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The Seven Bujlding Project (SBP) is essentially a group effort on the part of residents

and many dedicated individuals who have brought the project to its existing stage over ~

a perde of over two years. In developing the material that formed the basis of this
disco se, particular mention must be made of Daan Wanrdrag who is responsible for
the financial gng'r2ering behind the Inner City Housing and Upgrading Trust ACHUT) *
maodel, Dion Fehinlufn and Mauritic Barbera who helped with the development of the
fonsibility study, and Monty Narsoe, Carvien Eunglebrecht, Erica Emdon, Odette
Geldenhuys aud Sandi Mgidlana, who are members of the subsidy sub-committee of the
SBP. I must alsn thank my colleagues in NewHco for their help in discussing the
concepts tested in this study. My thanks to GAPP architects for making the E'bcatior.
- Map of the sSep available, Finally my thanks to Ronnie Schlosys my supervisor, for his
gusdance in bringing this thesis to finaltty. 07 o

L]

¢ g



fi

b S '
% _
_ E '
N _ /
S ABBREVI{K'I’IOI}‘WS USED IN THE TEXT % ¥
X, . [x]
~ CJP | Ceotral Johannesburg Partnership
“ COPE “Cooperative Education and Planning
"FTHBS | First Time Home Buyers Subsidy
" HSRC  +« Human Sclences Research Council
ICHUT ! Inner City Housing and Upgrading Trust
" NEWHCO' The New Housing Company
NHF National Housing Foram
- SBP Seven Buildings Profect |
USAID .  United States Agency for International Development

N,

=



WM proguosal ich - - : o T e

R T

-

Lo .. . . . - . : R LEoLe

15 Getober 1999 - - _ P

-EPThe $BP is the first project to raise these problenss. It is certainly not the last project

that will do so. An examination of the problems and solutions within the contaxt of.

R I 7 |
SYNOPSIS
rhe key to the succekstul upgrading of Inner city residential
stock is the appropriate p;favisfon of end. user finance.

In the wake of massive urbanisation ovar the past 25 yea’s, ogcupation of the inner
city by the poor has been a feature of most metropelas throughout the world. In the

~ South African context this socio-economic phanomenaen Was initially constrained by

Group Areas and influx Céntrol legistation. Tha demine of this legislation under the
weight of massive urbanisation, accompanied by othar socio-aconomic and political
pressures, allowed the morphology of South Aftica’s major urban centres to
approximate that of other cities throughout the worid. Urban decay has followed the
internationally fannliar consequences of the poor occupying the inner cities.

Overcrowding, degradation of physical_stock, red lining by finangial mstututions.“

insecurity of tejure and landlgrd/tenant conflict are now Bll part and parcel of

~ Johanneshurg’s inner city. The shortage of housir.g and the rapid detstioration of

houslng stock in the inner cities has become a prcmment fenture 01‘ post-apartheid
Saouth Africa, .

-3

~ Studies of specific projects assistin ascertaining the financial feasibility of providing

urgently naaded accommodation in the Johanneshurg city centre and thus preveriting
urban decay, A feasibility study of the Seven Buildlngs Project {SBP}, the first project
of its kind in South Africa, riveals some reasons for urben decay, as well as the
structural support necessary o make inner city housing affordable, accessible and
habitable, Sutcessful delivety ot acceptable accammaodation in buildings afresdy
occupled requires Innovative end-user financing mechanisms, appropriate state
~ubsidies, 2 rational logal authority policy with rega «ds to ratas and utility charges,
and a flexible approach to tenuie options,

The key to the successful upgrading of inner city residential stack is the approprigte
provision of end user finance to low income inhehitavts of the inner city. -
n

This discourse will thus concentrate on levels of affordability within the' SBP,
subsidias required to assist affordability of memhers of :he projects and the guarantee
medhanisms devised through the 'nner City Housing and Upgfading Trust (ICHUT)
which will altow the mortgage lenders to 'ift the red Une arcund these particular
buitdings. ™ .

the SBP wiil thus provide pointers to more generic policies which will facilitaie
affordable and secure housing for poor people in the inner citias of South Africa,
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The structure and social clmm er of é{he South Al‘ncan inner clty is both a creation ‘bt‘
apartheid and a creature of the poat-?pariheld ern. Created through massive changes
in demography', the abolition pf legis ateel racial zoning and the economic forces which
have simmitaneously led to the repopuiqtmn of the inner city, and the flight to the
suburbs, the lnner city represents hoth the prublems and challeuges of a changing South
Africa. Lack of ‘affordable accommodation, overcrowding, social ary;} racial tension,
degrading residential stock and community facilities, in short the crestionof inner tity
ghettos, are n very real threat to the substantinl existing socinl and economic
infrastructure in the downtown areas of our cities. The challenge is not anly to preserve
the existing residential. office and commercial base in the central city areas, baot to

ensure-that this base successfully adapts and expands to ensure the continuation of a -

snm;d' mclally integrated urban cconomy, - R

While urbau decay is not unique to South M‘rlca, the South African location does

require specific understanding aud examination. Factors of importance here include
the rapidity of change once group areas legistation had been lifted, the efféct of the
rapidly chmiging political context, the hnpact on expectatious of both landlords and
tenants/potential home owners of a fairly well established retail mortgage financial
sector, the withdrawal of the retail mortgage lenders from the market in the face of
- bond and service charge hoycotts, and the non-availabilify of retail mortgage finance
m the face of an acknowiedged surplus of wholesale f‘ nance in the market.

The general coutext of this Research Report are the th«l nges 1ﬁted above on the quantily

and quality of residential acconumodation in the inser city. major effart 5 required
not oniy to provide housing for those in need, but also to preserve existing stock from
deteriorating under population pressure. Specilic biockages to this effort are the
affordability of accommaodation in the tnner city, the "red lining"* of inner city aveas by
the financial institutions, existing lecal authority policy on rates and utility charges
‘which -were appropriate fo a cily of gracious, single unit accommodation in- feafy
suburbs, and an inappropriate and inadeguate govermment housing sulisidy policy.

1. Tha pumbar of pabple in South Africa’s Metropolitan areas is astimatad to graw frurr; 12 mililon in 1980 to just
under 25 million in 2000, Blatk peopts are the modtapidly urbanising group, toving from 63% of tha pepulation
urhanized in 1985, 1o an estiniated 89% of the population in the yuar 2018, Source: Urban Foundation, 1992

A “rad lining” rifars to the practice by the financial institutions ng,drawmg & rud line around « paricuiar geographical .

ares, and refusing to advance home loans in that arsa. t seanis tohiive developad criginally in thn Unitad Statex,
and ix ow common in many, particularly black, rasidentlal areaz’is South Afrlca,
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'I‘he nub of the pmhiem in rhe Johannesbui‘g fnner clty, howeverg is the unavailability

of affordable end user finance to low income people. Witliout aceess to home loans,

inner city residents will be denied the chance to change from jnsecure tenants {0 home

owners with-a stake in improving the inner vity environment. - The. scope .of this

Research Report is thus limited to & analysis of the fitst’attempt to overéome the end
nser finande préhlems facing inner city residents in the post gron p areas period.. The
Seven Buildings Project {SBP), a co-operative hpusing project in the Johannwesburg

It thus forms the focus of this Report. The specific analysis will concentrate on nvels
of affordability. within the SBP, appropriate subsidy provision and the guarantee
mechanisms devised through the Inner City Housing and Upgrading Trust (ICHUT)
which are requived hefore the martgage lenders wil! lift the red lme around these
particuhu Imildtngs B :

I‘HE INNER CITY 0F JOHANNFSBUR(:

The Central Johmmesbm g Partnershlp (CJ P) del" ines tile inner ¢ity as 'm al\a “buunded :

on the North by the Braamfontein Ridge, the East by Harrow Road, the West by and
including Fordsburg, and the Sonth by and mcludmg the mcam mmmg land

'sm'"ouni:ling the MZ motorway" !

The z0hé is one ol‘ mwed hnque. comprlsmg commiercial spaze ‘byerlain by medium
to high-rise residential stock. A 1992 survey found that around 63/00 people reside in
tlze lmwr c:ty., acvmmnndated in appruxuuately, 27,660 resrcleurm it

:-.:-:, 4

Under apnrtheud; lcsldenhal 1seg,iregsatm\n was rigidly enforced\hetween the races,

resultmg in core white suburbs and outlying black townships, Over the past decade the

inner city increasingly becmne a cmmopolltan aren. where ur!:uan reqldents of afl: races.
wlived And worked, S

This l"aciaii'y "grey" aren was thus a significant anomaly under the notorious Group
Areas Act regime. Under the Act, black inner city residents were deemed "illegal”,
ulthough mcreasmgiy authorities larked the capacity and will to effectively enforce this.
The:removal of the Act has placed the inner city at an historic turning point between,
on fae one hand tlemwe develupment actmn. and on ihe other hand, ongoing

(lE‘l erlt\::\ion. '

inner city.has progressed someé way in trying to desl with the affordability prablem, .

In quamit\fywe terms R !!w numher of people in bumll Ai’ rica’s urhan arms will have’

am 13 million people (53% of the total popnlaﬁun) in 1985 to a projected
33,2 million people {(69% of the total population) In 2010, According to the Urban
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Foondation repom, the anticipated shift iu moverient of black fieople from th¢ rural
to the urbhan areas over this period repre-sents an increase in biack populatmﬁ in the
urban areas of 270% _

I . {:J'

The estimated population for thg Johannesburg inner city, comprising HillbroW, Berea, -

Joubert Park and the CBD is 59 240, living in 24 824 resideutial umts';‘ it is
interesting that the HSRC survey found the average number of persons pey unit to be

2.3 in Hillbrow and Berea, 2.5 in Joubert Park, and 2.6 in the Resndentm! BD. The

avernge number of persons per unit in the SBP is 2.15.° S

. . o 5'"
The residents of the i nu\er city are of many races and include both established families
and comparatively youdg single persons. These are not the poorest penp‘le of the city.

. Surveys indicate that sost inner city residents are employed - 'vctwer in relatively
.- unskilled through to semi-professional activities - and enjoy close access to their places

of wark, And while some r&sidents see their residential future in outlymg suburbs,
others clearly have chosen the inner city as their penuanent hnme
The phyqlcal character of the inner cﬂy is dweme. mngmg from scatt red resnduai
houses in Fordsburg, to the niodern commercial ighZiise buildings of the Newtown
financial centre. Residentin} stock extends from shabby low-rise apartment complexes
in Fordsburg, through the relgtively older apartment buildings of Jeubert {’nrk and the
CBD district, to the high-rise apartments of Hilibrow und Berea. Iniaddition to
buildings cur renﬂy used for residential purposes, the inner city has a sigrificant pool

\\i.

of under-ytilised warehonse, office and publie structures ca ..ble of conversion.

