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Abstract

There is no doubt that the informal rental market (backyard rentals) has presented ordinary Sough African
with a livelihood strategyhat is not only benefiting the individual but the greater sochtigh so much

rapid growth hapgning in the urban areas more especially in the peripheéhiesatureof how we
understand rental markets is shifting. These masdedmto be producing mre and more diverse rental
optionswhich cater for different people but more importanthey cater also for the pooMost of the

time, the formal rental market is known to alienate plo®r when it comes to housing. In the townslup

Ebony Park and&aalfonteinin Johannesburdandlords are shaping how we understand rental, they are
creating diverse backyard typologies which seem to be cateritigefoiddle and lower class. Interesting

this trend has beera far-fetched goal of th@ostapartheid governmentto create neighbours that are
socially mixel, affordable andiverse. The only issue is ththeinformal rental sector has begivenlittle

or no atention by the government.

This research aims at investigating what are #latofs that are contributing to such pattém®wnships

by looking at the supply side of the market (landlosts)hat at least the government recognise this sector
The argument presasttis that there is nothing special about the market, but indteadharket is highly
influenced by the invisible handhe argument is that when landlords pursue their selfish aims in the
townshipsthey produce unintended consequences which are beneficial to society and govefisrsaoh

if the government wants iatervene i this hand othe marketit should bdn a straegicway in which it
does not disturb the invisible hariddeed the invisible hand somehow plagsole in how we understand
the backyard rental market in the township. In the resetistevident that the are several factors that
influences landlords to enter the markewever,from the township context four factors seem to be key
(cognitive, smce awareness, risk aversion and emotiofe researchacknowledge that the
aforementioned factors cdoe groupinto psychological factors. The are alssmonpsychological factors

(law enforcement, policies, towplanning tools etc.ihatcome into play
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The invisible handthat shapes rental markets in the townships

(North of Johannesburg)

Chapter one: Research Background

1.1 Introduction

Figure 1: The picture illustrates the general context of Ebony Park, showing some of the rental structures that are there. Source:
Author, 209
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Figure 2: Map showing the context of the Study area Source: GCRDATA, Adapted by Author, 2019

To this day, pictures ahe urban life undethe apartheigjovernment arstill familiar even tonon-South
Africans. Themind-numbing images ahatchbox housespoke to the apartheid government regimentation
of SouthAfrican Township (Cranksaw and Panell, 1999. A favourite technique used fpgurralists and
filmmakers was used t@ontrastthe Orwellian AfricanTownship setting with that of individualism and
freedom of the white neighbourhodd.many instances such scenes exaggerated the exterie afostaol,
however, the imagery captured the realities of the NatiBnalr tmgpd@lsof highApartheid City. The
Apartheid model aimed not only to isolated white and black resiolenalso to ensurhat urbarAfricans

would not rise abee theirgiven roleas a bonelaveto the needs of white society.

In 1994 the restrictions that framed this picture of Bafrican urbanlandscapehad been abolished.
However,to some, it appears that some of the imagerh@fpartheid cityresonate posapartheidthis is
because a lot of people still associate the townshiptthtimonotonous urban landscd@eanksha and
Parnell, 1998)It was frommy Honours Researcthat | managed tawvitnessthat the urban landscape
trajectory of the townships is moving in a different directidore andmore housingypologies in the
townghips areevolving from th&@ mono function.There is a growing trend in thewnshipof Ebony Park

and Kaalfonteirmany of the houses are being converted astet$o tapinto the economic opportunities.
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Over the past 19ears, housingypologiesnorthof Johannesburigave been evolvingnto economiillars

of the townshipwhereby thesareasserve as spaces for economic opportunitiesesidents to create their
livelihoods One of thenoticeable trends thatstate (RDF andbondedhoussare eithedemolished or
extended to providéor the accommodation demandthat isinterestingabout this trends thatusuallyin
practicethe township rental accommodationly targets lowincomedwellers. Havever, it is astoishing

