difficult to obtain unbiased information
from the respondents. In addition, as it was difficult to
conduct interviews after hours as a result of the fear of
violence from whatever source in the Greater Soweto area,
both Hlale and I conducted most interviews during the day

and also on weekends. As far as possible I would ensure that
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Hlale returned (made a second visit) to the same house after
the first wvisit 1in cases where the household was not
available. However, Hlale was to interview the immediate
neighbour if after those two visits the head of the targeted
household was still not available, as well as in cases where
members of a targeted household refused to be interviewed.
In the Orlando West survey, my research assistant was
refused an interview by only 4 targeted respondents. In
Meadowlands I encountered no refusals. After each visit to
Orlando West I would meet with my research assistant at home

in Naledi to discuss the problems we encountered.

I had also been trying hard to follow through the contacts
which I had made with the Dube Civic Association. I tried to
see Mr Issac Mogase (then President of the Soweto Civic
Association, and from December 1994 elected Chairman of the
Greater Johannesburg Transitional Metropolitan Office) but I
had no success in gaining an interview with him. I was
informed by members of staff at Dube Civic Association that
broadly, the civic and community leaders were too busy,
mostly investigating housing issues and other concerns
reqgularly at workshops, conferences and housing forums, at

the metropolitan chamber and at other venues.

During the period of my field research the political
environment in South Africa was going through a rapid
transition. The first multi-party democratic elections were

held in April 1994, halfway through my field work: heated
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debates with regard to the restructuring of power and the
reorganisation of local authorities were taking place at the
time. Under these conditions it was generally difficult to

find these people.

A range of other research methods were employed, including
unstructured interviews with 1local authority managers and
interviews with heads of departments (deeds offices and
surveyor general's office) at the Central Government
Building in Pretoria and also at offices 1located in

Johannesburg.

The employed council officials in the 1local authority
offices were even more elusive. I had to track down some of
them by physically waiting for them at their offices until
they showed up. Not only would these council officers fail
to return my calls, but whenever I managed to find them they
would undertake to furnish me with the information I needed
and then fail to supply it. For example, on five occasions
one of these officials told me to come and collect the
information (once from his wife, an estate officer, who also
works with him at the same office, and four times from his

secretary) but all to no avail.

I concluded that these council officials had previously not
been exposed to research investigations, and also, that they
perceived any member of the township community as a

potential enemy. Nevertheless, after persistent efforts I
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eventually managed to get wvaluable information from these

council officials.

My field research also entailed collecting housing and
mortgage bond figures from the local authorities in Greater
Soweto and the Deeds Registry Office in Pretoria. This data
has been collated: the first time that such an analysis has

been carried out.

The desk research on the other hand examines the literature
related to the study. Thus a range of documents including
books, memoranda, housing policy documents and statistical
reports, surveys, journals, financial mail, and newspaper
reports were identified and relevant information extracted.
It is important to emphasise that this research has been
directed at uncovering the dynamics of the housing situation
as a whole and to gain insights: generalisations about

households are made only where it appears safe to do so.

1.5 Overview and thesis structure

A total of nine chapters make up this study. Chapter Two
summarises the theoretical perspectives employed in this
thesis. Chapter Three addresses the contemporary
demographic, socio-economic and settlement characteristics
of Greater Soweto and the findings of the household survey
in Orlando West and Meadowlands West Zone 9. The historical

development of housing markets in Greater Soweto from the
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1820s to the late 1970s is discussed in Chapter Four.

The machinery for providing housing and how it operated is
the main focus in Chapter Five. 1In this chapter housing
supply is analysed in terms of the financing and production
mechanisms, and the rate of additions to the housing stock
in Greater Soweto. Chapter Six examines the allocation
policies of successive administrations and tenure markets
from 1930 to the early 1980s. Chapter Six also provides a
background of the shift in housing policy from building by
the councils to privatising housing in the 1980s and 1990s

that the local authorities had built in the past.

The privatisation of council-built housing from the late
1970s to 1994 1is examined in detail in Chapter Seven.
Chapter Eight is a case study of private sector finance for
house purchase and the role played by the Meadowlands West
Zone 9 purchasers in safe-guarding their recently acquired
property rights from mid-1980s to 1994. In this chapter the
campaign against the role of private developers and
financial institutions by the Meadowlands West Zone 9 (97
Residents' Community) is examined in detail. The mortgage
bond housing market situation in Greater Soweto (presented
in tabular form in Appendix Al) is also assessed and

analysed in Chapter Eight.

The significance of the Meadowlands West Zone 9 case study

(in Chapter Eight) to the objectives and structure of this
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thesis is that it chronicles the importance to the
residents, of the recently acquired property and housing
rights, hence their campaign for social justice against poor
construction standards of private developers and the failure
of financial institutions (as financiers) to exercise a
monitoring role over private constructors. The concluding
chapter, Chapter Nine, returns to the subject of mechanisms
generated from theoretical arguments presented in Chapter
Two of this thesis in order to test their relevance and
applicability to the special case of Greater Soweto. It also
draws together the salient conclusions from the empirical
study showing how African people were deprived of
enforceable and tradeable rights in housing and 1land, and
how, in present-day Greater Soweto, they have regained those

rights, including freedom of movement and choice.
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CHAPTER _TWO

THEORETICAL PERSPECTIVES

2.1 Introduction

This chapter sets out approaches to housing markets
developed by academics in advanced capitalist countries and
applied to those countries, in order to make explicit the
mechanisms that they imply and generate questions that I
could ask in looking for these mechanisms in Greater Soweto.
This 1is important because never before has the housing
question in Greater Soweto been analysed in terms of market

processes, hence this study breaks new ground.

The housing question has been approached from various

perspectives,* all of which have generated different ways

of understanding housing markets. What makes these
perspectives different, however, is that they posit
different mechanisms: human ecology, neo-classical

economics, Weberian sociology and historical materialism

(table 2.1). It is to these that this chapter now turns.

2.2 Housing markets and housing tenures

Precise definitions of housing markets are problematic

because of the particular characteristics of housing.

1 See for example, Malpass, P. and Murie, A. 1990.
Housing Policy and Practice, Third Edition, Macmillan,
London.
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The conventional western view is that housing markets are
differentiated from those in other economic goods by the
conditions of exchange and the unusual characteristics of
housing which include 'its high cost of supply, its

durability, its heterogeneity and its immobility'.=®

Housing is seen as a durable and fixed good lasting a long
time in relation to, for example, the family cycle (20-30
years) and an individual's working life (40-50 vyears) and
providing stability of occupation and a range of other
consumption services. The ‘'durability' of housing also
implies that houses are built in accordance to certain
building and safety standards' in order to avoid shoddy
building practices and other short-run construction
decisions whose effects would impact on the health of
residents.® Housing is also seen as a necessary and

commodity good.

The stock of housing built over a long time is said to be
many times larger than any housing units built in any given
year. Therefore, housing markets have a tendency to be
characterised by the dominance of the existing housing
stock. The stability of occupation of dwellings by

individual households is seen to be evident particularly

2 Bourne, L.S. and Hitchcock, J.R. (eds), 1978. Urban
Housing Markets, University of Toronto Press, Toronto.

3 See Goldberg, M.A. 1983. The Housing Problem: A
Premier on Housing Markets, Policies and Problems,
University of British Columbia Press, Vancouver.
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where only a small proportion of the existing stock is
exchanged (bought and sold) in the market in the short term.
Housing is also said to be characterised by a
'disequilibrium' (an imbalance) between housing supply and

demand in a given area.*

The conventional western view also views housing as being
'fixed' in location. According to this view, houses, unlike
other goods, cannot be moved or transported, even if there
is excess demand in one area and excess supply in another.
Moreover, in buying a house one also buys access to jobs,
schools, health facilities, and other services. The
fixedness of housing implies that housing markets are
localised® and therefore segmented according to size and
physical configuration. It is primarily in reference to size
and physical arrangements that housing is seen to be
'heterogeneous'. According to the conventional western
approach, the 'heterogeneity' of housing also denotes
qualitative and quantitative differences of the stock of

housing.

Housing is also seen to be 'expensive'® in relation to a

household's income. This in turn implies the existence of

4 Ibid.
S Bourne, L.S. and Hitchcock, J.R. 1978 (2, op.cit.);
Le Grand, J., Propper, C. and Robinson, R. 1993. The

Economics of Social Problems, Third Edition, Macmillan,
London.

¢ Ibid.
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different supply or seller markets (financial, developers
etc.) and demand or buyer markets. According to Randolph,
"Housing markets posses distinctive structures that
reflect the autonomous processes underlying the nature
of housing production and supply, for example, tenure
structure, dwelling type...These processes largely
determine the form in which housing is supplied and have
their own impact on housing market structure, quite
distinct from those processes operating in the labour
market. Any theorization of housing market structure,
therefore, needs to accommodate the distinctive roles of
both housing consumption and production processes."?
Housing markets are also seen as consisting of different
independent local submarkets in terms of the diversity and
character of the existing stock, the determinants of supply
and demand, and the nature of housing problems found in each
urban area. Thus housing markets are seen to be different in
terms of the demographic settlement characteristics of the
population and growth, household size and income, type,
size, age, structure, price, quality, location and rate of
change in the stock. According to Quigley, housing markets
comprise a:
"collection of closely related, but segmented, markets
for particular packages of underlying commodities,
differentiated in size, physical arrangement etc., and

location. These submarkets are connected in a complex
way. s

It is important to recognise that housing markets are much

7 Randolph, B. 1991. Housing markets, labour markets
and discontinuity theory, p. 30. In J. Allen and C. Hamnett,
(eds), Housing and Labour Markets: Building the Connections,
Unwin Hyman, London.

8 Quigley, J.M. 1978. Housing Markets and Housing
Demand: Analytical Approaches, p. 25. In L.S. Bourne and
J.R. Hitchcock (2, op.cit.)
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more than structures of housing production and supply, and a
set of price signals. Whilst they involve the key decisions
of policy makers (central, regional and local governments)
financial institutions (banks and building societies),
developers, builders, exchange agents, buyers and sellers,
landlords, and others, they are inherently characterised by

a system of rights of use, control and disposal.