While wmno occupred residential buildings have deteriorated to a considerable degree -

especially m Fordshurg and paris of joubert Park and Hillbrow - they are far from -

terminal. Tnternational inner city experts have noted that the bulk of residential stock

in the zone is currently nf nmm solid quality than similar wreas in cities in the United

States, * - o _ .
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THE smm nmmmns PROJECT | S )

If; October 1991 tenants of all the seven buildings locited in the Hillbrow and Joubest

Pirk areas (see table 1 below for a summary of the locational details of the buildings

atld the number of residential units. The map on p. 11 gives the location of the
buildings) were issued with a notice to vacate their flaty, The owner was aitempting {o °
enipty all of tise buildings so that the units in the building could be sold on the open

_merkef, This, et by g.lhs\s\uusmg and uniting the residents of the bmldings in resistance

g {he notices: :m:" jated the SBP. By Naovember of that year the tiwants had not vacated
anﬂ the owner instituted legal action in two of the buildings. A process of negotiation
followed, which finally resulted in agreement that the tonants would purchase the
builidmgs. Consequently legal act,mn was postponed until March 1992 to allow the
tenants to raise the puqchase price. In the event, dgreements to purchase were only - -
Stgm-d a year later in March 1993, subject to the important susp:??we clause "that
finance for the purchase and refurbishiment was to be obtamed ke Onwacial
mstituhons. “a ¢

NN =
A Seven Bulldmgs Wm‘kmg Group cmnpl ;smg the tenants, attomeys, alchlter'ts,
quantity surveyors, two frousing service grpﬂps, Cope and Pianact, and ca-ordinated by - cag
the Legal Resources Centre, was formed. The Working Group conceived a Framework
which aimed to createa, co»opemtwe socnal hmlsmg pmjeel whlch will.meet the follnwmg ;@

ub.‘lectweq- : .
1 ' =
- ' Affordability, both in the immediate future snd in the long-term; L
- ’i_1 Security of tenure for all current tenants w;thm @ group tenure framework,
- . Tenant management and control; and : 1
- The creation of secial housing stock which would remam available for low-incom
earners.

This framework was developed in ronjunction 'with the tenants of the buildings in a
serious of general meetings over 4,12 month period. The general gist and conclusions
of the arguments at these meetiiigs arve noted in the following paragraphs. It shouid be
noted that the issies were fairly hotly debated, with the major difference being between .
thiose prefarring individus] tenyre via sectional title compared with those who prefexred
conununal title under the shareblocks act. Ultimately the arguments for a coanmanal
social housing project won the day. The major reason. for this was related to the more
probable access to end user finanee under & group scheme, Individuals applymg fur'
nortgages in their own rlght would. simply not have qualified for the bond. :

AT

L

<]



oY e T
WMsctiproponal.ich '{_! ’
25 October 1994 ' ®
2 CoT ‘3;.»' _,.;{‘r 7 TABLE 1 \
(% LOCATION OF BUILDINGS
BUILDING _ADDRESS = ¢ - STAND | ZONING . UNITS.
Amyle Court | 252 Smil Street, 248 |  Bust 72 | Single 36 [
- ' . 2250 Bachelor 24
j | < | IBed -, 1z
: e o oo A 2Bed ' 0
AL . _ | Shops 0
Branksome | Cnr Wanderers and Bok Streets 2037 Bus | 69 | Single . 0
Towers 2038 Buchelor B3
* Qe A '._‘_ IBed ‘7 ing
27| 2Bed 9
o She, 3
Coniston Court | Cor Catherine Avenue and 205 ) ‘Res 4 37 | Singh;":f‘i ' 0 )
©{ Pretoria Street ° ' 206 RO | Bugwelor . 8 I
| “ 208 . 1Bed - 13
29 . 2Bed o 16
? i Shaps ¢
. ] . .:i‘::‘ﬁ . . <é:i\ : .
sMunhuttun | 43 Plein Street 6517 | . Bust 10§ | Single <~ o
Court _ . 1652 ' H - | Bachelor 168
! Bed o ¢ O
S 2Bed - 0
o i Shops 4
Margate Court | 73 Bunket Strect vt Res 4 37 | Single 7 9
# ' ©od2z S Buchelor 0
= 1Bed 24
“ 2Bed 13
_ o < o Sheps 0
g ’ T ™ [ikd S
Proten L-d Cne Wanderers and Leyds 217 ~ Busdl §9 33 | Single . 0
Munsions "y Streets ' _. Bachelor 15
N 1Bed 12
Ll L 2Bed 6
D . - Shops "2
Stanhope | Cnr Von Weilligh snd Plein 5197 Bus ¢ | 90 | Single 0
| Munsions Streeis " Bazhelor 48
1Bed 24
ﬂ 2Bed 13
Shops 3
s TOTAL | &6 |
1] ) \\ . e - “ o
Pl ':Z Yo
Tr i » i }
* 10 ?
. - .
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Co-operative housing, in the Seven Buildings context, is founded npon the principies of
ocoiapant control and management of acestnmodation within a subsidized framework,

Group ownership would be committed o ensuring that the price of the units does not
increase over thue and that the units are retained as an affordable stock of social
housing within the co-operafive structure, Ia general thig, means that ownership is

Jimited to rights related to security, with a limited right to any.capital-appreciation in

the value of the bujlding or the unit. If ownership is prssed through a shave in a share

“block company, for example, the sale of such shares would be prescribed by requiring

that the share is sold back to the corporate body, with the owner being entitled only to
his or her original deposit, plus an agreed interesf rate, and the value of auy

improvemenis made to fhie unit during the period of occupation. Ce-operative housing

pravides the opportunity for co-operative ownership to persons such as the current
tenants, who have indicated their preference for this form of ownership, It should be
emphasised that those who wish to participate in this form of ownership, are generally
primarily motivated by - the.need for seenrity of tenure.  While not widespread, co-
aperative honsing associatiors are an established form of ownership among lower
income conmnuaities in the United States, Canada, Britain and Australia.”

Co-operative housing has alse generally implied tenant management of the building.
While there is a general commitment to this within the SBP, its exact nature and form
have not yet been definéd. There is general connnitinent to tenant involvement on a
voluntary basis to building maintenance and upkeep, the provision of security services
and the collection of rent and levies.  t may he, however, tiiat tenant pamcnpatlou in
this is phased in aver a period, and the initial opeiating and control systeins are et up
and managed through a joint venture with an established property group such as Anglo
American Properties. A condition of the joint venture agreement would be that
expertls:- and coutrnl is gracilmlly mnved over o the compemtive hody. . -

A second conseguence of cnopemtwe ownerahip is that the f‘uaucm! obligations of the
mesmbers are accepted and managed in a collective mamner. Group credit and risk

_management has been the: hasis of high successful lending institutions to poor

communities tocally and infernationally® The Bangladesh based Grameen Bank, which
lends antounts of between USS30 and USS300 to approximately 1,6 million clients, 96%
of whom are women, sud has assets of US$250 million from savings, is the most
praminent of the thousands of group credit schemes. operating around the world, In

.. South Afrien, the stockvel movement is often quoted as a successful indigenous t’xample

IR

of u group credit sclieme, while at a more formal level approximately R40 million is
currently be'ng sived and civealated amongst group credit schemes such s the Group

Credit Company and the Ruval Fingnee Facility, Group management of Financial fisk

7. Australiasy Government, 1992; Urhan Foundation, 1992 ; Saﬁn Buliiding Project, 1993

* Hock, CEO of the Ruea) l-‘m e Facility, and Cliristine Glover, CROD of ﬂs& Cheny Credit Com oy

12
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B . hutorivation for s pacsggraplt s daved v disonssions with Pans Peotorinns, CEQ of the I Finaes orporatin, Cliels -
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* . development. Thus the crucial aren of concern for the SBP. was) .
affordability, snd the proposed solution has been in the form of the proposed: .

RN

Wictlpronasal i . . ¢ o U g _- o T

- has heen ac{z‘;ptetl by the fimmﬂiﬂl cunsnrtmm whu 'we willing tmmake a bulk lﬁau. _'

~rvailabie to the SBP. | They luive clearly dune thid in the face of their fnilmf@ to enact - -
~ le@al sanctions against individual Joan defatilters in black areas, and in the anticipation . ° 7
- that the members of the housing cuoperatm will perfomr the Lredit controt t‘um:twn in s

the mtemsts n!‘ the gmup as”a wlmle. :

a Tius framewm- . wlm’h was developed prim- to‘u:e JO]IIt venture agreement between‘the : o
- Seven Buildings Residents Assoclation and the New Housing Company. (NewFico); guides
“the agreement between the two parties. The joint venture was initinted in November

1992 wiih A view. to hriuging ﬂne pmgect to t‘rlﬁﬁnn.\ S

- Following‘the fm-mmmn nr the Joint Venture‘ a i‘easlmllty stmly was undertaken to -

“of transfer Fees; vefurbishment, and interest, - The implications nl‘ thas figure l‘mm an

'tffnrdability pﬂlm of view will he dlsumeﬂ in (‘hapter 2 o o
| OBJE(‘TIVL‘.& m«"rm RFsEARcu e A

- A
wo

.' ':'The ob!eﬂﬁvcs oi‘ the le‘se.u'ch are tn ‘test the assdmbtiuns of the SBP fensibility study

- -consider the viability of the project from a financial point of view. The feasibility study
- has indicated that the total cost of the project (and hence the band required from the
' financial institutions) will dmount to R15, 7 million. Of this amonnt RS,9 million will . ¢
“be the capital cost of the buildings, while the remaining R9,8 million will cover the cost o

- specifically in velation to the gnestions of affordability and its impact on the avaitabity - |

of end” user Hiance, While other avers of research such as the approprinteness of-
exlsting local authority policy on rates and utifity cliarges, the legal leasthility- of a
social housing project which provides collective  pwnership within a limited eqguity -
- framework_n such a way nsto preserve the affordability of iﬂﬂ fiousing stockstor future
genu‘ahmf of uvnerfocenpants, -dnd the viability of ténant manggement and control
ave imporiant, this discourse will focus .on questions’ refatul o the, prnvmon‘of R
t any scheme -
ative housing.