to see how townshipésuch as Tembisa, Kaalf@, Ivory Park and Ebonfpark) are altering how we
understand rentaaccommodation in thirdpacesThird space ofterefersto townships(spacedhat are
neither undeveloped nodevelopedwhich are located on the outskirts of the citi@gth intentionsof
separatingpeople according to raddahajan,2014). Theselocations seento be catering to diverse
income groupsanging from low to middlencome(refer to figure 1)Furthermorgone would expect rental
accommodationio occur horizontallyin the townships and vertical consolidation to occuafftuent or
formal areasof rental accoomodationwhere there is more demand put on the I&wa. quite some years
economists have argueabtvertical consolidation only happens in affluent areas because developers have
the financial means and the residual values for the developtaadte be higher than areas in tiosvnship
(McGaffin et al, 2015). Recently we witness these trends hapgpénthe opposite direction. McGaffin et
al, (2015) give evidence that vertical consolidatimerursin low-income settlements. The vertical
consolidation occurred in a settlement known as Du Noon in Cape Town, where the research was conducted
to investigte the drivers of vertical consolidations. Sintjlat seek to explore the drivers that shape rental
markets in the township by looking at horizontal and vertical consolidation plygkamvn as backyarding

in the rental market which sesro be contriliting to the notion of rental and accommodation diversity,
socially mixed community and affordability in Kaalfontein and Ebony PRHte( to figure 3 | seek to
explore the idea of an inclusive community, in terms of how the rental market is acconmgpaliiffeirent

class groups in the area.
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Figure 3: Different types of rental typologies in Ebony Park and KaalfonfEie ficture on theleft showshe middleincome
rental and, on the rightthe lowincome rental. Source: Author, 2019

1.2 Problem Statement

Inclusionary housingmixedincome and affordable housing have been a goal that the South Africa
governmenfightsto achieve. Posapartheid this notion still fails to materializehdlieve the goalare not
realised because lot of thesenotions are championed by the state aader considehow the citizens
achieve mixedncome and affordable housitg social nixing as we knowAs such these goals seem to
befarfetched

In most instancein South Africatownships housing has been understood as a social right, howEwver
Breaking New Groungbolicy of 2004 has clearly stated that housing shdddunderstood as an asset.
Housing asan asset should bé¢he catalyst which help people to bring about economic freedom
(Rust,2007)What has been stipulated in the Breaking New Groundaigrialising in the townshgand
peopleare taling full advantage of this by establishing backyard strustasea source of livelihood

strategy.As ordinary citizens carry out this livelihood strategy, their unintended outcomes (inclusionary
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housing, mxed-income, diverse rental accommodation and affordable housing) seem to be achieving the
government wishes. What hbeen seen ithat government seeso shy away or givdttle attention to

such livelihood strategs and the government negligence heantributed to the strong persistence of
informality and risks (Scheba and Turok, 2R3 such this research aims to explore more of this practice

of landlordism from the supplsideto understand what are the driving forces that shape the rental market
in the township to comprehend why the community is becoming moreIgauiaked, throughaffordable

anddiverse rentahccommodation.

1.3 Rationale

1.3.1The importance of this research

This researchwill provide an opportunity to conduct a contemporanalysisof the motivation, intentions

and behaviour of rental investpesidbackyard rental diversityand putforward thefuture implicatiors of

the supply and management of the privstallscalerentalhousing. Australigs an example of a housing
policy which reliesheavly on the private sector in being able to provide access to affordable rental housing
to low-income householdgYates,1996) As such the supply of affordable rent to low incogreups
becomes a critical component in reducinghigh demandor social housing. Allert al.(1989) assert that

it is of most importance to know the typedanidliords therarein a market and how they act because it is
therequirement which agin understading what is happening to the private rented housing market, Also
understanding investment behaviour is crucial to estimating future supply patterns, particularly at the lower
cost end of the sectdt.is still widely recognised that our knowledge oftaousing is limited, and more
research is needed to inform the pofi@mework(Berry,2000 in such esearch where theageknowledge
gapswhichrelat to the motivations, experiengesnd backyard rentaliversity and expectations of rental
property investors and how these factors impact on investment behaviour in the supply of rental housing.
This research aims abntributinganup to date information into the motivations, intentions and behaviour

of rentalinvesbrs in the South African context.