Central to the analytical departure which this study makes
is that the question of tenure and rights is not clearly
established in conventional western approaches but implied.
This distinction 1is important in two specific ways: a) in
order to avoid strictly econonic definitions where
transactions in the housing market are viewed in terms of
the 'efficiency' considerations, for example, those who
benefit and those who lose from the workings of the market;
and b) to clarify the conceptualisation of housing markets

used in this thesis. Thus, according to Ball and Kirwan,

"...the housing process within an urban area can be
described simply as the means by which the flow of
housing services from the stock of dwellings in the area
is allocated between the households living in that area,
and the responses, and consequential adjustments,
occurring in both the stock of dwellings and the
population as a result of these allocation procedures
and of changes in other parts of the urban system. These
mechanisms ... operate within a well-defined set of
procedures, property rights and institutional rules ...
the most difficult features of the market to abstract
from ... are existing tenure relationships and the
property rights conferred on households living in
dwellings in different tenures."®

2 Ball, M. and Kirwan, R. 1975. The Economics of an
Urban Housing Market, Bristol Area Study, pp. 12-13, Centre
for Environmental Studies, Chandos Place, London.
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The conceptual focus of housing markets used in this thesis
is on tenure and transactions taking place in terms of
enforceable, tradeable, saleable and rentable rights. Thus
the different tenures are defined by different sets of legal
rights which are simultaneously enabled and constrained by a

system of rules. According to Maclennan,

"The concept of tenure essentially relates to the legal
arrangements existing between properties and their
owners and inhabitants. Thus tenure differences are
essentially variations in property rights and
obligations of property owners and inhabitants. That is,
tenure may influence the ways in which households
acquire, use, alter and then ultimately dispose of
housing ..."*°

It is important to recognise that housing markets comprise
the buying and selling of ownership rights and rental rights
to occupy a dwelling, the duration of those rights and the

right to transfer those rights. As Saunders put it,

"Minimally these may be identified as the right to
exclusive use and benefit for as long as title is held,
the right to control and the right to dispose ... rights
are never absolute. The same law which grants rights to
property holders also limits them. The same case or
statute which establishes the right to keep people out
of one's home also establishes the right to various
police officers, meter readers and sundry inspectors to
enter it. Recognition of the right to sell the house as
one chooses is at the same time prohibition of the right
not to sell it to someone on the grounds of their
race."?*

The importance of rights is that they are set down in the

law of the land ('de jure'), and are enforceable through the

19 Maclennan, D. 1982. Quoted from Saunders, P. 1990. A
Nation of Home Owners, p. 98, Unwin Hyman, London.

11 Saunders, P. 1990 (10, op.cit. p. 99)
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courts if there is access to them, or may be enforceable in
practice ('de facto'), for example, where the law
enforcement agents (such as the police, bailiffs and others)
do not act to evict squatters. A statement of 'rights'
commonly specifies (a) what an individual may enjoy and have
use of, (b) how long an individual may continue enjoying/
using into the future (duration), (c) under what conditions
an individual may transfer his/her rights to enjoy. It is
differences in rights that distinguish the different

tenures.

It is important to recognise that the commodity in housing
markets is 'rights'. It is rights (as described above) that
are bought and sold. It follows that tenure sectors
comprised of particular transactions taking place (housing
rights being bought and sold or rented in the market place)
correspond to distinct markets because the commodity is
(rights are) different. The tenure divisions define sectors
and within those sectors there are common occupational
rights. Thus each of these tenure sectors confers different
rights and rules of entry, implies different costs and
allocation mechanisms to a household seeking accommodation.
These tenure differences also define submarkets which are
characterised by distinct sectors of demand and supply.
Questions generated by the importance of rights for Greater
Soweto are: what rights exist in Greater Soweto? How can
they be distinguished? Are they acknowledged/traded with or

without a formal legal basis?
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2.3 Ecological approach

The human ecology approach was developed by a group of
sociologists based at the Chicago school early this century.
According to Dunleavy, the human ecology model entailed a
study of the <c¢ity as an independent wunit or object with
'human qualities' where the ‘'struggle for survival' in the
cities favoured the 'fittest' (rich) over the 'weak'

(poor) .12

Competition, domination and invasion-succession processes
postulated an ecological order.*® Within this ecological
tradition, E.W.Burgess developed the 'zonal or concentric'
model of urban growth. According to this model the 'core' of
cities comprised a central business district (CBD) with the
market responsible for causing change in the area of
transition through a number of invasion-succession
processes. The expansion of the CBD due to the growth of
businesses and other industries necessitated the invasion of
the zone of transition which was characterised by old
dilapidated houses. In turn the =zone of transition found
itself surrounded by that of working-class families who had

been pushed from dilapidated and subdivided homes in the

12 Dunleavy, P. 1982. Perspectives on Urban Studies. In
A. Blowers, et al, Urban Change and Conflict: An
Interdisciplinary Reader, The Open University Press, London.

13 Ibid.
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zone of transition.*#

However, these working-class families could not be pushed

furthest away from the zone of transition and employment in
the CBD. Beyond the zone of working~class families lay the
residential zone characterised by spacious apartments and
single-family housing for the upper-classes. These dwellings
in turn were encircled by the commuters zone for the elite

suburbs.*® Consequently, the expansion of the CBD squeezed
more housing units in the zone of transition, setting in
motion a chain reaction of various processes of competition
for residential space and invasion of other residential
spaces, culminating in the eventual displacement of existing

by new households.

Burgess's concentric theory based on the human ecological
model also suggests that people move out of working-class
areas as they acquire the resources that enable them to
compete in middle-class and elite markets. The ecological
approach suggests competition, domination and invasion-
succession mechanisms. The questions generated by these
mechanisms for Greater Soweto are: where do immigrants to
the city settle? Is there a ladder of opportunities up which

people move? If so how did it come about?

14  Ibid., see also, Johnson, J.H. 1972. Urban
Geography, Pergamon Press, London.

+S Ibid.
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Table 2.1 Four approaches to housing and residential
structure
Approach Wider social Areas of Exemplar
theory inquiry writers
ecological human ecology | spatial Burgess
patterns of (1925)
residential
structure
neo-classical neo-classical |utility Alonso
economics maximisation, | (1964)
consumer
choice
institutional Weberian
sociology
managerialism gatekeepers, Pahl
housing (1975)
constraints,
housing Rex and
classes Moore
(1967)
locational power Form
conflict groupings, (1954)
conflict
Marxist historical housing as a Harvey
materialism commodity, (1973),
reproduction Castells
of labour (1977)
power,
urban social Castells
movements (1976)
Source: Bassett, K. and Short, J.R. 1980. Housing and

residential structure: Alternative approaches, Routledge &

Kegan Paul, London, p. 2.
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2.4. Neo-classical economics approaches

A long established tradition of neo-classical economics has
been to view societal and economic organisation in terms of
individual preferences. Neo-classical economics treats
households as economic units. According to this perspective,
the 'utility maximization' on the part of individual
households' preferences is characterised by their demand for
goods and servicés.16 It is within this context that this
approach has been viewed as both a ‘'description of the
private market system' as well as providing 'justifications

for it'.*”

Thus, under perfect competitive market conditions,
individual households are said to 'trade-off' accessibility
to the ‘'centre' against 1living space. Depending on the
particular trade-off mechanisms and their personal
circumstances, better-off households 1locate away from the
central business district. Conversely, high-income earners
are also likely to remain in high density areas paying more
for their housing, if they value time and leisure more than
space. Low-income households, on the other hand, 1locate
close to the central business district because of their low
income-elasticity of space demands. Thus, they pay more for

housing in higher density areas, but less in transportation

16 Bassett, K. and Short, J.R. 1980. Housing and
residential structure: Alternative approaches, Routledge &
Kegan Paul, London.

+7 Ibid.,
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costs to their work.'® The trade-off model also presumes
that both the high-income and 1low-income households are
distributed in relation to a single urban 1labour market

which is in the central business district.

The 'new urban economics approach' provides further
extensions to the 'standard model' (trade-off model) of
residential 1location. In addition to space demands, this
model suggests the importance of 'environmental quality,
housing quality and social prestige' to the household
decision-making process. Thus these premiums are also seen
to be declining from the centre. In this case residential
differentiation reflects an amalgam of 'neighbourhood

premiums'.*®

The 'individual choice model' which is inherent in the old
and new urban economics models, implies housing allocation
by household decision. In a way, it represents a further
elaboration on the standard model (discussed above) 1in so
far as the distinction between the location patterns of
high-income and low-income households is concerned. Its
departure from the standard model, however, is its emphasis
on perceptions of individual households in relation to the
structure of the housing system. Thus this model suggests
that 'residential mobility’' of individual households within

the housing market 1is a consequence of households'

18 1bid.; see also Quigley, J.M. 1978 (8, op.cit.)
12 Bassett, K. and Short, J.R. 1980. (16, op.cit.)
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'‘perceptions' in relation to the structure of the housing

system. =°

Within the neo-classical tradition there is also the
filtering model which suggests that an adequate supply of
new high quality housing for higher-income brackets makes
the need for building lower-income housing unnecessary. This
is because as the high-income groups move up the housing
ladder to occupy new 'quality' housing, the vacated units
filter downwards to the next income bracket, and the houses
at that 1level in turn filter further to accommodate

eventually the lowest stratum of households.=®*

According to Goldberg, other factors such as effective
demand, finance, land costs, building materials, investment
risks and government requlations determine profitability in
housing for developers and investors. If the combination of
all these factors is perceived to yield a worthwhile profit,
developers will provide more houses. The supply of housing
will also be stimulated when there are equilibrium
conditions between rising costs and falling prices. But
rising interest rates, rent controls and falling rents will
make housing less profitable for developers and reduce

additions to the stock, but not have the same effect as

20 Ibid.

21 Weicher, J.C. and Thibodeau, T.G. 1988. "Filtering
and Housing Markets: An Empirical Analysis", Journal of
Urban Economics, 23, 21-40.
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demolitions.22

There are a number of mechanisms suggested by the neo-
classical approaches: a) individual choice within limits of
what is available; b) competition against others who are
better-off, in similar position and worse-off; c¢) profit-
motivated behaviour of landowners, developers and financial
institutions; d) competition drives up prices; and e)
filtering. These mechanisms in turn generate the following
questions for Greater Soweto: how much making choice is
there? What kinds of trade-off mechanisms are there? What is
valued? How do supply and demand influence each other? How
much segregation is there? At what point in the family life
cycle do people move? Do they move when about to start a
family or when they have one child and another on the way?

Do they move at all? Is filtering wvisible?

2.5 Institutional approaches

The state is said to intervene in the housing market in two
important respects. Firstly, through legislation governing
'real property' transactions and the behaviour of various
agents in the housing market from the national level down to
the regional and local 1levels. These rules comprise of the
following regulatory framework: fiscal and monetary
policies, zoning, subsidies, mortgage policies, employment,

building standards (safety inspection, fire protection

22 Goldberg, M.A. 1983 (3, op.cit.)
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etc.), deeds registry laws, real property and land laws,
leasehold rights, ownership rights and others. Also, the
regulatory framework is said to be concerned with the role
of agents who are responsible for effecting transactions
between buyers and sellers in the housing markets such as,
property estate agents, lawyers, conveyancers, local
authority managers, landlords and the institutions involved

in housing production and supply.Z3

Secondly, the state is said to intervene in thé housing
market through the direct provision of housing. This form of
intervention in the housing market, for example, became
prominent after the second world war in most advanced
capitalist countries. The governments of these countries
identified a need for greater state involvement in the
provision of housing in order to meet the needs of those

least able to afford housing at market driven rates.?24

This approach represents a fundamental departure from the
ecological and neo-classical frameworks of housing market
analysis. It recognised that a household's 1location was
decided administratively, not by its own choice (albeit
fettered). According to this approach, the housing market
was influenced by the state, notably housing departments and

policy makers. The housing market was also constantly being

23 Ibid., p. 47).

24 Ball, M. 1988. Housing Provision and Comparative
Housing Research. In M. Ball, et al, Housing and Social
Change in Europe and the USA, Routledge, London.
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shaped by private sector ‘'agents’' (builders, developers,
investors, financial intermediaries, landlords, estate
agents) all of whom had different aims and objectives and
were able to exercise discretion in their administrative

decision-making.

Therefore any study of housing market structure had to start
with the key decision-making processes of producers and
suppliers of housing rather with housing consumers. In
particular, it had to recognise the distinction between
decisions to do with supplying housing in terms of
development and redevelopment and those to do with
allocating people over the housing stock (for example,

letting decisions).