~ appropriate end user finguee. Failure to rewhe this  issue Jmll preve
-from being in a position to test.the other propasitions aronnd a co-ope

identified as

 govermmuent subsidy scheme and the pmpo,wd ICHUT nwrlmmm. Accnrdmgly, the . 2\

specific a%mupllnm t he testedares - R
"'-:- the ;tl‘fnr .1IJllitv of .u‘cmmlmd.lﬂun i‘n ﬂle hmer citv' |
B - ~ the apprupnateness nf existmg mlmdy wiwmes f‘m- t'uvuper.ltiws. o
- the pn&sih:htv ulQ «éel'commg "recl lming“ of imwr cm areaa hy the'_f-.; |

- finam‘*ml mshtutmm usmg the I(.IEUT nwchnmsm. N

i’.‘

A it ltll!.‘nlll‘illllll nl tllq ulajur I'l!l.lnuul ithlmltimh. ns \ml!‘mu. “Nt.am’(.ml. Ath uutl I ml \tltiml.il im'- Imen foﬂuwl [ {7 S

- emuider the .||ml|u|1mu tor mnn..m..u- i agtice firim U projet.

. 13'13.

=N




-

T

f
|

- \Mmh\pmpm«ul wE-

24 Uﬂoher way b

- .._;.__RESEARCII Mwmomway“ S T

' The lesearch fm ﬂlis Report is based on work dnne by the am‘hpr sus pr cuect coo:‘dmatnr- ST
" "of the SBP project team over » eighteen manth period from Movember 1992 to April- Lo
' 1994 Th\s Reseal'ch Repm't cnmpnses a crltical mmlysis of tlus work._ S

. The author Wits mvolvetl in the cmrcaptmu and development of tlle ICHUT @uammee-z'

- mechanism, is a founder trustee of  ICHUT, attended meetings of the Seven Buildings - -
-tenants, weekly project meetings with theappointed project team and meetings between -
“ - the SBP and the five major home loan finaeial institutions where these mechagisms

. were digcussed and vefined. The author was also nvelved in thie Iegal sub commilttee
“which. debated and developed the share block ownership mechauis*m as it was applietl o
_1h~ the case of the p: mect. Leeeie S - .

-_ 'As o ardinatnr, the .wthor eilher emmmsamned oy revlewgd ai‘fol dubility surveys dune .
“specifically for the pl aject by COPE, or done on behalf of the Johamiesburg City

Council !ﬁ{d the Hunian Sciences Research Councll, The latter covered the geographical B
area containing the seven buildings. These surveys have been Sllhjeﬂ?ﬂ 10 critieal '

B anatysns for the purpmm of this Repum :

n addltimt, ﬂs chalrpersou of the Nntionai Hmislng Fomm’s thsidy l‘mk Team, and s

of the Joint Technical Committee on subsidies between the Forum and the Dept of

| ‘Housing, the asuthor was involved in developing subsidy pullcy whlch speclfically
B addrc%ed tlm isane nf oo opemtwe temlr'e. B

d

In genoml the m'ugm.ll mld uiapuhllqhed materi.ll cmmllted wore minutes of the ‘%eveu

" Buildings joint steering comiittee, the fegal sub committee, the subsidies sub conmmittee -
and the financial sub committee.  In velation to subsidies, tlle minutes of the Nationai )

Housing Forum’s Task. !‘mmiil deal witl stbsidies and end user ﬁnaz&e, the minutes.

b althe Joint Technical' Conumitiee between the National Housing Foru and the

Pepartment of Housing and t[w regular le]JOI ts by’ t?onsuita uts to- thcse two cumnuttees .
were nmlyse{i .mxi rey it\\'&d. : _ _ :

i

1n addition a lltel'ature seareh ;md :‘eview of pub!xshed and un pl'hlished materlal relaled .

th affordability, urha n refie -wal and housing policy related to the issues under clnscua«ziom.

was undertaken. The works wnsuited ave listed In the hiblmg: aphy.

&peclﬁc research mmmis*simt@:l and wvn\wecl Iw 'Jw ﬁuthm* in ruation m the pmhlem o
_dreas ldemil‘iecl are listed. helmw ' : _

~ - the a!‘l‘nndﬂ’ ihu uf' mcomnmdntmn in the inner city: A survey-of the .
. RS weldig tenants was done by COPE and verificd fo assess levels of
e B o '}aﬂ‘m dability both in terms of existing mortgage lender requirenients and:
N - in terms of the long term viability of mintaining property in the inner
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“eity. Where possible the findings of the SBP surveys are compared with
other surveys done in the Johannesburg inuer City. (See Appendix One}.
Independent conclusions in refation to levels of affordability and the

_implications this has for the success of the project ave noted in Chapter

- the appropristeness of existing subsidy schemes for co-operatives: This is
done in Chapter three throagh an examination of specific subsidy
schewses - which. may assist the tenants. to -assume. ownership of the

Time Home Buyers Subsidy are examined. The basis of this chapte Mis
o the author's assessment of the réguirements ol <the SBP in relatio i to

- evolving government policy, . The author reviewed._man}\\gimﬂs of

. ,proposed subsidy policy, was involved in the debates around these policies,
"\ and led the SBP team that presented the SBP view of citanges required in
ordes to apply the evolving subsidy policy.to the circumstances of the
= the possibility of overcorsing "red ii;iillg“- of foner city arcas by the
.. financial instituiions. The conclusion reached after -:1:51:_1y{!'ist;ilssimm with
~the financial lnstitutions and within the project=téam was the need to
‘establish 2 guariitee mechanism which »&ii#flow the financind institutions

' gdéls-mt in these areas. In or_dgg;!«&@ﬁ[ﬁl this reqgrirement, the author was
mvolved in discussions which conceplualised and established the Inner

City Housing and Upgrading Trust GCHUT). The proposal that the

, ewly established ICHUT  to perform this function is examined in
_ Chapter foliv, Any assessment of its suceess can only be done in the

v, - fullness of tinge,'” -

The apptication of the material ai!llld- the conelnsiot:. reached ave clearly my ofvn and are
not necessarily inaccortd with thise of the tenants assoclation or the SBP project teany, -

v

i

o - .
ti. U is dnterenting (o vote fat the agvescent ammmved gn 20 Octaber 1994 Botveett the govermuent and the Ruscial
Insritutinas e Fefensed nierigaee Tasoee into the ks Beomee wiacket is losed i, st othee things, o governgaiv

guarantes. Chie vant of this view B e aseCwmont of affordalhdliy i e inner sities amd a varchal nite of the KCUUT
sivchantisth reporfed here, U ' S : : L
o B

C 15

buildings, ModiFications for changes to existing schomes such as the I"ii;sta.—;___. -
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S v SBP comprises 961 people living I‘i;‘l 446 unmits across the seven buildings,
Information shtained from surveys' Indicate that the average monthly household income
level is RI270 pm The table below gives the average income.per bul!ding.

?: : TABLE 2
AVERAGE MONTHLY HOUSEH()LD INCOME PER BUILDING
BUILDING  AVERAGE

_ INCOME (R)

Argyle Court_ | . o7

Branksome Towers ‘ 1157
. Coniston Court - _ , 1539

Manhattan Counrt 1099 - : b <
Margate Court 1682 K

Protea Mansions 1230
Stanhope Mansions 1535

Average All Buildings R vl

Y

Comparisens with a cgmprehensive survey of the Johanneshurg inner eity aren done by
the Human Sciences Research Council ¥ (HSRC) make for inferesting reading. While
tlie level of detail obtained by the HSRC is not matched by the SBP surveys, making
direct comparisons difficult, it is informative to consider both the income and the
accupational structure of the area as deseribed by the HSRC survey, ©

The HISRC survey fouad that the lnrgest single occupational group (18%) comprises
men and wonien of all races who are employed in routine clerieal and sales work. The

1. Iformudion phtinet! from Ill'i?;lllllihlll‘tl itwawe survers dowe by Conpecative Edneation aod Plaming, Juae 1992

12, Cravksdmw nnld White, (992

L -As et wipilished data arbdng Feow deetoral research .Il.:u.e by Aliul Marris of the Sm-inlu : Depuictsuent, University of
the Witwaterseand indicste siodlae veonpationad, popadation density  sud income lq..nmlu we of the [SRU aod SR
surreys,  Reseurch findings vere presested to on JIRN funer cily Jinasing oonference, 17 Aufau 1993, i

6
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next largest group (8%) comprises Afriean workers who arecmployed in fairly secure,
but unskilled and low paid jobs. Other numerically significant groups which comprise )
members of all mces are senti-professionals (7%), factory machine operators and semi-
skilled manunal “vorkers (5%), artisnns (3%), small business owners and fraders (3%),
security guavds and policemen (4%) and Mront line managers and supervisors (4%).

TFable three helow compiares mouthly Iminseh_nld income bef ween the twe sample Sroups,

TABLE 3
MONTHLY HOUSEIIOLD INCOME: HSRC SURVEY COMPARED WITH SBP '

__CATEGORY | HSRC (%) | SBP (%)
Mo Answee/Students | {b i\ I o NIA N
LessthanRIO00 | 217 fF s .
RIOOL to R2000 2 || 3
<[ R2001 to rRaoo L. 18 “ 8
R3001 to R4000 11 2
R4001 toRSOOR | 3 " 3
R5001 to RE000 3 3
R6001 to R7000 7
OverR7O00 - | 4 3 |
h_lot:-ll 143 J! 100.3 "

* Amounts total more thin 100%. due to rounding off,

The inhabilants of the SBP have a lavger grouping of people earning below R18{K than
the average for (he area as # whole which was covered by the HSRC survey. This
obyviously has implications for the viability of the prdject. and by implication, the level
of subsidy required for the SBP.

In order to assess both viability and affordability of the projest to the current
ocenpants, It is appropriate now to counsider the costs of refurbishing the buildings fo
levels  acceptable both to the accupants, and, very importantly, to the financial
institutions who would enly be willing to bond pmpemes of a st.mdard which wou!d
pl‘otoct their uwostnwnt. .