1.3.2The research is important in policy tesfior such reasons:
I The smaklscale rentahccommodatiosector delivers investment returns to individuals

asameans of wealth generation and financial planning for retireriiéxe private rental
housing also acts as an important market for development, finance, constructions and real
estate industries.

1 The sector has been known to accommodate aegraanber of lowincome households

than the public housing sector.
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1 Theprivate rental market in providing affordable and stable ingusan directly impact
on the wellbeing and psychology of tenants (Morris et al, 2005). And the rental supply
may influencethe state social programmes sucloffisring increased spatialhspeific
employment generation, access to labour markets and reduced public expenditure on the
public housingScheba and Turok, 2020).

1.3.3.The importance of the research broader South African context

This research aims to explore what the other se@tdrsate andesident} are doing to achieve these state
goalswhich bring about an inclusive community or neighbourh&odm my observatignhese goalseem

to be translated throudhe diverseental markein Ebony Park and KaalfonteilVhat is interesting about

the rental markets in the townships is the fact that people seem to be building different typologies for the
rental spacewhich appear to be catering for differémtome groups in the communiffjhusthe rationale

of the researcfks to provide an insight on what are the driving forces of the market rentlaationtein
Parkand Ebony Parkwhat are the different forms of accommodatibatare being provided, for whgm

and what are thiessons thathe statecandrawfrom these trendsapgening.

Also, one of the rationales dfiis research is that thei®a gap in empirical research which unpaities
forces that influenceental markets in the townshigostly research thaseems to be thefer thetownship,
relates to horizontal consolidatigbackyard accommodatiomhich tends to look atow-income people.
Thus, this gudy contributes to the literature by focusing on what influenclesdlords to engage witthe
rental markets in the township by lookingthe diversity of theental marketand whether this result

neighbourhood mix

1.4 Research Question

What are the driving foms that shape the landlords/investor&aalfontein and Ebony Patk provide
diverse formsf accommodationg/hich result inthe township having various rental accommodation?

The regarch question is the main taahich seeks to explore what shapes the rental markets in the township
and to understand howandlordsor homewnersdecideto enterrentalmarket and provide the different

types of accommodation.
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1.4.1Sub Questions
1. What influences landlords/ house owners in the township to enter the rental market?

2. What are the different forms of rental accommodati@barebeingprovided?

3. To what extehdoes this seem to result in more socially mixed neighbourhoods?

1.5Research Aim and Objectives
1.5.1Research Aim

To investigate the diversity in the supply of rental accommodation in Kaalfontein and Ebony Park and how

this can beexplained

1.5.20bjectives

1 To identify what are different forms of rental accommodations are being provided in Kaalfontein
and Ebony Park
To critically asses the driving factors that shape this rental market in these areas
To explore what influences landlordemewners to enter this rentadarketand supplyforms of

accommaodatioifsocial, psychological and economic factors).
1.6 Chapter Outline

Thefirst chapter serves as an introduction which exptaihe origin of the research and the rationale of
the research in the field of urban development studies. The chaptesdidbasresearch framework which
tries to comprehenthe diversity embedded ithe rental market in Ebony Park and Kaalfontaimd the
driving forces of these attributes by lookingla supply side of the market. Tlsecond chapterfurther

tries to comprehend émarket (supply side) by providing a layered reading atimrmarket. The chapter

is divided into four themesamely: theinvisible hand, the autoconstruction of the township throtigh
rental marketthe rental housing market and social mixing. Thiésmesare the building blocks of the
conceptual framework. Thiird chapter focuses on the methods used to carry out the research. The
methods useare informed mostly by the layered reading discussed in the second chaptéuritne
chapter is aimed at pviding an indepth dscussioron the context of the research together with a policy

context regarding the practice of backyard dwellings in Johannesburdifithehapter presents the
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findings of the research. The findings are mainly strudtarethe nentioned themes in chapter two. The
Sixth chapter aims at providinga depthanalyss on the findings The chapter is dividephto two main
themes namely Facwaffecting decision making and AutmnstructionChapter seven ighe last section
in the research which focuses on conclusionrefidctions on the markewhich illustrate how the market
operate witin theidea of the invisible hand.
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Chapter Two: Constructing the Walls of the Rental Market

Every individual € n ed thetpublic inferast, aon khews How is promotmg it

éhe intends only his own security; angrodugemayi rect i
be of the greatest value, he intends only his own, and he is in this, as in many other cases led by an

invisible hand to promote an end which was no part of his intention (Smithl783p.456).