The 'housing classes' approach of Rex and Moore draws from
both the ecological framework documented above and Weberian
sociology. Max Weber was concerned to show that 'social
classes' were not only a manifestation of the position of
individuals in the labour market, but included the common
positions and interests shared by groups under any market
conditions. Society, according to Weber, was stratified in
terms of inequalities resulting from the distribution of
opportunities at the 1levels of the socio-economic and

political power structures.=%

25 Bassett, K. and Short, J.R. 1980. (16, op.cit.); see
also Dunleavy, P. 1982. (12, op.cit.)
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The access differentials to 'life chances' were seized upon
and qualified by Rex and Moore to include the position of
individuals and groups in the wurban residential structure

and housing markets. For Rex and Moore, desirable housing in
the suburbs 1is scarce, therefore, urban residents are
differentially situated in 'competition and conflict_ for
it'. This competition and conflict for housing is partly a
reflection of the ‘'class struggle in industry', but with
considerable differences particularly with regard to 'access

to housing'.

Individuals or groups may share the same position in the job
market and yet have varying degrees of access to housing,
depending on allocation factors such as race, access to
finance, 1length of residence and others. Rex and Moore
identified 'housing classes' in Britain along the main lines
of tenure divisions in the following hierarchy of status:
(1) the outright owner of a whole house;
(2) the owner of a mortgaged whole house;
(3) the council tenant -
a) in a house with a long life;
b) the council tenant in a house awaiting demolition;
(4) the tenant of a whole house owned by a private landlord.
(5) the owner of a house bought with short-term loans who
were compelled to let rooms in order to meet his/her
repayment obligations.
(6) the tenant of rooms in a lodging house.?Z2°
The criterion of income suggests that better-off people have

easy access to desirable housing while those without income

are subjected to varying conditions of access. Accordingly,

26 Rex, J. and Moore, R. 1967. Race, Community and
Conflict, p. 274. Oxford University Press, London.
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the outright winners iﬁ this competitive struggle for
housing are the elite who need not satisfy any qualification
requirements because of their wealth or capital. The rest
are subjected to varying degrees of entry requirements by
mortgage lenders, local authority bureaucrats, landlords and

others.

Rex and Moore's 'housing classes' are further differentiated
from those of class relations in the workplace by an element
of bureaucratic control. In their study of Birmingham, they
showed how the 'five year residence rule' graded applicants
into various degrees of suitability for different qualities
of council housing.#®7 Thus they drew attention to people's
different positions with respect to ‘'bureaucratic' rules.
This approach 1laid the basis for further theoretical
exposition with regard +to housing allocation policies in

both the public and private sectors.

Pahl developed the thesis of 'housing classes' to include
the role of managers.2® He saw urban inequalities as
resulting from the world of employment. He also saw the
distribution of opportunities for individuals and
accessibility to wurban resources to be dependent primarily

on the market and bureaucratic factors.Z®° Thus the state

27 Saunders, P. 1981. Social Theory and the Urban
Question, Hutchinson, London.

28 pahl, P.E. 1973. Patterns of Urban Life, Longman,
London.

29 Ibid.
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through the distribution of 'public resources' contributed
to the distribution of opportunities for individuals.
According to Pahl, access to wvital urban resources was
controlled by different managers or 'gatekeepers'. In this
context, urban managers by virtue of their position in
relation to the distribution and allocation of urban

resources were the 'controllers' of the urban system.

Moreover, according to Dunleavy, Pahl argued that an
understanding of the distribution of wurban resources
required a study that focused on wurban managers as an
'independent variable'.3° Pahl later refined his framework
of managerialism which, he said, played an important role in
the provision of goods and services at the 1levels of the

state, local authority and industry.=3?

The mechanisms suggested by the institutional approaches are
decision-making, class struggle within the housing system,
access and allocation, and gate-keeping. These mechanisms
have generated the following questions for Greater Soweto.
What has the state done? Who are the ‘'agents'? What
positions do they occupy? What 'rules' do they operate? How
is access and allocation of housing determined? To what
extent is continuing to stay in one's house dependent on the

decisions of urban managers? Can ‘'housing classes' be

3° Lambert, J., et al, 1978. Housing Policy and the
State, Macmillan, London.

31 Ibid.
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distinguished? In what ways do housing opportunities of the

residents reflect the inequalities in employment?

2.6 Marxist approaches

This framework draws attention to the structure of the
system within which bureaucrats, gatekeepers and others
operate and in particular to the interacting social,
economic, physical and political/government structures. This
approach represents a significant departure from all the
theoretical work reviewed above. The marxist approaches have
been concerned with the general conditions of the c;pitalist

system of economic organisation.

The production and pattern of housing consumption are said
to be closely linked to the requirements of finance capital.
Thus housing is seen both as a commodity and source of
profits for developers and financial institutions. 32
Unlike other commodities which are normally produced in the
factories, some housing is assembled on site from factory-
produced components. Because of these peculiar features of
housing, its production is sometimes subjected to stoppages,
as a result of potential interruptions in the flow of

finance and building materials, labour problems and others.

32 Larmache, F. 1976. Property development and economic
foundations of the urban question. In C.G. Pickvance, (ed),
Urban Sociology: Critical Essays, Tavistock Publications,
London.

56



According to the marxist approaches, the high cost of supply
compels the majority of households to borrow money from
financial institutions to purchase and pay for housing over
an extended period of time. This process rewards developers
with immediate profits which are then ploughed back to the
production of more houses, and by extension, profits. In
turn, financial institutions realise their profits by

charging interest on loan-financed housing.

According to Harvey,3® the relation between housing and
capitalist production is integrated and corresponds to the
'power relation' between the capitalist sector and the work
force, and can only be understood in terms of its historical
context. This power relation, argues Harvey,®** may be
viewed primarily as a ‘'force of class structuration' in
capitalist societies particularly because of its importance
in shaping 'class' or 'social configurations' as a result of

the dynamics of the capitalist mode of production.

The integration of social relations (authority relations,
property relations, tenure divisions, family relations,
including attitudes) with the wider consumption patterns,
according to Harvey, is vital for the stability and
functioning of the capitalist system. In this respect the

appropriation of surplus value by different capitalist

33 Harvey, D. 1989. The Urban Experience, Basil
Blackwell, London.

24 Ibid.
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sectors through the provision of different types of housing
reinforces attitudes that are designed to reproduce certain
patterns of housing consumption and social relations. In
turn this 1leads to segmentation in housing markets and
residential differentiation based on class cleavages. In
this respect the fragmentation of society into different
residential communities and the fragmentation of the
workforce become entrenched and perpetuate capitalism.=3%
At the level of the family, adequate housing is vital for

the socialisation of the future workforce.

These social relations are seen to be affecting changes in
the structure and operation of housing markets, which are
increasingly controlled by ‘'financial and government
institutions'. These public and private market institutions,
according to Harvey, form a hierarchy characterised by
authority relations whose function is to coordinate 'housing
market behaviour' from the national level downwards to the
regional and local levels, and thus influence the
reproduction of certain 'consumption classes' or 'groupings’
and perpetuate residential differentiation. Under these
conditions individuals are left with no choice but to
conform and adapt to the imperatives of advanced

capitalism.3¢

According to the marxist approaches, the state intervenes

35 Ibid.
36 1bid., pp. 118-124.
58



(ideologically, economically, 1legally and politically) to
resolve a moment of crisis 1in the process of capitalist
expansion and accumulation by maintaining social cohesion of
capitalist formations, but also as a consequence of the
pressure exerted by 'urban social movements', while at the
same time directly enforcing the domination of the workforce
by the capitalists. But this intervention does not lessen
the class conflicts which are rooted in the contradictions

of capitalism, rather it actually exacerbates them.37

Urban social movements3® are said by Castells to be an
important part of the housing system. These urban movements
have become increasingly organised and have politicised and
engaged 1in direct action on such issues as deteriorated
neighbourhoods, rents and rising housing costs. In seeking
to influence the housing system they have extended urban
conflict from the sphere of production to the sphere of
consumption and thus revealed the integrated nature of the
relationship in wurban problems between the state and

capital.

The Marxist approaches suggest the following mechanisms:
profit-driven behaviour of developers and financial
institutions, class conflicts, and mobilisation, campaigning

and negotiating of urban social movements. These mechanisms

37 Ibid.

38 Castells, M. 1977. The Urban Question, Edward
Arnold, London.
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have generated the following questions for Greater Soweto.
What is the relationship between housing and labour markets?
Are spheres of production and consumption linked? What forms
of capital are there? How has the state intervened? On whose
side? What wurban conflict is there? What profit-driven
behaviour is there? What urban movements are there? What

were the levers by which pressure was exerted?

2.7 Summary

In this chapter, I have reviewed the major approaches to
housing markets which have been developed by academics in
the advanced capitalist countries. 1In addition, the
mechanisms implied by these approaches have also been noted
throughout this chapter. These mechanisms have generated
questions which will be applied to see whether they are
sufficient in bringing out the salient features of housing
markets in Greater Soweto and their historical development;
secondly, by seeing whether actual patterns of residential
location and movement in Greater Soweto fit (conform to)

them.

It is also important to stress that this study builds where
appropriate on the substantial factual information presented
in tabular form in chapters below. This study uses theories
as guides for collecting information and for analysing it.
At the one level this is an empirical study of housing

markets in Greater Soweto; At another carrying out the study
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has involved making an empirical examination of theoretical
perspectives for what they vyield in terms mechanisms at

work.
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CHAPTER THREE

PEOPLE AND HOUSING IN GREATER SOWETO TODAY

3.1 Introduction

This chapter provides a description of the Greater Soweto
population and housing situation in 1994. It concerns itself
with the distribution of the population spatially and across
the present stock of dwellings. It describes the area under
study and thus provides a basis for the analysis set out in
later chapters. Greater Soweto covers an area of just over
8,000 hectares? and comprises Soweto, Diepmeadow and

Dobsonville (see figure 3.1).

3.2 Population in Greater Soweto

The present size of the population in Greater Soweto is not
known accurately. The readily available population figures
on Greater Soweto comprise a variety of estimates (table
3.1), which vary widely. For example, in 1989 alone, seven
different estimates were recorded, ranging from a lower
figure of 888,443 to a higher figure of 3,500,000 people
(table 3.1). Similarly, also presented in table 3.1 are five

different estimates for 1990: the lowest of these is

1 See Mashabela, H. 1988. Townships of the PWV,, South
African Institute of Race Relations, Johannesburg. See also,
Mandy, N. 1991. Local government finance and institutional
reform. In M. Swilling, R. Humphries and K. Shubane (eds),
Apartheid City in Transition, Oxford University Press, Cape
Town.
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Figure 3.1: Map of Soweto

Source: South Africa, Lonely Planet travel survival kit,
Lonely Planet publication, 1996.
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1,033,000 and the highest is 2,169,000. In addition, two
different estimates for 1991 (891,000 and 1,300,000) are
shown in table 3.1, with a single estimate of 969,236 for
1992 and a further two estimates of 811,974 and 888,210 for

1993.

It appears from these estimates (table 3.1) that not only is
the size of the Greater Soweto population not accurately
known, but that current estimates are inadequate, unreliable
and confused. In the light of the wuncertain and unréliable
population figures shown in table 3.1 and for the purpose of
this thesis, I have used the 1994 local authority occupation
rates for the Diepmeadow area (as there were no 1local
authority figures for the whole area) to estimate the
population of Greater Soweto. According to the Diepmeadow
statistics for 1994 a total number of 291,857 residents were
accommodated in the 29,309 formal houses (table 3.2). Of
these 79,958 were accommodated in 8,711 formal houses in
Meadowlands East, 68,150 were housed in 7,977 formal
dwellings at Meadowlands West and a further 143,749 occupied
12,621 formal wunits in Diepkloof. Furthermore, 139,166
Diepmeadow residents were housed in the backyard and
informal shacks (44,795 at Meadowlands East, 12,916 at

Meadowlands West and 73,140 in the Diepkloof area).