17
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UNIT COSTS AND MONTHLY REPAYMENTS J

. J
While the discussion beiow does indicate unit costs, it is important to remember that ti}
project is conceived within a cooperative ténure framework. The institutional
framework for the project will be seven share block companies. At the time of writing,
the exact form of these companies {either as section 21 shareblocks, or companies
limited by guarantee) had not been resolved. Neither had the mechanisms for limited
equity provision as vequired by the existing tenants been finalised. These complex issues
have been excluded from the scope of this discourse, However, it is important to note
that the proposal by the Residents Association for a bulk loan per building has been
accepted by the financial instituilons. It is for this reason that it is possible to deal with
the buildings as a whole, instead of dealing with individual affordability. The principles
involved here have already been discussed in Chapter 1. "

Table £ below summarises the average unit costs per building, Note that {hese averages
vary because each building has a different mix of unit sizes. It algo indicates the total
monthly payments by the tenant to (a) service the bond, and (b) to pay for the current
targeted operating costs i.e water, sewerage, electricity ete, :

Unit costs comprise the capital cost of the building, including traunsfer fees, and the
estimated cost of refurbishment und interest on the bridging finance, At the current
stage of project estimates, this cost translates into a total bond of R15,7 million Tor all
of the huildings. :

& . S . . -
Monthly repayments are il\llculate'd aon the cost of the bond at 16.5% interest, as well
as the cost of running and maintuining the buildings (operating costs). This latter,
category includes utility charges, bujlding maintenance and building administration feea.
. The fignres in Table 4 ave based on the targeted opemtmg costs in the bmidmgs.
Actual operating costs ave also affectad Oy the poor quality of the plumbing systems.
W‘ﬂle cmlsumptiuu of water and el(-('trici y docs piay a role in the operating toxts. the
“in partmular, is not yet clear. The tavgeted operating costs have heen detemuned by
comparing the actual curvent operating costs to those in other similar but well-
maintained buildings. The target bas been set as the avernge between the actual current
costs and those determined for a well-maintained bailding.

14, I svust fre herne in wing that the nperiting vosts wuce infienved by the dborinimtory City Conneil policies iu respect
of rates and utilities, Comneil palicy G dite didd mot allow auy velates o flats in e B0, wd alsn did sot alline For
separate metering of mixed wee bnildings,  Accirdingly cesidentiol units i mised we propecties woauld suffer the rates
applicable to business premises. contritinding o tha high cost-of Bving in the inner city, Under pressiare from the SIP
i paeticudar, these polivies were recently wigendet by the Couoal st will only cose into elfect feow July 1993, 55 the
details of the charges are not yed availnble, the feasihitity ix eosted st the existiog rates.

18
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TABLE 4
UNIT CO‘;T AND MONTHLY RFPAYMENTS (R’s)

o

BUILDING AV UNIT MONTHLY
- COST' REPAYMENTS WITH
: E TARGETED o
OPERATING COSTS:
Argyle Court 29930 | 554
‘Branksome Towers 33069 -7 630
Coniston Court 37 911 723
Manhattan Court 33355 _ 51 o
Margate Court 38 562 on7 ol
Protea Maunsions 36 203 573
Stanhope Maunsions ©35 877 _ © 568
1. These costs were developed nt ni early stage of the feasihility, and refer to an

- uverape over all of the 446 units irrespective of the siee of the specific unit,
=N
Having now established the costs, it is possible t» measure these against the a} ordability
of the curveit residents of the buildings. Before deing so. however, it is int estmg to
note that an analysis of the applications for guarantees submitted to ICHU \indicates
that the average cost of a refurbished unit in the inner city is around the R35 000 mark.
The implications for affordability as discussed below in relation to the SBP would thus
have a wider _applicability to the inner city as a whale,

MONTHLY REPAYMENTS AND LEVELS OF AFFORDABILITY »  ~

Tables 5, 6 and 7 indicate ihe levels of affordability in each of the bulldings under the

b

scenarios of no external subsidies, a R10 000 capital subsidy and a R17 500 capital .

subsidy. These amounts were based on information that the new subsidy amount being
debated in the uégotintions between the National Housing Foram and the Departme it
t:f National Housing would be ai either of these two levels,

It should be noted that the repayments are based on the financial modelling developed
under ICHUT. The ICHUT scheme makes a substantial contribution to the viability of
the project in two ways. Firstly ICHUT will provide security to the mortgage lenders
which guaranfees that the capital advaaced will be paid back in full after 15 years,
irrespective of the loan repaymen{ record of the horrowers. Secondly, the ICHUT
mechanism allows for the purchase of a progressive annuity which, by reléasing a
specified cash flow over the specified period, will relieve the-burden of the interest

:19 ) pnl
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in payment_ in the first five years is monde up by increased loan repayments in the

support projects whnch are ftmded in <terms oﬁthe iCHUT mode!

'The ICHU‘T mechauism is explamed more fully in Chapter 4. . B

N . " < . i
. &’ . . . . " . e - Q L ) s
; ’ @ A w o ’ ’ s . e n
I . P
“ : . .

_ subsequent fifteen years after that, The miortgage lenders have agreed in principle to

Table 5 below indicates the levéls of al‘t‘ordahiiity under a scenario which would assume |

the servicing of a mortgage borid of R15,7 million smd the targeted costs of mamtaimng

the building ander refurbished ciréumstances with no external substdies. The unit prices .

are as in Table 4 above. The affordability levels are determined to suit financial
institution requirements. ‘
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_payment somewhat for the first five yems. This relief is: nol # subsidy, fOI‘ the shor‘tfall e
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TABLE 5 S
MONTHLY nﬁmmmwr AND PERCENTAGE AFFORDABILIT\' PER UNIT
. PER MON'I‘H wrm NO sx._ussm\f (R’s)

i | .
BUILDING |~ MONTHLY . | % OF TENANTS/ A
a - /REPAYMENTS WITH | WHO CAN N
S {f  TARGET | AFFORDTHE | .
-~ \[loPekATING COSTS: | REPAYMENTS o
© ¢% NOSUBSIDY - N
ol ArgyleCourt ~ ~ 4 (554 ., ], . 4l
Branksome Towers | 630 ..o | . 39
| Coniston Cowrt o | 56
 Manhattan Court | % 35
Margate Court | 65
a Stanhope Mansions | _ - 568 . 8

From the information provided in the above table, it is clear that a large number of the

~ existing tenants would not be able to afford to -own and mgintain themselves in

accommodation of their choice. From both a project and a geneml policy point of view,

it is clear]y unacceptable that large numbers of people who have made their home in the

 inner city under extremely difficult conditions would be displaced under a schere which

was precisely intended to provide security of tenure. Some form of subsidy is thus

clearly necessary. Tables 6 and 7 below calenlate affordability under different subsxdy-
scenarios.

" Tabless based on a capital suhsidf ﬂf Rlﬂ 000. Tl[p onit price |s thus reditced by R10 o

000 in each ense. =

58
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J MON'[‘HLY REPAWTmcmam. mommm,m PER UNTE
PER MONTH W RI0 000 SUBSIDY (R'S) -

_E.

e

BUILDING

- "OPERATING .

COSTS:
R10 000

SUBSIDY .

. " WHO CAN ,
- REPAYMENTS.

a0

Bl’ankSome To“'ers

- 523

Coniston Court

617

{| Manhattan Court

465

Loz 63

Mat‘ga!'e Court

611

Protea Mansions

_.4_67_' ot

Stanhope Mansions

462 -,

22
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i

MONTI-ILY REPAYMENT A"Nn m{cmm{‘n AFFDRDABIIJTY PER UNIT
. PER MONTH WITH RI% 500 SUBSIDY {R’s) S

!3-.

’I‘able 7 is based ona capitai subsid.v of R 17 50{}, co

TABLE 7

H &

MONTHLY
_ REPAYMENTS,
ARGE"“’

o "OP'ERATING ‘cosTs:

R17 500
__ SUBSIDY

Fon |

% OF TE NANTS

WHO CAN AFFORD /
“THE REPAYMENTS -

T v

'_"'Argy'l'e Court

_‘"Brankscme Towew

Cﬂmstan Court

-Manhattan Cnul_"_t: .
i Margate Court

R

SR

o

o s

N R Stanﬁopg'-Maﬁs:iﬁhs B

Lo

| As can be seen fmm the above tabias, affurdabxiity levels of the tenants nmpmve by an

_ _' - - average of 50% when a capital subsidy of Rl? 500 is gwnted The vamtimm pel‘ f
el bmlding are noted iu the tables. SR oo

woo

would require the i'ephccmeui of poor pengie hy people of means, The sofution to this

.15 Ses footnme 13 ahove

23

. situation clearly Hes tn the provision of a subsidy, and it is m this tapic in the context'
.- ofthe reqmremeum of the SBP, that we nuw turu.‘- L : '

g

. _From the data pr ovaded ..‘1 bath tlm bBP and the HSR(" surveys, and corxuboratecl by IR
. Morris’s unpubllshed findings to date', it Is clear thot massive displacement would take
~ place from the innér city unless a subsidy mechanism is found. Withont subsidies, fhe - -
- inner city either continues on the path of degrading stock in stum condltions inhanited
- by people who have no stake in their accommodation, or gentrifies, a process which -
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CHAPTER THREE
A key feature of the urban housing crises is that the majority of those families req;liring
‘housing will be very poor. An Urban Foundation study indicates that approximately .

34% of the metropolitan black population (excluding the varicus hontciands) earn less
* than the minimum living Teve! of R700 pm.'® As noted in the Urban Feundation study,

&

"This reality of urbau poverty must inform future housing oficy.®  Subsidies thus *
~ become essential to enhance the affordability of prospective owr-ers in gene: al as well -
~asin the specific SBP . o

The First time home huye: s suhs:dy (FTHBS), admimstered by *ihe Dep'arfment of |

National Housing and Local Government, is lhe only subsidy which, with some
- modificaticen, may e able to facilitate affor dabillly m relation to the SBP. The details

of thé FTHBS are listed below. The amendments put tosthe:Departnient to make the

subsidy apnlicabie to the SBP are discussed at the conclusmn of this chapter

-In essence the FTHBS subsidises a third of the interest p'lgable for the first five years
up 1o a notipual bond of R40 000. The subsidy is paid monthly "over a seven year
period, fixed for the first two years, then declining annually over the next five years.
Subsidies are paid divectly to the mortgage lender, who in turn decreases  the bond
amaount requuedl of the band hoider. The subsidy is agjusted in harrmony with
prevailing mm'fg.eﬁe rates, It should be nofed that in the past, this subsidy kas been
snspended when budgeted anyounts alfocated by the natic.  ‘housing budget have been
spent, an unhappy situation for both existing asd prospes hve subsndy beneficlams

{,(.tlrl~ently both existing or new houses or. fh%s qualify i‘or the.FTﬁBS provided the unit .
is the' first home owned by the applicant. Eligthle applicants would include married -

couples, single parents and persons with dependeits provided their Jomt income does
not exceed R2 500 per isonth. In addition the applicant and family niust occupy the”
unit permanently, Neither the apphcant OF Spouse may recelve any other state f‘ nancmd
housing subsidy. X 2

A number of limits are alse provided in terms of the subsidy. In the case of existing
units, the purchase price (house and land) may not edceed R65 000, As far as new
houses are concerned, the huilding costs (ie excluding land) may npt exceed R4S 000,
An additional RS 000 for additional costs incurred due to poor land coaditions is
permitted, Tha total cast may rise to R75 000 where a scarcity premium lms to be paid
t‘m cheap laud .