2.1 Introduction

The following chapter is divided intour sections which comprehend the literaturesprall scale rental
in the informal rental marketn South Africa. The first section uses Adam Siditherspectiveof the
invisible hand aalens fortheargument to suggest that informal back yardin§anaith Africa has positive
externalities. Thesecondsectim is followed by autcconstructionsthrough the rental marketwhich
demonstrate how this practice of backyangg is transformative with regards to urbapaces of the
outskirts.The lasttwo sectims look atin-depthliterature with ongpartlooking at the rental markets and

the lastpartlooking at the possible outcomes of this practice which is social mixing.

2.2 The Invisible Hand.

The interpretation of the invisible hand by Adam Smith is that he did not regard the invisible hand that
much and thought of it aanironic but useful joke (Rothschild, 1994). What is fascinating about this, is

how Smith used theordinvisible hand on three dissimilar occasions. The first use of this view, he used it

in hisHistory of Astronomy- where he was talking about the gullibility of peoplepolytheistic society

who believe 6the irregul ar thidesadvell as fo intelligéntilgse 6 s uct
though invisible such as ancestors, gods and fairies. These kinds of people do not ascribe to the ordinary
cause ofthings (Rothschild, 1994) The second use of the invisible hasdn The Theory of Moral

Sentiments (1759).The use of the invisible hand is in a cynical way. Smith here is deschibingeoisie

who are unconcerned with the whole notion of humanity nor justiceathar withtheir natural selfishness

and greedinesa fulfil ling their insatiabledesires. Adansmith notes that in their doings thmurgeoisie

manage to employ thousands of poor workers to produce commodities for the middle class. wapme
AdamSmithb el i eves that they are | ed by t theutkhawng si bl e
it, advance the inter b p.184). Todthirtl dseof thednvisinkethandis if tBemi t h |
Wealth of Nation (1776)in a chapter concerned with international trade. He argues strongly against the

restrictiors posed on the imports and the merceanho supply them. Smith alludes that domestic
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monopolies are advantageous for a certain industry but if there were no iegtoctions, thenerchants

would still prefer to support domestic industry, in the spirit of securinggsétis. The merchant thereby
promotes the interest of societyy giving preference to domestic industr{Smithand Steward,1963

This researcwill usetwo views from Adam Smitld mterpretation of the invisible har{the latter and last

view on the invisible handThe latter view, howevetakes precedeefor this research,e. as Robertson

(1995) states that small scale rental suppliaksetbeen marked as businesspeople who take advantage of
their tenants. The argument presented in this research is that when backyard accommodation suppliers in
the townshig provide housing solutia@with the intenbf achieving their selfains, they sonf®w benefit

the good of societyhrough providing a diverse affordable housing solution for the poor and social
inclusivity. Some of these unintended goals from the accommodation suppliers have been on the wish list

of the South African government.

What iscommon in all these viewsf theinvisible hand is that all these subjects of the invisible hand
theories are blind in that they cannot see the hand that they drg IBdthschild (1994) states that the
success of the invisible hand depends on people ithptmspursue their selfisgans and interestasing

political influence,usingforce or in other ways. Thus, it theretgguires bottinstitutions and good norms,
wherebya person pursiugetheir interests within the boundary of wekfined rules not by seeking to
influence institutims or rule{Hunt,2017) As such theesearch seekto seewhetherthereare invisible

rules within the marketlso to investigate who create these boundaries (state or the merchants) and do the
merchants follow themFor Robbins (1959,56) goodinstitutions and good governance éneresuls of
policy, Ot he hAsodtheocnttome dijeod §oaemancepmatid and institutions are good

if they are themselves the unintended consequence of the individuialterist.