Thus the mean occupation rate in the formal housing sector
in the Diepmeadow area was 9.9 (table 3.2) and 4.0 persons

per shack (table 3.3) in the backyard and informal shacks
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sector. On the basis of both these averages I was able to
estimate the total population of residents who are housed in
the formal and backyard/informal housing sectors for
Dobsonville and Soweto municipalities, based on the actual

number of units in each sector.

According to the data presented in table 3.2, there are
6,148 formal housing units and an estimated population of
60,865 in Dobsonville, while Soweto has 85,466 formal
dwellings and an estimated population of 846,113. Based on
these figures the total estimated population of those who
are accommodated in the 120,923 formal ﬁnits in Greater
Soweto is 1,198,835 (table 3.2). However, an additional
estimated population of 306,938 (139,166 in Diepmeadow,
11,412 in Dobsonville and 156,360 in Soweto) is housed in
the backyard and informal shack sectors (see table 3.3).
Moreover, there are approximately 37,697 people who are
accommodated in the hostels (table 3.4). Based on all the
figures presented above (see tables 3.2, 3.3 and 3.4) the
combined estimate of the entire population of Greater Soweto
in 1994 used in this thesis (see table 3.1) was 1,543,470
(440,929 in Diepmeadow, 76,760 in Dobsonville and 1,125,781

in Soweto).

On the basis of the 1,543,470 estimate used in this thesis,
the townships of Greater Soweto (covering an area of 8,000
hectares as stated above) have a mean population density of

193 persons per hectare. In comparison, the white municipal
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areas of the Central Witwatersrand: Johannesburg, Randburg,
Roodepoort and Sandton have a mean population of 16 persons
per hectare. These areas measure over 86,654 hectares and

accommodate an estimated population of 1,350,000.%

As explained above, there are no known-to-be accurate
figures on the population of Greater Soweto. Mashabela
(table 3.1), for example, reckoned the population of Greater
Soweto to be 1,542,000 (261,000 for Diepmeadow, 86,000 for
Dobsonville and 1,195,000 for Soweto) in 1988. The Soweto
Rent Boycott report commissioned by the Soweto Delegation in
1989 noted Mandy's figure of 1,740,000, which it considered
'to be the most reliable', but without actually showing how

reliability was ascertained or gauged (table 3.1).

Mandy (table 3.1), in his 1989 report for the Centre For
Policy Studies, used a number of estimates which ranged from
a low figure of 728,000 for 1985 to a high figqure of 3
million for 1988. Mather and Parnell (table 3.1) noted a
figure of approximately 2 million for 1990, whilst the 1994
Soweto City Council's estimates for Soweto (excluding
Diepmeadow and Dobsonville) was 3,5 million (see table 3.1).
In 1993, Professor Mears of Vista University estimated the
population of Greater Soweto to be 811,974 (table 3.1).
Therefore, although unquestionable accuracy cannot be
claimed for the population figures used in this thesis, they

are consistent with what is known of the population and of

2 Mandy, N. 1991. (1, op.cit.)
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Table 3.1: Population estimates for Greater Soweto

Mashabela, H. 1988% 1 542 000
Centre For Policy Studies 1989+ 3 000 000
The Soweto Rent Boycott 1989# 1 740 000
UNISA BMR 1989 1 022 768
Market Research Africa 1989 888 443
Black Towns of the PWV 1989: low 1 500 000
Black Towns of the PWV 1989: high 3 500 000
JOMET 1989 966 443
Development Bank 1990 1 253 026
JOMET 1990 1 033 406
Black Demographic Handbook 1990 2 169 000
Urban Foundation 1990 1 140 000
Mather and Parnell 1990%*% 2 000 000
1991 Census Figures*** 891 000
SA Township Annual 1991 1 300 000
Soweto Housing Department 1992 969 236
1993 Census Figures 888 210
Professor Mears' Estimates, 1993++ 811 974
Soweto Housing Department 1994## 3 500 000
My Own Estimates for 1994@ 1 543 470

Source: Mabin, A. and Hunter, R. 1993. Report of the Review
of Conditions and Trends Affecting Development in the PWV,
Unpublished Report Prepared for the PWV Forum, University of
the Witwatersrand; *(Mashabela, H. 1988. Townships of the
PwWV, South African Institute of Race Relations,
Johannesburg); +(Mandy, N. 1989. Research Report:
Johannesburg and Soweto, Centre for Policy Studies, Graduate
School of Business, University of the Witwatersrand,
Johannesburg); #(PLANACT 1989. The Soweto Rent Boycott, A
report by Planact Commissioned by the Soweto Delegation,
Johannesburg); **(Mather, C. and Parnell, S. 1990. Upgrading
the 'matchboxes': urban renewal in Soweto, 1976-86. 1In D.
Drakakis-Smith, (ed), Economic Growth and Urbanization in
Developing Areas, Routledge, London); *%*(Central
Statistical Service, 1991. Demographic Statistics,
Pretoria); (Soweto Housing Department, Soweto City Council
figures for Soweto, excluding Diepmeadow and Dobsonville);
++(Mears, R. 1993. Demographic Characteristics of the
Population in Greater Soweto, Unpublished paper, Economics
Department, Vista University, Soweto). ##(Soweto Housing
Department, Soweto City Council estimates for the Soweto
area (i.e. excluding Diepmeadow and Dobsonville); @(These
estimates are based on calculations derived from the
extrapolation of Diepmeadow figures (as already discussed)
and the average occupation rates both in the formal and
informal sectors, which I then used to calculate estimates
for the whole of Greater Soweto - see also tables 3.2, 3.3
and 3.4).
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Table 3.2:

sector in Greater Soweto

Estimates of people accommodated in the formal

Area Total number Population Average
of formal occupancy
houses rate
No % No 3
Diepmeadow+ 29 309 24.2 291 857 24.2 9.9
Dobsonville* 6 148 5.1 60 865 5.1 9.9
Soweto** 85 466 70.6 846 113 70.6 9.9
Total 120 923 100 |1 198 835 100 9.9 ]
Source: +Diepmeadow (Meadowlands East, Meadowlands West and
Diepkloof) Statistics, 1994; *Dobsonville housing figures

have been adapted from Davies, Bristow & Associates,
Property Consultants,

Black Towns

of the PWV,

1990.
Durban;

**Soweto Statistics, 1994.
Table 3.3: Estimates of people accommodated in Greater
Soweto's backyards and informal shacks
Area Backyard and Population Average
informal shacks occupancy
rate
No % No %
Diepmeadow+ 34 194 44.9 | 139 166 44.9 4.0
Dobsonville* 2 853 3.7 11 412 3.7 4.0
Soweto** 39 090 51.3 | 156 360 51.3 4.0
Total 76 137 100 | 306 938 100 4.0
Source: +Diepmeadow Statistics, 1994; *Adapted from Davies,
Bristow & Associates, 1990. Black Towns of the PWV, Property
Consultants, Durban; **Soweto Statistics, 1994.
Table 3.4: Estimates of people accommodated in Greater
Soweto's hostels
Area Number of hostel Population
beds
No % No %
Diepmeadow 9 906 26.2 9 906 26.2
Dobsonville 4 483 11.8 4 483 11.8
Soweto 23 308 61.8 23 308 61.8
Total 37 697 100 37 697 100
Source: +Diepmeadow Statistics, 1994; *Adapted from Davies,

Bristow & Associates,
Durban;

Consultants,
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the formal and informal sectors, as well as with most other

estimates.

3.3 Population_ structure

The information regarding the population pyramid used in
this study is based on the household survey undertaken by
Professor Ronald Mears of Vista University in his 1993 study
of the demographic characteristics of Greater Soweta
involving 800 households. The findings of Professor Mears'
study on the demographic composition of Greater Soweto's
population are shown in table 3.5. As table 3.5 shows, 51.5
per cent of Greater Soweto's population were females and
48.5 per cent males. According to this data, it appears that
the ratio of males to females has normalised, a significant
change from the past where the wurban population was

predominantly males (see Chapter 4).

About 26.8 per cent of Greater Soweto's population consists
of children aged between 0 to 15, and this age group is
larger than the total of those aged 46 and above (table
3.5). A further 34.5 per cent comprises young adults and
potential new households aged between 16 ad 30. Those aged
between 31 and 45 make up 19.6 per cent, while those aged 46
and above comprise 19.1 per cent. This data (table 3.5)
appears to be clear evidence of a permanent population. A
town composed of migrant workers would not have so many

young and old people who are economically inactive, a large
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Table 3.5: Age-gender structure of Greater Soweto

Age Percentage | Percentage | Total Total
category males females number of | percentage
sample of sample
0-5 4.2 4.0 ‘344 8.2
6-10 4.6 4.8 395 9.4
11-15 5.2 4.0 389 9.2
16-20 5.8 5.9 491 11.7
21-25 5.1 6.3 479 11.4
26-30 5.6 5.8 479 11.4
31-35 4.1 4.1 343 8.2
36-40 3.0 3.5 272 6.5
41-45 2.3 2.6 204 4.9
46-50 1.8 2.3 171 4.1
51-55 1.8 2.1 162 3.9
56-60 1.8 1.8 153 3.6
61-65 1.0 1.7 116 2.7
66-70 0.9 1.0 79 1.9
71+ 1.3 1.6 120 2.9
Total 48.5 51.5 4 197 100
Source: Adapted from Mears, R. 1993. Demographic
characteristics of the population in Greater Soweto,

unpublished paper,

Soweto, p.

12, Table 11.

Economics Department,
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percentage of whom represent a potentially active
population, and possibly a male: female split so close to
50:50. The population structure of Greater Soweto 1is also

graphically illustrated in figure 3.2.

3.4 Local administration areas

Greater Soweto comprises three principal townships which are
further subdivided into thirteen local administrative areas:
nine in Soweto, three in Diepmeadow and one in Dobsonville
(figure 3.3). Soweto alone comprises the following 1local
housing areas: Chiawelo/Protea, Mofolo/Zondi, Senaoane,
Pimville/Klipspruit, Tladi, Orlando East, Orlando West,
Moroka/Jabavu and Zola local administration areas.
Diepmeadow on the other hand is comprised of Meadowlands

East, Meadowlands West and Diepkloof.