Currently only units owned under individual freehold or 99 year leasehold or sectionad
title wonid qualify for the FTHBS, This is clearly a problem foi the cooperative

e, o

LoFy

16, . Urban Foundation, 1992¢



AMseblpraposl. ih
28 Dolober 1994 H

shareblock scheme proposed by the SBP, Accordingly a propesal was made to the

- Department in March 1993. which would permit a single lump sum subsidy aggregating
the 446 individual subsidies to be availab !e an asingle bulk loan for the entire building,

a model d’-‘l]]l’(wtd by the mortgage fendels in respect of (he SRP,

'I‘he propasal to the Department envisaged that the subsidies be aliocated collectively

i

W3

~ 10 the shareblock company and managed by the L‘nopemnvte instead of being aHocated

~ individuaily to.the occupants of the Huildings. This means that no subsidy ‘would be

attributable to any single &émber of the cooperative, although the members derive the
Benefits indisToiv thivough the provision of decent and affordable accommodation, The
* subsidisation of the Adroduct, rather than the individual also-ensured that the housing

““stock, by retaining the subsidy, would remain affovdable to qr‘ar‘ uent generntions of

cooperative membesrs, Thus if & member left the ceoperative, the subsidy would not

feave with them. That persen would therefore be ehg;h!e for another state cuhstdy in

' aelutlon to Iheu* new uccnmmoduliml.

_ S N
The proposal (o liie l)ep"u'tmenl proposed certain administrative pmcetlnres which
would allow the SBP bulk loan to fall within the ambit of the existing FTHEBS, while at

- the same time giving comfort to the administrators of the scheme tlmt the ,suh:.ldy'

. allocations are not misdirected,

In order to demonstrate that individuals within the project comply swith 5.2 criteria of
the FTHBS, individual details of occupants i.e Tull namney, proof of income, details of

 dependents, marital status and the existence {or atherwise) of housing assistance, as well

as the value of the alloeated loan, will be obtained and collated by each Shareblock
company.  These individual details will be provided, in aggregate lorm. w the
Department.  Details of blanket loans advanced by the consertium of financial
institotions 1o cacn shareblock campany would be provided to the Department upon the
registration of the bond over the buildings., Finally, the payment of the FTHES would
be vecorded against the name and company details of each shaveblock company (as

opposed to the individuals currently resident in the buildings), and the interest subsidy
‘payable is to be calculated monthly, upon the’ vaiue of the blanket loan payable by each

shareblock company to the consortivm of bankers.

i

A second change reqlm-ed of the l)f_,)artmm s to agree that a capital subsidy paid
up front would bt preferabie to an intevest 1 subsidy payable dver a nnmber of

years. A capital amount would assist in both decieasing the mortgage loan required for
the project as a whole, and alse assist in bringing down the linance charges of u lesser
working eapital loan required for the vefurbishment.

The original approach to the Department was not successful, Existing policy, in the
Department’s view, does not provide for first time home buyers subsidies unless

individoal title i bekd. Should the ownership be register :d under sectional title, then

the Department stated it would be able to accommodate the scheme utrﬁer the existing -

policy. However, the l)opam ient noted that it was not opposed to group tenure, and -

th
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indeed, believed it to be an important addition to the ienure options currently covered
by government silhsndy schemes. However, they were unwilling to make any changes
to-existing policy unilaterally and vrged that the suhsndy request he rel‘erred to ﬁ‘i
National Honsing Forum (NHF). 7

On the assumption that the NHF wonld be disbursing an amount of up to R530 million
allocated as an additional item under the Jast State budget by Finance Minister Keys,
an application for subsidies was subwitted te the forum in July 1993, The NHF
responded to the effect that it was a-negotiating forum, not an excentive agency. lts
“unction was therefore to negotiate the setting up of a structure which would both make
the policy for aliceating state finance, and then disburse that finance.. whxle
tegotiations were taking place with the government to sef up the executive agency
{probably to be known as the National Housing Board), the NHF could do litile more
than agree to forward the ﬂl oposal to the riew ageucy once it has been established.

fn recent months, owever, it appears that the political will io extend the tenure aptiotis
supported by the FTHBS has been found. “A technical sub-commitiee. of the South
African Housing Advisory Conunnittee has been asked to make recomimnendations to the
Minister of Housing on the possibility of giving subsidies ‘pemi“('ally to the SBP. The
SBP was invited to make representations to the committee in early August 1993, At'the
time of writing this seb-committee had not made its recommendations. It does seem
likely, however, that a capital amouir equivalént to the maximum amount payable
under the FEURS might be o»ide available to the SBP.  This will probably be in they
region of R10 000, Shkatld this happer, the afferdability of the SBP to the existing
tenants would be markedly improved, and adjustments to the standards of
refarbishment would have to be made to ensure that the project remained affordable
to the balance of those stifl enable to dfl‘ord at propnsed Iove!s. even with & R10 00{}
subsidy. . . _ ! .

)

S

17, 1 The NUF, whose president i Fic Molabi of the Kogive Towst solf Execative Chaioman is Merchew Nell, s o negotintiog
Faryay ponpeishng vepreseahitives of e Sonth Aldeas Natinnad Civie Organivation. esisting estro-pariisentyry political
grnaps, e asdng s secios asd the Neas Govenorental Seetor. Governvient ieseif iy st represested on the NIF, The
aajur tash of the NHF is 60 develop pulicy ou ilonsing, spproved by a represenlatis ¢ proiping,
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The hmer City Housing and Upgradmg Trust (ICHUT) was developed specifically to
overcome the Increasing “red lining” of inner city afm%the financial institutions.
The mortgage lenders have, over the past five yewrs,'refused to make honds available
in Hillbrow, Joubert Park, the centeal cify area, aitd some ¢f the safrounding subuibs
such as Doornfontein and Bertrams, They have argued that there has been an
unacceptable increase in the nen-{inancial risks of lending in these areas. Potential bond
repayment hoycoits, the inability - to take over the properti&s of bond. defaulters,
irrespective of whether such defaulfs are for political or economic reasons, the long term
. degradation of housing stock in the arex which wauld overcupitalise their investment
over time. are all veasons given for the refusal to lend.

Vv:thout end nser f‘na nee in place, no phymcal deveiopraent is. possable amd mam sf‘ the
predications of the financial institutions vwith regard to the degradation of the areas
would become seif-fulfilling prophecies. Those designing ICHUT thus saw » need for
a major interveation which would guarantee the investment of the financial institutions
from political visk, and which would at the same time facilitate the end user finance to
not only provide new housing for those in need, but also te preserve existing stock in the
lnner city fram deteviorating under population pressure. If ICHUT could suceeed in
Johannesburg, similar trusts muld be e'itahh'dmd m thc othei' metl‘npolltml aveas m
South Africa, : : : . >

ICHUT

JCHUT was established under the auspices of the newly Jaunched Central Johannesburg
Parinership (CJP). TheCTJP is a non-profit company incorporatediin terms of section
21-of the Campanies Act. Its board of directors, under the chairmanship of Mr. G
Leissner, the Managing Director of Anglo American Property Services and executive
directorship of Mr.-N Fraser, is representative of the three groups nf,simrelmldem, fie
community living in the defined area, the Johiannesthirg City Couneil and the business
sector ope rating in central Johaunesburg, ICHUT's board of trustees sitmilarly reflcet
the major stake holders in the inuer cily, as well as persons with a specialist knowledge
which wonld be of sisistance in the mmung oi' a fuu(hpg mech.mism to facllitate the
upgrading 0!‘ the inner city. '

Thaz functions of the ICHUT are:

n

-: _to ritise the money necesqmy o qecurntzre foans to Bbe made to cunmmmty .

orgaunisations and developers involved in the purchase and/or refurbishing
of .1I‘I‘m~dablt= accommodation in the inner city.

- to process.-aud approve a_pp-licntious fur fundmg -

7
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- to Facilitute the negnﬂaliou on the terms of ino-'tgages between prospective
owners on an individual or gmup basis and the fimmc;al mstitutlons

- te nmnimr the repnyment of such loans

In essence ICHUT is a guarantee mechanism, a structural necessity in many sitnations
around the world where private sector Miancial hustttutions are vequirved to fend to poor
penple, ' A USAID review of housing projects around the world suggests that nut only
are mortgage guari:dees necessary in Asin, South Amertca, Africa and Eastern Europe,
but that they were required even in the United States (through the Fanny Mae and
Ginny Mae programmus after World War Il} to ensm‘e that ponr people cuuid t
aceess to hm!sing finam‘e. < S . Lo ’

cow

At the same time as aclitiPeSSing the problems of the financial institisions through. the

provision of guarantees, [CHUT also seeks 1o avercome the problem of': the alf m‘&ah’lflity. .
levels of innér city residents through a form af progressive annuity wiich-allows for g ~ ¢

fower level of repayment in the early years of the bond, This low.r repayimen is
vecouped by s higher monthly vopayment after year 3 of the loan. The way in whivh
it does this ls déﬂ‘.‘l"b@d beiow.

C _
It ie importunt to’ note at his stage that the model described below s not the only
method of guaraniee which will he offered by ICHUT. It is, howevpr, the only one
which has reac!wd ft sufl‘icxem level 0!‘ develnpmom to be. necepted ﬁ\:’ the mortg.lge
Iemlers. . : ? _ - S o H %

THE ICHUT MECHANISM - I

Pl

As noted prcwmnly. the two major stumbling blocks in the presen \fatinnﬁaml upgmdlng B
of the inner eity are, firstly the affordability levels of inner city re.sidenls, and secondly -

the reluctance of inancial instifutions to make fupdirgsivailable for the purchasing and
upgrading of Inner city acconmodation. The financinl mechanism described helow
atldl‘esses lmlll thege problems. It operates ol the l‘(lllnwhlg base as*:-nmptimm‘

4

- Affordability to pnlontml home owners

«.  Sustainability over the Yang term,

- -Financial self reliance in thal it does not depend ou interest vate
subsidies, capital subsidies and large sums ¢f donation ouney.