Perhapsapitalism is the best thing that ever happened tekirah the words of Adam Smith suggest that
capitalism is not bad ifiewed differently. In essenc&dam Smith is arguinghat when individualpursue
their selfish aimseither making profits or seilg security they endp aiding the creation ad more
efficient economy that leads to an equilibrium of the market which stregublic interest. In the context
of housing rental market in thewnship (Ebony Park and Kaalfonteihis research seeks tomprehend
what are the driving hidden forces (e invisible hangfrom the supply which seem to result in the
diversity of rental market (backyard typology and income levéig®dm my standpoinbf township

economies/ third spacesuch practices saecrucial in the development of the townships.
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Turok and BorelSaladin(2016)mention thathe South African urbaGrowth hashappened in an unual

way whereby the growtbf informality appears to have taken the form of residential letting rather than the
free-standing house unitsf the normative developmenrh contexs such aiepsloot.Informal letting
seens to behaving positive externalities, which were never exgector instanceelting residentiahouses

or rooms in the townshipseem to becontributing significantly tamitigating the housing crisis of the
country and most importantly it results in the different typologies of accommodation which caters for
different socialgroups.For sometime, the government has been trying to achieve these results through
formal platformssuch ascdlaboration with formal private sectors, for exampleughpolicies such as

the inclusionary housing policie&s mentioned in chapter one these platfoars not radical enough
however this researdh inspired by theental marketn the townships sicKaalfontein and Ebonark
which appear to bachievng these patterndecause theesidentslo so by deviating frofGhost Rachman
images that have been dominating in the policy literature and political rhetoric on inviestiagtal
markets.As such this chapter aims at looking at other fac{steeh as economic conditions in the
surrounding area etcthat might be influencinghes patternsin particular,looking at the psychological
andbehaviourafactors that influence residents to carry out these trends from the supplyhsitteseem

to account for the diversity and growth of the backyard rental accommodation in the townships

2.3 The autoconstruction of the township through rental accommodation

Over the past yeapr so, many townshgin South Africa havdeenrapidly developingn the absence or

little presence of the state. To my surpyriges kind of developmendr space production ha®me as a

shock because | assumed for any pesibis development to happen therastbe somdorm of interaction
between the state and theople such as getting development permissioosithe governmentHowever

it was brought to my attention that the phenomena happetindpalfontein and Ebony Park is one
happeningn manyparts of the worldOne scholar who is particulgrinterested irthis phenomenois
Caldeira(2017), she uses the term autoconstruction to analyse how normal citizens of the global South
produce citesthrough peripheral urbanisatioCaldeira (2017)ses the term peripheral urbanisation in a
controversal way, in whichsherefers to modes of the production of spaces rdkizerasaspatial reference

to a certain type ofity-building.

! This refers the exploitation of tenants by smsdhle landlords such as Peter Rachman.
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Caldeira (2017tlaims that people use these m®deproduction of space to empower and to create their
own spacesThe claim made is that peripheral urbanisationsistof a set ointerrelated processes which
are urbanisation operasavith a speific temporality and agencyeople engaging in transisal wag of
official logic; the spaces spark new forms or modes of politics; |a$téy create highly unequal and
heterogeneous citieés such shaises these interrelatguocesses to investigate the mode logics of the
productionof urban spaces that differ from the glolarth Intrinsically, | would use the model of
autoconstruction to investigate the idiosyncratic market process happening in the township wrgtb seem
be transforming how we understand rental mardketsmoreémportanty how the market catersifdifferent

income levels

2.3.1Agency and Temporality

In any given setting arouritie worldwhen citizens producany kind ofurbanspacs, it hasto involve
some sort of agencyherefore,it is important to look atitizens not as mere consumers of spaces which
are developed and regulated by ogheut view them asagents of urbanisation. According to Caldeira
(2017), citizens develop urban spa@ecording to thavailableresources they hawgaldeira (2017)erms
this autoconstructionUsing the concept of Rako@2014) livelihood resources plagnimportant role in
enabing residents to build (refer fmure 4). The primary goal for developirtese spaces is having spaces
which support their livelihoogland supporting faities. When landlords make the choice to engage with
therentalmarketthere haso besome oftheagency to engage with such activiteasd usuallythe primary
goal is to secure source of incohmvever some literatusaich as Grove(2015)argues differently stating
the primary goal is nobdnly to secure investment returnhe byproductsof their choices seem to be
transforming or producing urbapacs which are differentWhat is interestings thatautoconstruction
does not happen all at ondeinvolves a different temporality (whereby communities gaovd change

little by little which is led byordinary people The research notes it will not go-drepth with this theme.
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Livelihood resources/ Household assets

A Fi n an cfinamdial resaupcéstaailable to people and which provide them with the &bi
gainaccess to build these accommodatiansluding cash, credits, and economic assets.