Each of the thirteen local housing areas in Greater Soweto
is differentiated from the other by location, the size, type
and age of the housing stock (table 3.6). For example, there
are 420 flats in the Chiawelo/Protea housing area, but none
in the Orlando East; there are 2,093 new additions to the
Pimville/Klipspruit housing area (constructed by private
developers with private sector finance since 1982) compared

to 183 in the Mofolo/Zondi housing area (table 3.6).
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Figure 3.3: Structure of Greater Soweto's local housing

areas

Local administration areas

Housing area structure

Chiawelo

Chiawelo Extensions 1-5,
Dlamini,

Dlamini Extensions 1-2;
Protea, Protea North,
Protea South, and
Protea South Extension 1

Mofolo/Zondi

Mofolo Centfal, Mofolo
North, Mofolo South; Zondi;
and Central Western Jabawvu

Senaoane

Senaoane; Phiri, Mapetla;
Mapetla Extension and
Molapo Extension

Pimville/Klipspruit

Pimville Zones 1-7;
Klipspruit and Klipspruit
Extensions 1-2

Tladi

Tladi; Moletsane; Jabulani
Extension; Jabulani Flats;
Naledi and Naledi
Extensions 1-2

Orlando East

Orlando East Extensions 1-3

Orlando West

Orlando West Extensions 1-3
and Dube

Moroka/Jabavu Moroka; Moroka North;
Central Western Jabavu; and
Jabavu Extensions 1-3

Zola Zola North; Zola South;

Zola Buffer; Jabulani;
Emdeni South; Emdeni
Extension and Emdeni Buffer

Meadowlands East

Meadowlands East Zones 1-5

Meadowlands West

Meadowlands West Zones 6-10

Diepkloof Diepkloof Zones 1-6, and
Diepkloof Extension
Dobsonville Dobsonville, and

Dobsonville Extensions 1-3

—

Source: Compiled from Greater Soweto Statistics (Soweto,

Diepmeadow and Dobsonville},
map above

1
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3.5 The housing stock and types

In 1994 there were a total of 120,923 formal housing units
in Greater Soweto. Of these 85,466 were in the Soweto area,
29,309 in Diepmeadow and 6,148 in Dobsonville. Thus, as
table 3.6 shows, apart from 2,638 pre-1982 self-built
houses, 874 flats, 440 manses and caretaker cottages, there
were 102,018 houses built by the white municipalities (the
Johannesburg City Council, Native Resettlement Board and
Roodepoort City Council) in Greater Soweto (71,257 in
Soweto, 26,461 in Diepmeadow and 4,297 in Dobsonville). The
remainder (14,953 units) were added to the Greater Soweto
housing stock from the mid-1980s by private developers with
financing from the banks (table 3.6). The types of privately

built houses vary widely (figures 3.4 and 3.5).

The data on council-built housing types were not available
for the whole of Greater Soweto. The available data on house
types are examined in this chapter with respect to the
Soweto area alone. However, the house types (in terms of
number of rooms) that are described below also predominate
in both Diepmeadow and Dobsonville. Table 3.7 shows the
variations of house types in terms of number of rooms and
the size of each type in the overall Soweto housing area. It
should be noted that the data presented in table 3.7 are for
houses built by the JCC, and exclude self built houses,
flats, manses, caretaker cottages and dwellings built on

trading residential sites (table 3.6).
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Figure 3.4: Private sector house types: accommodating the
elite market
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Figure 3.5: Private sector house types: accommodating the
middle-income market
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The figures presented in table 3.7 are self-explanatory in
terms of the distribution of the Johannesburg City Council
(JCC) housing types. For example, in the Soweto area, there
are 7,548 2-roomed wunits (11 per cent of the total), 7,450
3-roomed dwellings (10 per cent of the total), 52,611 4-
roomed units which constitute 74 per cent of the housing
stock and only 3,295 5-roomed units representing 5 per cent

of the stock.

It is important also to emphasise that the housing units are
characterised by substantial variations in both qualitative
and quantitative terms. For example, the 2-roomed unit
comprises two key categories. The first type is a 'pre-cast
concrete' dwelling all round, including the roofing. Its
whole shape is characteristic of a concrete tank and as a
result has acquired the term 'elephant' house. Internally,
this type is very small and lacks insulation against heat
and cold, and its roofing has a tendency to leak (figure
3.6). Furthermore, it cannot be improved nor altered under
any circumstances. A total of 188 of these 2-roomed
'elephant' wunits are 1located in the Mofolo/Zondi housing
area and a further 1,700 are situated in the Moroka/Jabavu

housing area (see table 3.7 and figure 3.6).

The second type is the conventional unit built with bricks
but is comprised of four different sub-types. The first sub-
type was originally constructed as a semi-detached 4-roomed

unit, but later subdivided in order to house four different
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Table 3.6: The formal

housing stock in Greater Soweto

Local Council |S/B MC, |Flats Built Total
housing -built CC, by

area houses TR. P.D.*%

Chiawelo 6,698 292 33 420 4,965 12,408
Mofolo/

Zondi 6,451 301 46 12 183 6,993
Senaoane 7,366 139 45 - 261 7,811
Pimville 5,583 |]1130 30 4 2,093 8,840
Tladi 9,699 141 53 434 742 11,069
Orlando

East 5,913 48 44 -—— 9 6,014
Orlando

West 7,393 246 40 -- 393 8,072
Moroka/

Jabavu 10,248 341 95 -- 724 11,408
Zola 11,909 - 54 4 884 12,851
Med. East* 8,314 -— - - 397 8,711
Med. West* 7,482 -— - -— 495 7,977
Diepkloof* 10,665 - - -- 1,956 12,621
Dob'ville+ 4,297 -- -— 874 1,851 6,148
Total 102,018 | 2638 440 14,953 120,093
Source: Soweto Statistics 1994; *(Diepmeadow Statistics,
1994); +(Dobsonville figures were adapted from Davies,
Bristow & Associates, 1990); S/B (Self-built houses,

constructed before 1982 by individual residents under the 30
year leasehold scheme - see Chapter 6 for further discussion
of this scheme); MS (Manses), CC (Caretaker cottages); TR
(houses built on trading residential sites); **(Houses
constructed by private developers with private sector
finance from financial institutions).
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Figure 3.6: The 'elephant' house type: comprised of 2-
roomed, 3-roomed and 4-roomed units located in the
Mofolo/Jabavu and Orlando West housing areas
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families. There are a total of 600 subdivided 2-roomed units
all of which are located in the Senaoane housing area. The
second sub-type is continuous 'row' housing (208 units) with
2 rooms each and is concentrated in the Pimville/Klipspruit
housing area (see table 3.7). The 'row' housing type is
similar to most of the 'train' or 'coach' units found in the
Meadowlands East and Meadowlands West housing areas (see

figure 3.7).

The third sub-type is a 'matchbox' (51/6) 2-roomed single
(detached) unit which is similar to the 4-roomed detached
'matchbox' wunit (see figure 3.8). There are 777 2-roomed
'matchbox' dwellings located in the Tladi housing area. The
fourth sub-type consists of 2-roomed units (known as type J)
which are found in the Orlando East housing area. These are
comprised of both single and semi-detached units. Sub-type J
is 39 sq/ft in floor area and comprises the entire 2-roomed
housing stock of Orlando East (table 3.7). Thus, of the
total 4,075 2-roomed units in the Orlando East housing area
(table 3.7), 3,572 are single units and 503 are semi-
detached dwellings. Moreover, as table 3.7 further shows,
not only is the 2-roomed housing unit the most dominant in
the Orlando East housing area, but it also‘represents the
largest share (60 per cent) of the entire 2-roomed housing

stock in the whole of Soweto.

The 3-roomed 'matchbox' unit is also comprised of different

sub-types. In Orlando East, for example, the 3-roomed
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Table 3.7: The Council-built house types (according to
number of rooms per unit) in Soweto.
Local Number | Number Number Number | Total
housing of 2 of 3 of 4 of 5 number of
market rooms rooms rooms** | rooms units per
*% local
housing
market
area
Chiawelo »
/Protea - - 5,898 800 6,698
Mofolo/
Zondi 188%* 373% 5,696 194 6,451
Senaoane 600Q@ - 6,715 48 7,363
Pimville 208+ 55+ 5,181 139 5,583
Orlando
East 4,075 1,815 21 2 6,013
Orlando _
West - 1,806# 4,104 1,483 7,393
Moroka/
Jabavu 1,700% 3,401%* 4,608 539 10,248
Tladi 777 - 8,832 90 9,699
Zola -— -— 11,909 - 11,909
Total 7,548 7,450 52,964 3,295 71,256
Source: Calculated from Soweto Statistics, 1994. *(Elephant
types); **(Matchbox types); @(Row, coach or train types);
@(Subdivided semi-detached types); #(600 of these are

elephant and the rest matchbox types). In addition those in
columns 2 and 3 which are not highlighted with any symbol
are the matchbox (K and L) types found in Orlando East and
Orlando West. Furthermore, the 777 units shown in column 2
and row 9 are also matchbox types.
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Figure 3.7: The 'row', 'train' or 'coach'’ house type:
comprised of 2-roomed, 3-roomed and 4-roomed units, common
in the Pimville and Meadowlands housing areas
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Figure 3.8: The 'matchboxl house type: comprised of 2-
roomed, 3-roomed and 4-roomed single (detached) and semi-
detached units.
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'matchbox' unit consists of sub-types K and L. Sub-type L is
532 sq/ft in floor area and comprises 1,109 detached units
with three rooms including a kitchen. Sub-type K on the
other hand is 512 sq/ft and comprises 443 detached dwellings
and 263 semi-detached units. Of the 1,806 3-roomed housing
units situated in the Orlando West housing area, 331 are
semi-detached wunits of the K sub-type (similar to the
Orlando East K sub-type described above), 616 are semi-
detached 'elephant' houses (similar to those shown in figure
3.6) and 859 are detached dwellings (table 3.7). 1In
addition, apart from the 'elephant' sub-type all the 3-
roomed units in Orlando West are larger than those of
Orlando East. For instance, the average floor area in
Orlando West houses is 714 sq/ft. None of the houses were
provided with internal doors and windows when they were
first constructed, but they were provided with external
doors, internal steel door frames and steel window frames.
Neither were floors nor ceilings provided. These were to be
provided at the expense of the resident occupants
themselves. All that was constructed was the core/shell
structure of the house. The roofing consisted of corrugated

iron.

There are a further 3,774 3-roomed 'elephant' housing units
in the Soweto housing area. Of these 273 are located in the
Mofolo/Zondi housing market and 3,401 are situated in the
Moroka/Jabavu housing area (table 3.7). Moreover, as table

3.7 further shows, the 'elephant' sub-type is the single
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largest representing 51 per cent of the total 3-roomed

housing stock in Soweto.

The 4-roomed unit is also characterised by three categories.
The first is the 'elephant' sub-type consisting of 353 semi-
detached dwellings which are located in the Orlando West
housing area (table 3.7 and figure 3.6). The second sub-type
is the 51/6 detached unit and the third sub-type is the 51/7
semi-detached dwelling shown in figure 3.8 (both commonly
known as 'matchboxes'). Apart from being a semi-detached
unit, the 51/7 sub-type 1is basically similar to the 51/6
unit. 0f the total 52,964 4-roomed dwellings (table 3.7),
31,597 are detached 51/6 units, 21,014 are semi-detached
51/7 dwellings and 353 (as already explained) are 'elephant'
semi-detached units located in the Orlando West housing
market. Both the 51/6 and 51/7 units are approximately 40,4
sq/m in floor area, consisting of 4 rooms including a
kitchen. The exterior and interior are characterised by a
steel outside and inside door, the provision of internal
steel door frames without doors and the absence of an
internal water system, internal bathroom and lavatory. Water
is drawn from a tap attached to the outside lavatory. Again,
most of these units were provided with no floors or ceilings
and virtually all of them have asbestos roofing (figure

3.9).

The 4-roomed (51/9) unit on the other hand represents an

improved version of the 51/6 'matchbox' housing type (figure
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3.6). The 51/9 unit in turn represents relatively the best
quality ever to be constructed by the JCC in Soweto. It is
characterised by 44 sqg/m in floor area, better internal
finishes with respect to the provision of ceilings, doors

and contains also an internal bathroom. But very few wunits

were built in Greater Soweto.

Further variations in terms of the size of the housing stock
and the dominant type of dwelling in the local housing areas
are shown in table 3.7. For example, not only is the Zola
housing area the largest representing 17 per cent of the JCC
built housing stock, but it is also comprised of only 4-
roomed dwellings. It is also significant that the Chiawelo
housing area is comprised of only 4-roomed and 5-roomed
units, whilst the Tladi housing area is characterised by the
lack of any 3-roomed dwellings, and with an insignificant
number of 5-roomed units (only 2) located in Orlando East

housing area (table 3.7).