B United Staes Aneitcy o Dnterutionad Developosene, 1991

s, A megting mt 12 Angust §992, representatiy es of Nedoor Banh. Stanthird Bank, Fiest Narivasd lank and ABSA ngresd
: ~yhat i browd primciple e lllllllﬂ:‘ml.. iecTianisgg . wis .l.rn-pluhh- n Ilmu subject be o wiher of projuct wpetifie

caidlitions, ‘
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Leveraghig and recycliug of soft money to provido for Iong term

sustainabiiity

meeying full ow-mrshlp, either indwndual or group, with all it’s rights

- and ab!igationJ to the borrawers,

Acceptable to nim‘tgage lenders by addressmg concerns ahout credit and
area risk | | ﬁ

horrowers) and ICHUT forms thie backbone of the proposed structure. In order to
nmke the mudel more. anderstandaible, 2 step by step break down is given below:

Step 1: -
Step 2:

Step 3:

' _'Tlte mortgage lender agrees tn fuud a particular pﬂa_;ect, either for the

upgrading of existing stock or the building of new stock’and advances the
capital loan to the body corporate against security provided by ICHUT.

\
. . . En

The .g'imrﬁ'ntee providéd hy ICHUT is in the form of » capital Instrunet, .

a zero coupon bond, which is designed in such as way that by year 15 of *
ihe Joan, it will be able to vepay  100% of the original capllal advanced

by the martgage lendler,

The repayments by the borrewers are vin their body corporate, through
ICHUT, back to the marfgage lenders. The repaynent profile has been
structured in such a war so as to emulate rental flows which start low and
escalating over thme as affordabiiity levels increase. In thi first five years
of the loan, a p\ wpressive annuity purchased by ICHUT assists

Aaffardability « devels of + 1 individual borrowers by supplemmenting their
‘répayment. This initinl supplement is recavered in the Inter years of the o
bond, when historically the financial position of individual borrowers has

allowed them to pay higher amounts, The present value of the "rental®
flows will, llowevel. be eqnai tu the plesent value of the conventional

. Imucl

%,

.__\\ .

The structure and eash flows within the ICHUT maodel are ilustrated in the diagram
below. The_ pavticelar roles of each of the participants in the model are further

~ elnborated in the section afier the diagram. The SBP version of tlre model, based on

the m.lslnig SBP loan reqnm'emenh, is attached as Appendix Two. .

L} L)
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STRUCTURE AND CASH FLOWS GF THE ICHUT MODEL o
f ey Creditjenhancemeny] . P
Moa'mmn LENDER - o iy BRI / :
< poclea . . . | coLraTeran { . /f
. .f o D&pﬂ!itl' 'r; ) - BEQURITY S i .
Loanse . hald by Full Re t Sy : 3 _-?i.__
'j._ ' Mar_tgag:ag-'t_.e_\nder' /AT _I T o
I pledgad to - o [ R s
i Rapaymﬁnt lnss| T o
g . Annuity for lst _ D
i five years - 1 : Surplua r* o
BORB_GWERS_ . : BQDY QORP TE oee —e—— ""Gr‘aﬂt -
S O b e e aw«--w-«w-u- eyt
. . 10% Dspositn L*_ _ // CLoan. b T
mnwmmnmc S F

_ ICHUT will flmd imelf by raismg gr‘ant and loan fundiug frmu a variet;? of sourees. It e -
"is futended that the money raised for guarsntee purposes by ICHUT will geir up

mortgage fundmg of four times the guarantee amount. To date an amotint of R13 -

~million has been . seeured. OfF this, R7 million has been a gmlﬁ obtnined by the,

Johannesburg City Couneil from the Central Wits Regional Couneil, R5 million in the .
form of a grant from USAID, and RI million in the form of & loan from Anglo
American Froperty Services. The imentiou, Tawever, is to raise st miillion on the
assumption that the [CHUT will he gearing up i f‘lmnce fnr prqiec!s tn ‘the value of Rlﬂo-:_'
rmllhon in the 1ohanneqbnrg lnum‘ city. '

H Tlfl? MORTGA(:II!. LENDER

' 'l‘he moﬂgage lmder uill make A butk Iuan m-ailabie to ihe buody. rnr‘pnmte“‘ fm' als

year period, T he capital guarantees will ke established through the purchase of g zere

COUPOH- o 0nve) Whicty vwiti 5 wtruetured so as to repay the capital portion of the bond

. in_year IS, The financial strmetnring of the zero conpon would be such that the

Hy - The Body Corporate would represant sli the owners in'y building ant woult wet 23 the intstface batwean the - )
ownere, the mortgage lender and the ICHUT. ‘Lagalty,: the Body Gorporats may be conutituted as withet 5
aharebleck company ot a by ..u.pnrota m tarmns of the Suctnanal Tn.la Agt. In thu SBP mgdat, 7 :hatablock
(mmpumns w:ll bu registered., . _ e Sk o _

L
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mortgage lenders guarantee will be equal to 58% of the loan amount at the inception of
the loan, and would Brow as the interest was capitalised to allow for full repayment of
the capital amount in year 15, On that daie, the lability of the borrowers will
effectively switch from the mortgage lenders {0 the Body Corporate and ultimately
ICHUT. Between years 15 and 20, the amount is paid off to ICHUT. In the SBP
model, an amount of R3,9 mitlion would be requu-ed as the imtial guarantee

o

i

" Borrowers will be required to pay a8 depoé’it equal to 10% ol the amount io be borrowed.
The Gepusits will be pooled and used as security for the ICHUT’s commmitments. Any

credit standing to the acconnt at the end of the loan term will be available for
distribution fo the hun awers.

In order to enhance nff‘orclabihty, {CHUT provides n supplement to the repayment.

This- supplement comes from an anmiity purchased by ICHUT as part of its Initial

tnvestment into the project. The supplement amonnt is stroctured into the repayment
profile in such a way that the borrower’s monthly repayments for the first five years are
tess than a canvenfional mortgage loan. However, alter five years, when the annuity
is exhisgsted, morfgage repayments increase over time to more than that required under
a conventional loan. The additional amounts are used to repay ICHUT for- the cost of
the annuity, -

The following table illustrates a typical repayment profile on a loan of R15,7 million,
It slmul:l be noted that thesé figures relate unly to morigage repayments and that
owner Foccuplers will be required to pay. in addition, 2 monthly l=vy to cover operational
and mainfenance costs. The incremental inereases are stractured so that they escafate

at an agnual rate of 6,31% which is substantinlly helow the prevaiting inflation rate.

{See Appendix 1wn for the full costs, on average, to a borrower iu the SBF under the
unsubsidised scenario).

- TABLE 8

(‘()MP:‘\RIS{)N OF MON'PIILY MOR']‘GA(.F I’ﬂYMl‘.NT‘i' RE(:ULAR VS IC!IUT
Period | _ . _l Mouthly Instslments
- - 'Regillm' Mm‘tgage 1 ICHUT Murtgage
Year 1 R4%4 _ R352
Yeur5 | - R94 | . Ras4
Year 10 | R494 R62S
Year 15 R494 ~ R&60
Year20 | - R49& | - RIS3
e

K}
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The initial saving will be gradually eroded over time and repayments will exceed that
of a vegular mortaage lonn from ypar 6, 5 onwardsq . Zx

THERISK TO ICHUT FUNDING

ICHUT -thus acts as 2 catafyst by ei‘fectlvely gearing up on seed camtn! to- secure
mortgage finance for individuals or cooperatives. lis exposure is limited in the first
instance to the exten{ of donation money received and deployed. It should be noted that
graut money will be subordinated to monies borrowed lrom investors in the event of any
losses., The potential loss from-defaniting borrowers has partially been addressed

through the deposit mechanism. Defaults must consistently exceed 8,81% per annum -

hefore the grant money will be exposed to any potential losses, The following table
quantifies the risk in the SBP model. Il is of intevest that in the SBP 91% of the
cnrrent tenants are paymg their ventals regularly and timemlqu. -

= Y

- { Amount available
Default | in Deposit Fund

. (%) ~ (Rm)
3 000 [ 310
500 . | 134
8.81° 0,0

=t

Ciemly, to tlle extent that default can be cunt.\ined. !CIIUT‘s mm]ev will he .wmlable
for recycling,

ICHUT’S IMMEDIATE FUTURE -

As has already been nofed, end user finance is the major bluckage te the provision of
decent and affordable accommodation i the inner cities, The ICHUT model is tixe first
serfons attempt st avercoming the red lining of the inner city aveas by the finauctal
institutions, To date it has received the support of the danar community who have
placed R14 million at ICHUT's disposal Tor guarantee purposes, the property sector of
the business community who have loaned R1 million for the same purpose, of the banks
who have agreed to lend under the mechauism, and obvicusly of developers and

community groups whe have made 32 applications worth appr nxnuately R54 million, - .

which will provide 1650 units to ICIIUT.? While cle.u‘l,!;r the mechanism will have to
prave itself aver time, ICHUT has, in ifs early fornwulation, made » useful start.

il JOHUT dus ot to provess these :u:pliralfml.n. wnned it i dikiely Ihat weany of thent witl ne Eaft nsnder thee geueral enmditions
which elite (o dTurdatadity, Jocation sl awnership righis,

R
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CHAPTER 5

e

" The bBP isa "pro,recl wa'ir‘lng to happen” in two senses. Fu'stly,l it has reached the stage

- finance in a form appropriate to the needs of inner city residents .

where the physical reforbishment and upgrading -could take 6Iace within a month of
appropriate end user finasce, 1n the form of both subsidies and mottgage bonds, being
approved. The blackrge 10 the delivery of the 446 units rests in the Institutional failure
of the government and the morigage lenders to provide these two elements of end user

Secondly, tlie SBP encomipasses many of the historical processes of urban transformation
in South Africa which need to be nddressed. In the course of the project official policy
and practice in the urban areas have been challenged as never before. As A vesult, and
whatever its fate, the SBP will havé made an important contribution to the development )
of inner ¢ity tcconumadation for low income people in the South African city.” Given
its demonstration nature (in thiat a number of practical and policy issues not yet
addressed wé!L,be faced in the physical rehabilitation and the social pracesses supporting
that rehabilitation) palicy forums such ps the NHF and the CJP, as well as relevant
local, regional and natlenal government departments will be able to absorh the unique
experience gained in the project into their own policy formulation around subsidy policy,
inner city Imusiug. and the transformation of the urban centres in South Africa,

It is. worth untmg in the camlusmn the specific. policy and programine issues that have
been raised, and in some instances nddrem;cd by the SBP.

The SBP is the st major inner city npgmdn_lg project undeﬂaken at the initiative of
tenants, In a time of decrensing resources and official capacity to deal with probiems,
the efforts of ordinary people te take initintives to provide for their ownt accommodation
at sustainahle lewls is to be commended and encouraged,

The SBP is ulso the first initiative in the South African context to reqmre group tenure.
forms... Communal tenure as a form is recognised internationally, and has been used to
make housing secure and affordable for poorer people in many contexts. Again this
aspect of the project is to be encouraged so that policy around tenure forms tan be
guided by the pr ngres‘s ol a practical pm,;ect on the grmmd -

The inadequacy nf Jocal authomly policies and practices-in relation to rates, service
charges, and incentives has been highiighted by the SBP. In the Johannesburg context,
the recent chaunges in Citx, Council policy in relation to differential rates, equitable
rehates and renissions with veégard to utility charges as well as the noticeable change

22, The cole of loeal pilor prajects s assisting the faranlition of mstional paticy bas been recopoised fn the United stiles,
S Clister, (1989 amles, i Bt w oot deal of oue Mdoking  Dirotnd a nntinsnd Bousing propesmee] s beon drawn
Frov such-Jocal stiovess, Mucl of tlis wovk s Deen done by Jend wgencies e son-prafit arganisnions that adrendy

provide ¢ nndet*
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iu atfitude on the part of the Ceéintil and its al‘i‘icials o the plohlem of the i inner city
~can du'ea..ﬂy be attrlhuted to the SBP '

Tlle bBP is- also the first roject to chal!enge the adequacy of stme s::bssdaes in reiatian
t& the transformation of §he urban sector and revevsing the apartheid city. Given that
to date state subisidics have generally been available only to those purchasing<property

- in the form of individual tenure, The SBP requives the state te rethink the nature, form

and adminlstration of the Tirst time. home buyers subsidy. Negotiations on these

- questions are currently ongoing, on the possible hberahsahou of this state subsidy.

The SBP uepresents the first major chalienge to the financial institutions in relationto |

their fending policies in the transformation of the urban sector, Financinl institutions
are having to rethink their poticy not only in relation to the red lining of the inner cities,
but slse in relation to the form and administration of their loans. The group tenure
nature of the project lias - reqmred diacusmon on llle .ichmmstrahml ol' the loan
vepayment m:.clmmslm. N -

The SBP pl‘pj(.‘.ﬂ has facilitated the development of bmportant new gua'muteé:

mechanisms ty allow the financial institutions to lend to poorer people in the inuer city.
The developnient of ICHUT is a direet response to the need to reverse the red lining of

+ the inmer city: The SBPF has not only played a role in the development of the thinking
around ICHUT, but has ilso facilitated major grant monies into the ICHUT. Donors.

have been wiliing tn put mone\ lIItQ lCHUT as a resull of preeentatlm\"s made to them

by the SBP

o -
N )

Flnally, and pet haps most Enportant in the long run, the SBP is the f’l‘ﬁt project to test
local initiative and capacity in relation to maintaining and administering buildings at 3
managerial, technical and financial tevel,  The SBR project has been developed with a
high degree of tenant participation, and will require this participation to continue into
the ownership and management structures of the project both during refurbhishmemnt,
and in the post refurbishsnent phase. ‘This feature v. buth tiw prum ise and the ch‘tll-enge
of the SBP, and merils suppm't. B : = :

Wlule it is true that the essential ingredient to the SBP coming to fruition is the

provision of adequate subsidies, it must also be noted that the vesidents have made a
very difficnlt project even more difficult to manage through the insistence that all
huildings be dealt with at the same time. ‘The buildings ave not at the same levels of
physical condition, and there are also different fevels of affordability in the different
buildings. Upgrading the buildings on a building by building basis would make sense
both from, the point of view of getting the project going even before subsidies came
through, from a risk management point-of view, and from a project management point
of view, The tenants would be well advised to consider a building by building strategy.

i
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o The SBP isa fur """"" aner oi‘ other qimﬂm* prajects alrendy in the prpeline. HES pionaering o o
and, demunstmﬁou valiie cannot be stressed sufficlently. With ¢ R10000 capitatsubsidy, -~

© the project beomes viable for the current occiopauts who have i‘ought for the last wo
¢ . years to have s place of their own, Howezer, actual del bery is dependent on the
. availability of end user fihance, - This discodise has indicated. how, through the” . .
" amendment of existing subsidy polir:y and the estab!ishment of guarantes mechanisms, -
.~ - appropriste and affordable end user findnce. could ensure that the- SBP, and the
e _lmndrens of others that will follnw, could prnvide decent accommadatmn to thousands

uf mner city residents. .
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* JABLE .\ Avorags monthly houschald incans from the two surveys ‘
| Average Iueﬁn'o . - ' -
4 ge In [R) B
June 92 Nov91-Yan92 Difference | -
Argyls Court. 1027 a0 duas e
Protea Maasions 1230 1522 e 292 .
 Branksoms Towers - 1157 ' 18_&1 S 2
- . o e Coe ’ . -.1
Stznhope Mansions 1535 ° 1605 70 -
Margate 1682 2798 1116 .
 Mankattan 1099 2183 . 1084 ., |
Coniston 1539 1533 6
All 1324 Co1ess _6'33 o R
il L 8 et P e vt i - . - - ‘; i i e g s e oy i
Te "o A,
«
4] .
W e } ‘
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TABLE 2 Combined housshold income for =il blocks of flats

we

o Walid T
Value Labef Income N of résp Percent Perceat Parcent
6 1 3 .3 .3
; 120 1 .3 .3 .6
o 150 I s 3 .3 .9
160 1, .3 3 . 1.3
200 3 - Ry B o 2.2
250 1 .3 .3 2.5
280 1 3 3 2.8
285 -1 .3 .3 3.1
300 6 19 1.9 5.0
v 350 -2 T 6 5.6
360 1 - 3 6.0
404 4 1.3 1.3 7.2
450 2 .6 .6 7.8
457 N A T 3 8.2
460 3 .9 .9 9
488 1 .3 .3 9.4
509 5 " 1.6 1.6 11.0-
509 .1 3 3013
510 IS SN 3 .3 11,6
) + 520 2 6 .6 12.2
550 . 4 "1.3 1.3 13.5
- ‘559 ° 1 3 .3 13.8
- o, 560 1 < .3 L3 7L 140
: 8 562 % 1 43 .3 14.4
600 9 2.8 7.8 17.2
601 1 3 .3 17.6
629 1 3 L3 17.9
640 26 .6 18.5
650 . 3 .3 13 8
) 659 1 3 30 - 19,1
660 1 .3 .3 1%.4
680 1 3 .3 19,7
700 16 5.0 .. 5.0  24.8
- . 720 - 1 3 3 25.1
740 1 .3 .3 35,4
746 1 .3 3 25.7
750 2 6. N 26.3
ne 7715 2 6 S 27.0
788 1 3 L3 2T
200 26 8.1 8.2 35.4
810 1 3 3 357
NARE 1 3y 3 36.1
- S 1 3 \H\{3.- 36.4 .
116 - 1 W30 Y3 3601
822 1 3 .3 37.0
@ 125 13 -3 3 37.3
- 830 1 3 3 37.6
. y 840 1 3 .3 37.9
) i
. L 5
g ]
ur/zf )
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. TABLE 2 Combincd . honschold incems for all blocke of [lats {comt.) § -
_ - _ Valid — Cpm
Vatue Label Income N of resp Percent Percont Pefepnt
1512 i .3 .3 4.6
1530 1 .3 .3 it.9
| 1550 1 3 3 75.2
o 1574 . 1 3 . -3 T5.5
- 1600 - 4 1.3 1.3 - -?§.8
% 1640 1 30 3 T
1850 1 3 3 73’_‘.4_,
1680 1 .3 .3 73.7
1700 s 1.5 1.6 - 7%3.
- 1705 L D B R LT
. 1709 1 e : S7%(9
& 1734 1 "3 PR 80{‘,3
1800 5 1.6 1.6  81.8 -
. 1805 2. 6 .6 B2
1840 1 I . £
1850 1 -3 -3 ._
o W . . L
- 1900 6 1.9 1., 85.D
® 1950 -1 a3 .3 . 85.%
1986 1 3 P "85.%
2000 6 1.9 1.9 87.5 =~
. 2084 1 3 .3 87.¢
g 2100 - N N3 88.4
2110 ) .3 3, " 88.Y
2120 1 .3 ¥ 89.4
1 1 ! .3 89. %
R o153 1 3 3 89.7
. 2200 2z - 6 .6 20.8
2210 b 3 .3 90.6
2230 C 1 3 3 90 .%
2250 1 3 3 91,2
2300 3 .9 .9 $2.2
2350 1 3 .3 92ikS
2450 1 3 .3 . 92.8 ¢
2458 L .3 .3 93.1
2505 - ! 3 .3 93.4
2550 1 .3 .3 93.7
2600 2 6 5 .6 94,4
2700 z 6 .6 95,0
o g 2780 1 .3 3 95.3
: : A7 2000 1 3 .3 95.6
o 1990 ‘ 3 .3 95.9
3ton - : 3 B, 96,2
3200 6 e 96,9
3600 i .3 .3 97.2
390y ! .3 .3 97 .5
y 3940 - 1 .3 3 97,8
K - 4000 T "6 .6 98,4
]
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TABLE 2 Cosbined housohold incomo For all blocks of flats (cont.)