3.6 Other formal housing types

Apart from the housing types which are shown in table 3.7,
other formal housing types that characterise the Greater
Soweto housing stock include flats and hostels. The flats
were added to the Greater Soweto housing stock during the
early 1980s. There are a total of 874 flats shown in table
3.8 above (434 are located in Tladi, 420 in Chiawelo, 12 in

Mofolo/Zondi, 4 in Pimville and 4 in Zola). These flats are
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also comprised of different types (see figure 3.10). They
are further differentiated by the number of rooms per unit.
Information regarding the size of the stock of flats in
terms of the number of rooms per unit in each local area was
not available. However, in Chiawelo there are l-roomed, 2-
roomed and 3-roomed flat units. 1In Mofolo/Zondi and
Pimville/Klipspruit housing areas there are l-roomed and 2-
roomed flats, while Tladi and Zola are comprised of only 2-
roomed and 3-roomed flats. Thus none of the Greater Soweto

flats has more than 3 rooms.

1960s (figure 3.11). There are a total of 10 hostels in
Greater Soweto. Of this total the breakdown according to the
administrative areas can be seen in table 3.9: 6 in Soweto
with a total of 23,308 beds, 2 in Diepmeadow with a total

9,906 beds and 2 in Dobsonville with a total of 4,843 beds.

The Soweto hostels comprise the following: Dube, Jabulani,;
Mapetla, Nancefield, Lifateng and Orlando West. Meadowlands
and Diepkloof hostels are located in the Diepmeadow area.
Sikhele and Wilford hostels are situated in Dobsonville.
Apart from the Orlando West Women's hostel, all the others

have historically housed men, mostly migrant labourers.
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Tahle 3.8: Flat unit types
Local housing Number of flats Percentage of
area total units
Tladi 434 49.6
Chiawelo 420 48.0
Mofolo/Zondi 12 1.3
Pimville 4 0.4
Zola 4 0.4
Total 874 100
Source: Adapted from table 3.6
Table 3.9: Hostel unit types
Area Number Number of Percentage
beds of total
number of
beds
Soweto 6 23 308 61.8
Diepmeadow 2 9 906%* 26.3
Dobsonville 2 4 843%* 12.8
Total 10 37 697 100
Source: Compiled from Soweto statistics, 1994; *(Davies,

Bristow and Associates, Black Towns of the PWV,
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Figure 3.10:

Flat unit types
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Figure 3.11:

The hostels
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3.7 The backyvard® and informal shacks

Since the early 1980s, there has been a substantial growth
of backyard and informal wunits. These units have been
constructed from whatever building materials are available,
for example, the conventional brick, corrugated iron and
cardboard box structures. They are also characterised by a
wide range of sub-types and conditions. These include on the
one extreme shacks, and on the other 2-rooms and garage
units built of bricks. The figqures of the backyard and

informal shacks are presented in tables 3.10 and 3.11.

It is noteworthy that some 28.4 per cent of backyard
rooms/shacks are located in the Diepkloof area, 22.5 per
cent in Orlando East and 14.7 per cent in Meadowlands East
as all these three areas are located relatively closer (in
terms of distance and transportation costs) to the city of
Johannesburg compared to other 1local areas of Greater
Soweto. Some 68.1 per cent of informal shacks (33.2 per cent
at Protea South, 20 per cent at Chicken Farm and 14.9 per
cent at Race Course) developed 'illegally' on open land
without the owner's permission indicating the availability
of land in those areas than proximity to the city. The data
on informal shacks may in fact represent an underestimate of

present figures as some of these shacks are built overnight.

3 Backyards are differentiated from informal shacks by
their location (at the backyard of residents' homes) and
some of these are quality wunits built with bricks and with
financing from the banks.
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Table 3.10: Backyard rooms/shacks in Greater Soweto

Area Number of backyard | Percentage of
structures/shacks total number of
shacks per area
Chiawelo 1 640 2.4
Mofolo 1 744 2.6
Mofolo/Jabavu 3 057 4.5
Orlando East 15 295 22.5
Orlando West 1 534 2.2
Pimville 1 596 2.3
Senaoane 880 1.3
Tladi 1 023 1.5
Zola 3 310 4.8
Meadowlands East 10 049 14.7
Meadowlands West 5 543 8.4
Diepkloof 19 302 28.4
Dobsonville@ 2 853 4.2
Total 68 026 100
Source; Compiled from Diepmeadow and Soweto statistics,

1994. @(Figures

Bristow and Associates, Black Towns of the PWV,

Table 3.11:

Informal shacks in Soweto

for Dobsonville were compiled from Davies,

1990).

Local area

Number of informal

Percentage of

structures/shacks total number of

informal shacks
Dlamini Camp 1 284 3.1
Dlamini Camp 2 346 3.8
Chiawelo Camp 1 452 5.0
Fred Clark 359 3.9
Naledi Camp 1 524 5.8
Naledi Camp 2 354 3.9
Naledi camp 3 29 0.3
Mshenguville 513 5.6
Chicken Farm@ 1 804 20.0
Race Course@ 1 346 14.9
Protea South@ 3 000 33.2
Total 9 011 100

Source:

Compiled from Soweto statistics,

squatters on open land)
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Figure 3.12:

Informal shacks
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3.8 The household survey

In order to gain some understanding into the position of
individual households within the housing markets of Greater
Soweto, a household survey was undertaken 1in each of two
townships, Orlando West and Meadowlands West Zone 9.
Interviews at which the questionnaires were completed with
heads of households were carried out in both townships. The
research methodology and reliability of results and the
question of how far they may be safely generalised from,

have been discussed in Chapter 1.

The Orlando West survey sample comprised 151 heads of
households of whom 52.3 per cent (79) were males and 47.6
per cent (72) females. A household head is here defined as a
head of a family unit responsible for providing income for
the living expenses of members of that particular household.
The age profile of this sample is presented in table 3.12.
Thus only 1.3 per cent of the sample interviewed fell below
the age of 30 compared to 13.9 per cent who were more than
70 years old. The age groups of 30-39, 40-49 and 60-69 years
were evenly matched with 19.3 per cent each, while 25.1 per
cent of heads of households aged between 50-59 were the most
numerous of the 10-year cohorts. Of the 151 surveyed sample
in Orlando West, 33.8 per cent ﬁere pensioners (i.e. a large
proportion of the 60 year over 70 year o0ld cohorts), 31.8
per cent were in formal employment, 27.8 per cent were self-

employed and 6.6 per cent unemployed (table 3.13).
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Table 3.12: Characteristics of Orlando West sample of
household heads (sample number: 151 (79 males and 72
females)
Age group Number of Percentage of
(years) respondents total respondents
20-29 2 1.3
30-39 30 19.8
40-49 30 19.8
50-59 38 25.1
60-69 30 19.3
70-79 21 13.9
Total 151 100

Table 3.13: Employment status of Orlando West sample of
household heads
Employment Number of Number Total g of
status household of number total
heads household of number
in formal heads heads of
housing in of heads
backyard house- of
shacks holds house-
holds
Pensioners 51 - 51 33.8
Formal employment 30 18 48 31.8
Self-employed 23 19 42 27.8
Unemployed 8 2 10 6.6
Total 111 40 151 100

Table 3.14:

Pensioner household heads and

over 60 of Orlando West sample

number of adults
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Pensioner No of No of Percentage of
households Pensioner Pensioners total number
with households over 60 pensioner
adults over 60 households
over 60

1 adult 36 36 70.5

2 adults 15 30 29.5
Total 51 66 100




Table 3.13 also shows the employment situation of the sample
of household heads in Orlando West according to the type of
housing they occupied. Thus of the 31.8 per cent who were in
formal employment 19.8 per cent (30 heads of households)
were accommodated in the formal housing sector while 11.9
per cent (18 heads of households) were accommodated in the
backyard shacks (table 3.13). Of those in self-employment
15.2 per cent (23 heads of households) were accommodated in
the formal housing sector while 12.5 per cent (19 household
heads) were accommodated in the backyards of residents'
homes. Of those who were unemployed 5.2 per cent (8
household heads) were accommodated in the formal housing
sector while 1.3 per cent (2 heads of households) occupied

backyard shacks (table 3.13).

The Orlando West sample comprised 51 pensioner households
aged 60 and above, 61 households aged under 60 and
accommodated in the formal housing sector and 39 households
(also under 60) who were accommodated in the backyard
shacks. Of the 51 pensioner households aged 60 years and
over, 70.5 per cent were headed by a single adult (of whom
26 heads of households were female and 10 males) compared
with 29.5 per cent of households (i.e. 15 households) with
two adults and the male household head (table 3.14). None of
these pensioner households had an adult aged under 60 years

(see also table 3.12).

Of the 61 households aged under 60 and accommodated in the
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formal (council-built) housing sector in the Orlando West
sample (i.e. those aged 20-59 as shown in table 3.12), 37.0
per cent (37 households) were headed by a single female
adult, 22.0 per cent (22 households) had two adults with the
male as head of the household (table 3.15). Of the 39 heads
of households in the backyard sector 9.0 per cent '(9
households) were headed by a single female adult, 14.0 per
cent (14 households) by a single male and 20.0 per cent (20
households) had two adults with the male as head (table

3.15).

Among the 151 sample, 73 respondent households had children
under 15 years of age. Of these households 49.3 per cent had
1 child under 15, 30.1 per cent had 2 children, 8.2 per cent
had 3 children, 9.6 per cent had 4 children and 2.7 per cent

had 5 children or more (table 3.16).

The income profile of the surveyed heads of households in
Orlando West is presented in table 3.17. The Orlando West
sample as table 3.17 shows, consisted of predominantly low-
income earners: 2.1 per cent of the sample had monthly
incomes of up to R199, 13.4 per cent had incomes of R200-
R299, 44.6 per cent had incomes of R300-R399, 9.9 per cent
had incomes of R400-R499, 4.9 per cent earned R500-R599,
11.3 per cent earned R600-R699, 2.8 per cent earned R700-
R799, 5.6 per cent earned R800-R899, 2.8 per cent earned
R900-R999 and 2.1 per cent had incomes totalling R1,000 and
above per month. According to the South African Institute of

Race Relations, the household subsistence level (HSL) for a
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Table 3.15: Heads of Households aged between 20 and 59 years

Type of Formal Backyard Total $ of
household housing shacks number total
head of number
heads of
of house-
households hold
heads
Single female 37 9 46 44.0
Single male - 14 14 "14.0
Male with 2 adults 22 18 40 44.0
Total 61 39 100 100

Table 3.16: Orlando West sample of heads of households with
children under 15

Household Number of Number of Percentage of
with heads of children total number of
children households under 15 heads of

under 15 households

1 child 36 36 49.3

2 children 22 44 30.1

3 children 6 18 8.2

4 children 7 28 9.6

5 children + 2 10 2.7

Total 73 136 100

Table 3.17: Monthly income profile of the surveyed heads of
households in Orlando West

Income per month Number of Percentage of

(Rand) households total number

of households
0 - 199 3 2.1
200 - 299 19 13.4
300 - 399 63 44.6
400 - 499 14 9.9
500 - 599 7 4.9
600 - 699 16 11.3
700 - 799 4 2.8
800 - 899 8 5.6
900 - 999 4 2.8
1000 + 3 2.1
Total _ 141 100
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'lower income family of six' for Johannesburg in 1993-1994

was R906.69 per month.*

Of the 44.6 per cent who had incomes of R300-R399 per month,
36.1 per cent (table 3.17) comprised pension incomes
averaging R370 per pensioner household per month. Apart from
the incomes derived from the pensions, the rest of the
incomes were generated elsewhere both within the formal
sector economy and informal sector activities. Thus 31.7 per
cent heads of households who were employed in the formal
sector had occupations which consisted of a range of low-
income paid activities: domestic work in white residential
areas, general work, cleaning, hair dressing, working as
labourers in stores, warehouses and in the manufacturing

sector, and professional driving in the city.

The activities of the 27.8 per cent of heads of households
who were self-employed also varied: selling fruits (see
figure 3.13) and vegetables, selling sweets, soft drinks and
carrier bags, street cooking for taxi drivers and the
general public, casual work in the coal yards, selling beer
(shebeens), street mechanics, doing small time building,
electrical and plumbing work, knitting, hair dressing,
repairing radios, televisions and cars within Orlando West.
The unemployed 6.6 per cent heads of households depended on

help from the extended family network and from friends.

4 SAIRR 1993/94. South African 1Institute of Race
Relations, Johannesburg.
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Figure 3.13: The informal sector economy

101



The 1length of residence of respondents in Orlando West
varied widely. There are, for example, respondents who had
maintained continuous residence since the area was first
established as a township in the 1940s and those who had
moved in not very 1long ago. The data in table 3.18 shows
numbers and percentages of household heads with different
length of residence. A substantial number of respondents
(31.7 per cent) first occupied their houses as new migrants
to the city between 1940 and 1949. This first entry into the
Orlando West housing market is consistent with the date in
which this township was first constructed (see Chapter 5
table 5.6). Between 1950 and 1960 the rate of entry into the
Orlando West housing market had declined. The sharp decline
(table 3.18) between 1960 and 1969 with only 4.6 per cent of
respondents entering the Orlando West housing market is
indicative of the stringency of 'influx' control during this

decade (see Chapters 4, 6 and 7).

A significant 27.8 per cent heads of households had migrated
to occupy their present dwellings from within Orlando West,
indicating mobility (housing moves) within the local housing
area. It is also noteworthy that the largest percentage
(36.4) of the sample migrated to Orlando West from within
Greater Soweto (table 3.19). The respondents had moved out
of their former accommodation into Orlando West because of a
combination of pull and push factors. The single biggest
factor cited by respondents related to quality in spatial

terms and housing conditions.
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Table 3.18: Length of residence in Orlando West of sample of
heads of households

Year of Length of Number of Percentage of
arrival in residence heads of total number of
Orlando (years) households heads of

West households
1940-49 45-54 48 31.7
1950-59 35-44 12 7.9
1960-69 25-34 7 4.6
1970-79 15-24 24 15.9
1980-89 5-14 34 22.5
1990-94 0-4 26 17.2
Total -—— 151 100

Table 3.19: Migration (moves) of sample of heads of

households to Orlando West (analysed according to where
respondent heads of households came from, 1940-94)

Area Number of Percentage of
heads of total number
households of heads of

households

From within Orlando West 42 27.8

From Orlando East 33 21.8

From other areas in Greater

Soweto 55 36.4

From outside Greater Soweto 21 13.9

Total _ 151 100
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Thus 50.3 per cent of respondents moved into Orlando West in
order to obtain a bigger and better house. Overcrowding
(17.8 per cent) was the second factor. New household
formation as a result of marriage (5.9 per cent) was the
third. The fourth concerned preference for renting own
accommodation (5.2 per cent). The desire to own a house was
the fifth factor (3.9 per cent). And a further 3.9 per cent
of residents had been pushed out of their former homes by
the incidence of crime (table 3.20). When asked about the
choice of residence, some 68.8 per cent of respondents
indicated a preference for their current homes, 15.5 per
cent would prefer to live in Diepkloof Extension, 7.9 per
cent chose Dube and 3.3 per cent indicated a preference to

live anywhere outside Greater Soweto (table 3.21).

In comparison to Orlando West, the Meadowlands West Zone 9
sample comprised 85 heads of households of whom 88 per cent
were males and 12 per cent female (table 3.22). The sample
age profile ranged as follows: 0.6 per cent fell below 30
yvears, 24.5 per cent were aged between 30-39 years, 22.5 per
cent comprised those aged between 40-49, 7.9 per cent were
aged between 50-59 and 0.6 per cent were aged 60 years old

and above (table 3.22).

The employment status of the Meadowlands West sample is
shown on table 3.23. Thus 85.8 per cent were in formal
employment, 9.4 per cent were self employed and 5.8 per cent

unemployed. Table 3.24 illustrates the migration patterns
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Table 3.20: The reasons of the heads of households for
moving to present home in Orlando West

Reasons No of Percentage of
heads of heads of
households households

For bigger and better house 76 50.3

Overcrowding 27 17.8

Marriage 9 5.9

To rent own home 8 5.2

To buy own home 6 3.9

Too much crime 6 3.9

Owner sold house 5 3.3

Access to employment 4 2.6

Family problems 4 2.6

Dispute with owner 3 1.9

Wanted change of residence 2 1.3

Former house set on fire 1 0.6

Total 151 100

Table 3.21: Preferred choice of Orlando West sample of heads
of households of other residential areas within Greater
Soweto

Township No of Percentage of
heads of heads of
households households

Remaining at present home 104 68.8

Diepkloof Extension 19 12.6

Dobsonville Extension 12 7.9

Outside Greater Soweto 9 5.9

Dube 5 3.3

No preference 2 1.3

| Total 151 100
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Table 3.22: Characteristics of Meadowlands West Zone 9
sample of heads of households (sample number: 85 (75 males
and 10 females)

Age Group Number of Percentage of
heads of total number of
households heads of

households
20-29 1 0.6
30-39 37 24.5
40-49 34 22.5
50-59 12 7.9
60-69 1 0.6
Total 85 100

Table 3.23: Employment status of Meadowlands West Zone 9
sample of heads of households

Employment Number of Percentage of
status heads of total heads of
households households
Formal employment 73 85.8
Self-employed . 8 9.4
Unemployed 5 5.8
Total 85 100
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in terms of housing moves) of the sample of household heads
before they moved to Meadowlands West Zone 9. Thus 38.8 per
cent had formally occupied a formal dwelling elsewhere
within the township housing market before moving to
Meadowlands West Zone 9. 21.3 per cent had moved from a
formal dwelling to a backyard shack within Greater Soweto
before buying a home in Meadowlands West Zone 9. 24.7 per
cent of the sample had moved from a formal dwelling and
moved twice within the backyard sector before moving to
Meadowlands West Zone 9, and 14.1 per cent of heads of
households had moved three times within the backyard sector
(after their initial move from the formal sector) before

purchasing a house in Meadowlands West Zone 9 (table 3.24).

The migration (moves) of the Meadowlands West Zone 9 sample
of respondents to their present homes are shown in table
3.25. 0Of the total sample of household heads in Meadowlands
West Zone 9, 58.8 per cent were resident elsewhere within
the Meadowlands housing areas before moving to occupy
present dwellings, 25.8 per cent moved from other housing
areas of Greater Soweto, while 15.3 per cent migrated from
other areas outside Greater Soweto (table 3.25). Of the
total household heads, only 2.3 per cent had 1lived in the
Greater Soweto housing area for less than 14 years, 49.4 per
cent had been born within the township housing areas, 14.1
per cent had been resident within the townships for a period
of between 45-54 years, and 4.7 per cent for a period of 15-

24 years (table 3.26).
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Table 3.24: Migration (number of housing moves) of sample of
heads of households to Meadowlands West Zone 9 (analysed

according to last

housing type)

Number of moves of heads of
households to Meadowlands West

]

61.1 24.7

Table 3.25: Migration

sample of heads

Zone 9

House type 1 2 3 Percentage

of total

heads of

households
Formal housing 33 - - 33
Percentage 38.8 38.8
Backyard shacks 19 21 12 52
Percentage 22.3 24.7 14.1 61.1
Total frequency 51 21 12 85
Total percentage 14.1 100

(moves) of Meadowlands West Zone 9

of households to present home (analysed
according to where respondents came from, 1987-1994)

Area Number of Percentage of
heads of heads of
households households

From within Meadowlands 50 58.8

From other areas in Greater

Soweto 22 25.8

From outside Greater Soweto 13 15.3

Total 85 100
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Table 3.26: Length of residence in Greater Soweto of heads
of households sample before they moved to present home in
Meadowlands West Zone 9

Year of Length of Number of Percentage of
arrival residence heads of total heads of
in Greater in Greater households households
Soweto Soweto

(years)
Born in GS@ Since birth 42 49.4
1940-49 45-54 12 14.1
1950-59 35-44 18 21.1
1960-69 25-34 7 8.2
1970-79 15-24 4 4.7
1980-89 5-14 2 2.3
Total -—— 85 100

@ Greater Soweto
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3.9 Housing tenures

In Greater Soweto there are the following housing tenures:
a) council renting, b) owner-occupation of council-built
housing, <¢) renting backyard rooms/shacks, 4) owning and
renting informal shacks, e) renting privately built housing
and d) owner-occupatiocn of housing built by private

developers with private sector finance.

The tenurial patterns of the surveyed heads of households in
Orlando West are shown in table 3.27. Council tenants
comprised the largest category, 46.3 per cent of respondents
rented their accommodation from the council, while 27.8 per
cent had bought their homes from the council. Backyard
tenants who rented rooms in the backyards of residents'

houses constituted some 25.8 per cent of the sample (table

[¢%)

.27). There were significant but not substantial

(¢]

orrelaticone in the Orlando West sample between tenure and
other variables such as age, household size of respondents
and length of residence. The following sections examine the

findings on each c¢f the tenure submarkets.

Table 32.27: Tenure categories o¢f Orlandec West sample of
household heads

Tenure of Number of Percentage of total
respondents respondents respondents
Council renting 70 46.3
Purchased from council 42 27.8
Renting backyard rooms 39 25.8
Total 151 7 100




3.9.1 Council renting

Table 3.28 shows correlations between housing tenure (the
numbers and percentages of those who continue to rent their
accommodation from the council, those who purchased their
dwellings from the council and those renting rooms/shacks at
the backyards of residents' homes) and the age of heads of
households. There were considerable variations between
renting a council-built dwelling and the age of household
heads in Orlando West. As table 3.28 shows, of all household
heads (46.3 per cent) who continued to rent their homes from
the council in Orlando West, a significant 23.1 per cent
were between 50-59 years old. It is also noteworthy that a
further 10.5 per cent of heads of households were aged
between 40-49 years, compared to the 2.6 per cent who were
aged between 30-39 vyears and the significant absence of
opportunities for young couples or heads of households aged

between 20-29 years renting council-built housing.