Valid Cum

© Valpe Labsl - Pereent - Percent -

lacome N of rosp Percent

4700
5000
6300
9700

o

4?3 . i3 98-?
l6 - ..6 : 99-4
.3 .3 99.7

.3 3 100.0
-3 Missing

LR I R

Ll L O

i
R R R - Wk ow W

Total 320 in0.0 10¢.0
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TABLE 4 Combined houschold income of Protca Maugions residents )
I e .
Y ¥ : Valdd - Cum u
Income N of resp Percent Percent Perceat
= 794 R O SR O B ¥ N
500 1 4.2 4.2 8.3
520 1 4.2 4.2 12.5
550 T 4.2 4.2 16.7
562 1 4.2 4.2 - 20.8v7
8140 i - 4.2 4.2 5.0
940 1 4.2 4.2 29.2
976 1 4.2 4.2 33.3
1060 z 8.3 8.3 41.7
1042 T 4 2 4.2 45.8
ce. ... 1100 1 . 4.2 50.0
SRR 1200 2. P37 . 8.3 58.3
: - 1300 1 ez 4.2 [
: T 1472 ' win 4.2 66.7
. 1500 1 4.2 4.2 . 70.8 -
' T 1600 1 " 4.2 4.2 75.0
* {:}.705 1 4.2 4.2 79.2.
-170¢% 1 4.2 4.2 $3.3
1849 1 4.2 4.2 87.5
1900 1 fann 4.2 91.7
2300 1 4.2 4,2 $5.8
\ ) . 2450 1 4.2 4.2 100.0
| Total 24 1609 100.0
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TABLE 5 Combincd houschold iscome of Branksoms Towers residents

Valid,  Cum

S Ircoms N of resp Percent Percest Porcont

i L 129 1, 1.8 1.6 1.6

150 1 1.6 ~ - 1.6 3.1

s i 18 - 1.6 Ploa

o - - 300 2 3.1 3.1 1.8

. 450 - 1 1.6 . 1.6 9.4
e T . 488 1 1.6 1.6 10.9
- o . 500 1 1.6 1.6 iz.5
510 1 7 1.8 1.6 4.1

’ 520 1 1.6 1.6 15.6

550 1 1.6 1.6 17.2

559 1 1.8 .1.6 18.8

; . G -2 3.1 -3 21.9

e o T e80T 1.6 T1.6. 23,4
I 700 4 6.3 6.3 29.7

! 740 1 1.6 1.6 31.3
. ¢ 788 1 1.6 1.6 32.8

. . 800 5 7.8 7.8 .40.6

RECTE T § k5 1 1.6, 1.6  84%.2

. s 850 2 3.1 3.1 45.%

880 \ 1.6 1.6 46.9 -

: 900 1 1.6 1.6 45,4

" 1000 . 2 3.1 .1 ‘51,6

T 1030 EE B Y 1.6 53.1

Lo - 1050 1 1.6 1.6 54.7

= 1100 1 1.6 1.6 56.3
1150 2 3.1 3.1 59 .4

1160 1 1.6 © 1.6 60.9

1200 1 1.6 1.6 62.5

1232 i 1.6 , 1.6 64.1

1246 1 A6 7 1.6 65.6

1288 1 1.6 1.6 67.2

13006 - 1 1.6 . 1.6 68.8

- : . 1320 1 1.6 1.6 70.3

. - 1350 1 1.6 - 1.6 71.9
1400 1 1. ': 1.6 73.4

1485 1 1.6 1.6 75.0

. : 1500 . 2. 3.1 3.1 78.1

. 1502 1 1.6 1.6 79.7

1530 1 1.6 1.6 81.3

1650 1 1.6 1.6 82.8

Lo Tl 1680 "1 1.6 1.6 ., 8%.4

T T 1950 1 1.6 1.6 85.9

' 1980 1 1.6 1.6 87.5%

o i

e



. FABLE. 5 Combined -ﬁouschnld_[i_-_;fc'_ __of.Btank_sm&“?rm:s rosidents t;m;ntc_l') .

I | " Valid

Incipme N of resp Perceat Percent Percent

Cum

S R CER YY) - i "
S . 2120

' - 2153
2200
2250
2789
3600
3940

pd gt e ded b ped ek e
- - - Y- Y- -

cow

&

ok gk A et Bk Bt ke

-------

Total’ 64 100.0 10

T

96,9
98.4
00.0

1

90.6

92.2

93.8
95.3

7
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TABLE 6 Combincd houschold imcome of s_:a;mu’p.; Mansions gesidents T
; N - . D ’
DR L _ Valid- Cwm® -
« Tncomes N of resp Pereent Percent Percent '_,{k SR
200 1 1.7 1.7 1.7
400 1 1.7 1.7 3.3
560 1 1.7 1.7 “5.0
560 - .1 1.7 1.7 . 6.7
™y Y4 6.7 6.7 13.3
720 i 1.7 1.7 15.0 o
715 1 7 1.7 1.7° 16,7 &
800 5 - 8.3 8.3 . 25.0°
- ' S 818 1 " 1.7 1.7 26.7
. ' 880 1 1.7 1.7 28.3 e
p1edi] 1 1.7 1.7 30.0
4947 _ 1.7 1.7 A1.7
980 . o u 3.3 . %3 as.
; 1000 - T2 - 3.3 3.3 38,
> W48 1 4.7 1.7 40.0 <
1057 1 1.7 1.7 "41.7
1880 1 1.7 1.7 43.3 4§
; 1091 -1 1.7 1.7 - " gA5.0
’ 1200 3 5.0 5.0 - 50.0
1220 1 1.7 1.7 51.7
1225 R D 1.7 53.3
S T 1250 1 1.7 1.7 §5.0
o e 0 T BN FE R B | 56.7
. . 1340 1 ‘5/%¢ 1.7 58.3
400 1 £.7 1.7 * 60.0
o 483 1 1.7 1.7 61.7
: 1500 ¢ 3 5.0 o 5.0 66.7
1512 R 1.7 1.7 68.3
1600 1 1.7 1.7 70.0
N 1640 1 1.7 1.7 71.7%
1700 I 1.7 v 133 0 -
©1800 2 . 343 3. 0 16
1850 1 1.9 1.7 183 0
. 1900 1 1.7 1.7 80.0
2100 1 1.7 1.7 31.7
a 2110 1 1.7 1.7 83.3
C 2300 0 1 1.7 1.7 85.0
2210 1 1.7 1.7 86..7
2505 1 1.7 1.7 88.3
2550 1 1.7 1.7 90.0¢
2700 1 1.7 1.7 a1.,7
3200 1 1.7 1.7 - 93.3%
00 - 1 1.7 1.7 s .1
o 2200 1 1.7 1.7 L
7 “suo0 i LT g ' )
6300 Y ye1.1 o Moo
Total 50 189.0 1440 "o
I
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m#j  Combined hoxschold income of Manhattan fustasats

P

1
]
1

T T Valid  Cum
# - lacome N of resp’ Percesit Percent Percent
200 1 1.3 7 1.3 0 1.3
250 1 1.3 1.3 2.5 -
300 1 1.3 1.3 3.8
T "1 1.3 1.3 5.0
. 457 1 1.3 1.3 6.3
= . 460 2 2.5 2.5 8.8
500 1 1.3 1.3 10.0.
509 1 1.3 1.3 1.3
550 i 1.3 1.3 ,12.5
@ 600 2 2.5 2.5 1%.0
601 1 1.3 1.3 - 16,3
: 540 1 1 " 1.3 17.5
"a 656 o 1 1.2 1.3 18,8 .
700 2 2.5 2.5 21.3
746 1 1.3 1.3 22,5
: 750 o2 2.5 2.5 25.0
s o 775 1 1.3 s 1.3 26.3
309 7 8.8 8.8 35.0
CEN 1 1.3 1.3 36,3
825 1 1.3 1.3 35
830 1 1.3 1.3 3.8
. ,..840 1 1.3 - 1.3 40.0
gsn 2 2.3 2.5 42,5
8606 i 1.3 1.3 43.8
900 4 7.5 7.8 51.3
. 30 2 2.5 2.5 53.8
e Asg 1 1.3 1.3 s5.4
7960 St 1.3, - 1.3 56.3
. 1000 4 . 5.0 §.0 61.3
3 1100 i 1.3 1.3 62,5
115 - 1 1.3 1.3 63.8
1140 2% 1 1.3 1.3 65,0
. 1165 - 1 1.3 1.3 66.3
. | 1200 2 2.8 2.5 68.8
1272 1 1.3 1.3 70.0
. 1360 . e 1.3 1.3 71.%
¥ . 1363 1 1.3 1.3 T2
! 1400 1,° 1. 1.3 73.8
. 1560 5 6.3 6.3 £0.0
. 1508 1 1.3 1.3 81.3%
; 1550 1 1.3 1.3 82,5
Y RUIE 3. 3.8 3.8 86 .4
&
" & ®
L]
o
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% JABLE 8 Combimed howschold income of Manhattan residents (contd)
- | S T '/ Y- UM s ™
Incomé N of resp Percent Parcent Pércent
1544 i 3 I TR
. 1800 1 1.3 1.3 88.8
18035 1 1.3 1.3 90.0-
1960 2 2.3 2.8 92.5
2000 2 2.5- 2.5 o4 92].0
- - - 2084 1 1.3 1.3 9¢,3
' . 2350 1 .3 1.3 97.5
: C 2990 113, 1.3 98.8
3200 1 1.3 1.3 100.0
et Y - 800 106,00 tewld
,“ .
= T oy ¢
g N
_ " .
li.').")‘.

v
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TABLE 9 Combined bousehold incomes for Coniston residenmts
- : ‘& Valid (o
Incomes N of resp Perceut Percent Petrcent
160 1 5.6~ © 5.6 5.6,
600 1 ¢ 5.6 ;5.6 0 11,1
644 1 5.6 5.6 ~ 16.7
900 1 . 5.6 5.6 22.2
914 1 5.6 5.6 7.8 =
972 1 5.6 . 5.6 33.3
ig40 1 546 5.6 38.9
1160 i 5.6 5.6 44 .4
1200 z 11, 1.1 35.6
1400 1 556 . 5.6 61.1 |
1500 1 5.6 5.8 66.7 «  n
1860 1 tg.ﬁ 5.6 2.2 L
1805 1 .6 5.6 7.8
2000 1 S.6° 5.8 83.3
2300 1. 5.6 5.6 88.9
J 3160 1 5.6 5.6 o4.4
5000 1 5.5 5.6 100.0
Total 18 10b.0 1000
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© Takle 10. Aversge cosbined monthly income in the blocks by merital states
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Table 1% Avorage ‘combined korsehold income by numbsr of duépnddﬁts

=

Blhck

ah

o '_rhruc BT MOTE
- Dependants

Two ar. fewer .
Dependants

_ héxgylu_Cbg:t_
_ P?@fe; |
Bfax;ksgmé'
's§anhc§§ =
Mgrgate
Manhattan .

Coniston

Ty G635 1330

1124

781
2. * ¥ 4 4

1688

1369

1472

1630

. 1883 112 LJ//{'

1296 9175 4

#

L]
o

i
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Table 12. Purcentngn of residanu in oach block varafag at loast
ﬂxc rcqnired incoms N
Minimom requirsd . ‘
_Blgck E ' © Per cent. carning (.p.ng : B
. Argyle Churt | 18.2 1600 /
Protez . ¢ 0.0 2840 .
Braskjome 3.1 3199
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