There were also some interesting variations between tenure
and length of residence in the council-rented sector. As can
be seen in table 3.29, of all household heads residing in
Orlando West the highest percentage (14.5) was for those who
had rented their council accommodation for 5-14 vyears. A
further 12.5 per cent of the Orlando West sample had
continued to rent their dwellings from the council for 15-24
years, compared to the percentages of those who had been

council tenants for 25 years or more.
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Table 3.28: Age of household heads by tenure (sample: 151)

Age of Head of Head of Head of Total
household household household household number
head still who renting h/head
renting purchased backyard
council- the council- | rooms/
built built shacks
housing housing
no % no % no %
20-29 -— -— - - 2 1.3 2
30-39 4 2.6 1 0.6 25 16.5 30
40-49 16 10.5 4 2.6 10 6.6 30
50-59 35 23.1 1 0.6 2 1.3 38
60-69 12 7.9 18 11.9 -— -— 30
70+ 3 1.9 18 11.9 - -— 21
Total 70 46.3 42 27.8 39 25.8 151

Table 3.29: Length of residence

of household heads by tenure

(sample: 151)

Year of Length of | H/head H/head H/head Total
arrival residence | still who of no of
of of renting purchased | house h/
h/heads h/heads council- | council- renting heads
in in built built backyard
present Orlando housing housing rooms/

home in West shacks

Orlando (years) no 3 no 2

West

1990-94 0-4 2 1.3 2 1.3 |22 14.5 26
1980-89 5-14 22 14.5 - -- 112 7.9 34
1970-79 15-24 19 12.5 - —— 5 3.3 24
1960-69 25-34 3.9 1 0.6 | -— -— 7
1950-59 35-44 5.2 4 2.6 | -- —— 12
1940-49 45-54 13 8.6 | 35 23.1 | -- - 48
Total -— —-- 70 46.3 | 42 27.8 |39 25.8 151
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3.9.2 Owner-occupation of council-built houses

As with council renting, the distribution of numbers and
percentages of those who bought their homes from the council
and their age groups is shown in table 3.28. The comparison
between this form of owner-occupation and continued renting
of council-built housing suggests that the former tenure has
been monopolised by pensioner households (those age 60 and
above) of the surveyed sample in Orlando West (table 3.28).
The relative significance of this is demonstrated by the
evidence of a considerable 11.9 per cent of heads of
households aged between 60-69 who bought their houses from
the council and an equal percentage of those aged 70 years

or more, compared to those aged under 60 (table 3.28).

Of all household heads aged 60 and above, 36 out of 51 have
purchased. But of all the 50-59 household heads, only 1 out
38 has purchased (see table 3.28). Owner-occupation of
council-built housing by pensioner households is also
correlated to the 1length of residence of household heads
(table 3.29). The considerably more households (23.1 per
cent of the total) who bought their houses from the council
had been resident in own homes for between 45-54 years
compared to fewer household heads who had occupied their
dwellings for shorter periods (table 3.29). This shows how
seized up the housing market is. Thus, whether a household
has purchased or continues to rent a council-built dwelling

is correlated with age and length of residence of heads of
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households. Moreover, correlations between housing tenure
and age (table 3.28) and between tenure and length of
residence (table 3.29) of heads of households are
complicated when there are no transactions taking place
(people staying put and not moving out) and when there is

the demand which is not met by supply.

Overall the tenure sectors of the surveyed sample within the
council-built housing were different (62.5 per cent rented
and 37.5 per cent owned) from those in the whole of Orlando
West (41.1 per cent of the council-built units were rented
while 58.8 per cent were owned), but similar to those in the
whole of Greater Soweto: 60.7 per cent of the council-built

stock was rented and 39.3 per cent owned (table 3.30).

The distribution of tenures within the council-built
dwellings in other local housing areas of Greater Soweto is
shown in table 3.30. There were considerable differences
both between the rented and owner-occupied sectors and
within each sector. The highest owner-occupation rates
(apart from Orlando West) were in Mofolo/Zondi (65.5 per
cent) and Dobsonville (53.5 per cent). The lowest owner-
cccupation rates as shown in table 3.30 were in Meadowlands
East (26 per cent), Moroka/Jabavu (27.5 per cent) and

Diepkloof (32.3 per cent).

It 1is also noteworthy that the rented sector was the higher

in ten of the thirteen local housing areas (table 3.30). The
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Table 3.30: Tenurial patterns within the council-built
housing stock in Greater Soweto

Local housing Rented Purchased Total
area no % of no 2 of no % of
of units | of units | of total
units per units per |units units
area area
Pimville/
Klipspruit 3 209 57.4 2 374 42.5 5 583 5.4
Orlando East 3 611 61.0 2 302 38.9 5 913 5.7
Orlando West 3 044 41.1 4 349 58.8 7 393 7.2
Moroka/Jabavu 7 428 72.4 2 820 27.5 10 248 10.0
Mofolo/Zondi 2 224 34.4 4 227 65.5 6 451 6.3
Chiawelo/
Protea 3 820 57.0 2 878 42.9 6 698 6.5
Senaoane 4 360 59.1 3 006 40.8 7 366 7.2
Tladi 6 286 64.8 3 413 35.1 9 699 9.5
Zola 8 008 67.2 3 901 32.7 11 909 11.6
Meadowlands
East 6 152 73.9 2 162 26.0 8 314 8.1
Meadowlands
West 4 394 58.7 3 088 41.2 7 482 7.3
Diepkloof 7 215 67.6 3 450 32.3 10 665 10.4
Dobsonville* 1 995 46.4 2 302 53.5 4 297 4.2
Total 61 746 60.7 |40 172 39.3 | 102 018 100

Source: Statistics for Soweto and Diepmeadow 1994. *(Adapted
from Davies, Bristow and Associates, 1990). See also table
3.6.
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average cost of the council-built houses for those who moved
into owner-occupation (private tenure) was R2,000 (see
Chapter 7, table 7.4), while council tenants paid average
rents of R45.00 per month in the different submarkets of
Greater Soweto. The significant point to be established here
is that the council-built housing stock developed primarily
as a rented sector housing the transient labour required by
capital, but since the mid-1980s, its role has changed as
some of the stock (table 3.30) has moved into private

ownership.

3.9.3 Backyard rentinq

The growth of backyard rooms/shacks (see section 3.7) has
changed the overall pattern of provision and tenure
structure of housing in Greater Soweto. As with council
renting and owner-occupation of council-built housing, there
were significant variations between age of household head of
the surveyed sample in Orlando West and tenure, and between
length of residence and tenure (see tables 3.28 and 3.29

above).

In the Orlando West sample backyard renting was dominated by
25 out of 39 heads of households aged between 30-39 years
(16.5 per cent), while those aged between 40-49 represented
the second largest group (6.6 per cent) compared +to the
considerably fewer household heads aged 20-29 and 50-59 who

had an equal 1.3 percentage share (table 3.28). There was
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also a strong correlation between backyard renting and the
low rate of residence in Orlando West. Thus some 14.5 per
cent of heads of households had rented backyard rooms/shacks
for up to 4 years compared to the 3.3 per cent who had been

backyard tenants for over 15 years (table 3.29).

Backyard renting can be seen as a mode of provision
fulfilling several roles. First, it constitutes a source of
income to the landlords who provide this form of housing
stock specifically for renting. Second, it provides a first
home for newly formed households. Third, it provides
accommodation for the new immigrants to the city and for the
employed who are also mobile. Fourth, it houses those who
have not gained access to the council rented sector and
owner-occupation of council-built housing. Fifth, it
provides accommodation to those who want to make minimum
expenditure on housing to assist their envisaged entry into
the owner-occupied tenures (both within the council-built
stock and the houses built by private developers with
financing from financial institutions) and acts as tenure of

last resort.

Allocation in the backyard rented sector is on the basis of
the ability and willingness of tenants to pay rent
(effective demand). In the case of the surveyed sample of
heads of households in Orlando West, the monthly rentals for

backyard tenants was R60 per month.
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3.9.4 Owning and renting informal shacks

The different roles played by the backyard sector were also
evident in the informal shacks sector. The importance of the
informal shacks sector was that it provided accommodation
both to the homeless and to those who were wunable to find
accommodation in the other tenures. It also played a crucial
role as a first step before movement and entry into the

backyard sector and to the owner-occupied tenures.

Allocation in this sector was on the basis of invasion of
available piece of land. However, where the invasion of a
piece of 1land and the subsequent erection of a shack had
been undertaken by a potential landlord who was interested
in speculative activities or who wanted to make a rate of
return through renting, allocation was both through
effective demand and by agreement between the landlord and
the tenant. In the 1latter case the overriding objective was
the prevention of the invaded piece of land being taken over
by potential land invaders, hence a tenant in this situation

may or may not pay rent to the landlord.

3.9.5 Owner-occupation of privately built housing

In addition to the tenure changes affecting the council-
built housing stock, there has also been a total of 14,953
houses constructed in Greater Soweto since the mid-1980s by

private developers with financing from banks and other
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financial institutions (table 3.31). The conditions through
which these units originated are examined in Chapters 7 and
8. As table 3.31 shows, there are considerable variations
both in terms of the location and size of this stock in the
Greater Soweto submarkets. Thus, 33.2 per cent of these
units are located in the Chiawelo/Protea 1local housing
market, 13.3 per cent in Pimville/Klipspruit, 12.3 per cent
in Dobsonville and the rest are scattered through the other
local housing markets of Greater Soweto (table 3.31). These
units only represent 26 per cent of the entire formal
housing stock in Greater Soweto that is privately owned (see
also table 3.29). As has already been shown (see table
3.29), there are 40,172 council-built units (out of a total
of 102,018) in Greater Soweto that have moved into the

owner-occupied sector.

The privately constructed houses (table 3.31) were built by
private developers specifically for owner-occupation. Two
specific forms of tenure submarkets and associated property
rights exist within the owner-occupied sector of privately
built housing: a) outright owner-occupation of a house and
b) owner-occupation of a dwelling which is bonded or
mortgaged to a financial institution and paid for over a
long period of time. Unfortunately, there are no known
figures on these tenure submarkets. However, in Orlando
West, only 3 heads of households out of the surveyed sample
of 42 owner-occupiers bought their houses outright. The rest

had mortgage bonds with financial institutions (see
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Table 3.31: Owner-occupied housing built with private sector
finance

Local housing Number of houses Percentage of
area total number of
houses
Pimville/
Klipspruit 2 093 13.9
Orlando East 9 0.06
Orlando West 393 2.6
Moroka/Jabavu 724 4.9
Mofolo/Zondi 183 1.2
Chiawelo/Protea 4 965 33.2
Senaoane 261 1.7
Tladi 742 4.9
Zola 884 5.9
Meadowlands East 397 2.6
Meadowlands West 495 3.3
Diepkloof 1 956 13.0
Dobsonville 1 851 12.3
Total 14 953 100

Source: Soweto, Diepmeadow and Dobsonville statistics, 1994.
See also table 3.6, column 6.
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also Appendix Al, table A.2). The ability to pay determined
allocation of privately built housing within these owner-

occupied tenure submarkets.

3.9.6 Renting privately built housing

Although the private sector housing was built for the owner-
occupied tenure submarkets described in the preceding
section, not all household heads owned their dwellings. Some
of these dwellings had been repossessed by the mortgage bond
lenders (banks and other financial institutions) as a result
of the problem of mortgage bond arrears. To secure a
commercial rate of return to bonded houses, mortgage bond
lenders have responded by selling repossessed properties or
providing rental arrangements to the owner-occupiers who
were in arrears and could not afford to maintain monthly
mortgage bond repayments. The effect of this was to change
the tenure status of households from owner-occupiers to

tenants of mortgage bond lenders.

Renting from mortgage bond 1lenders is illustrated well by
the Meadowlands sample of heads of households all of whom
occupied privately built housing constructed by private
developers. Thus, of the surveyed heads of households, 10.5
per cent were renting their accommodation from mortgage bond
lenders (financial institutions), while 89.4 per cent owned
their homes (table 3.31). These tenure divisions (renting

from mortgage bond lenders, owner-occupation tied to
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mortgage bonds and outright owner-occupation) constituted
different housing and property rights in the different

submarkets of Greater Soweto.

The rental costs for those renting their homes were R400-
R499 per month, whilst the mortgage/bond repayments ranged
from R500 to R1,000 per month (table 3.32). Of the 89.4 per
cent owner-occupiers (table<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>