A Phy s i <Thdbasc amfpastructute or equipment for production which esablaple to pursu
their livelihoods (transport, shelter, water, energy and communication).

A Hu ma n The lipir tesolrces available to households or individualaie both qualitative
and quantitative aspects. The qualitative dimension refargetlevel of education and skills, as well
the health status of household members. The quantitative dimension refers to the number of h

members and time available to engage in incearaing activities.

A Pol it iisbabed cnaagceso political processes and decisimaking and best seen as t
gatekeeper asset, permitting or blocking the accumulation of the other assets (Ward counci

persons responsible for the settlement).

Figure 4: Table showindour livelihood resources that landlords can choose from (Source: adapted from Rakodi, 2014;
Modified by Author, 2020)

2.3.2Transversal logicand Experiment in politics and democracy

Over the past yearmformal or illegal urbarspacesave been marked as spaces where official layes

transverseao what suits urban dwellersPeripheries are spaces that frequently unsettle official logics and

citizens contest these official logics by participatimith many matters of occupation regulation,

legalization and plannin¢Caldeira,20T). Often in South Africa, landlords of backyard rental®id

official logics of urban planning such as zoning permits, building heights, building lines and many more

(Mtshali,2015. As the dwellersavoid with the official logics usually theredefinethem by doing sg

which generateurbanization of heterogeneotygpology.Fight shyingofficial logics meangeripheries are

Page |21



improvised, howeveit does not mean that the amount of improvisation is illegal, chaotic or unplanned and
unregulatedSome of these peripheries are propelled by the dtaiehzermeyerZ007) writes about how

the tenement city iKenya, Nairobi was initiated and encoura@pggdhestate, the people startemirtpering

with the official logics because the officisdgproaches did not anticipate the intensity of lacpde private

rental of multi-storey tenements (Huchzermeyer, 2007Mherefore, peripheral urbanisation or
autaconstruction does not mean the absence of the state or gjaemén in daissezfaire marketbut

rather citizens and the government interact in complex vigyisinson(2002) presents a differentay to

look as to why peopleansgresshe official logics often planners and developéose touch with reality

when thg upgrade informal areas. Often the visons of state representatives are highly regulated with formal
housing which are freom backyards, spaza shops. The plans do nat tiee possibility of the state
houses (RDPjJo be swamped by informal structures built from corrugjaten and a mixture of other
improvised materialsRobinson(2002) states thatdespitethe failures of theutopianvisions of planners

there are some positives that came with regarttsetgpgrading of Joe Slov@ark.The area seesto have
slid back to its oertheeanranarkable improvémerdts irsthe éivingconditioasy e v
amenities and imstructure as compared with the pasiis is one of the cases where the market balance
itself out or deviatefrom what the state envisagdtbbinson(2002)further statethe reason as to why the

p | a n wviston df multicultural planning and integratetban development collapsithat often planers

fail to acknowledge the complexity and heterogeneity of communities and actual social practices in their
standardised policies.This sugges state representatigeshould start exploring lived experiencef
communities because it could bringttee surface hidden forms of social differentiation and everyday

practices. These can assist them to draw attention to the limits ofestatforts. .

In more recent literaturscholar Di Lollo (2020) issuggesting that it is time for the government to come
into play because the practice of backyard rental is beneficial to South African communities (they house
people near employment opportunities and it can be used as a strategy for densificationd. 0RON

further states that the lackstate involvement to guide this practice has seerstata organisation coming

into play which aidthis practice by looking at financial models and various intervention (such as teaching
landlords about the pract, providing approvals from the municipality). Professor Ruben alludes in Di
Lollods (2020) article that some of these initiati
income or helping relatives with accommodation, for instance gjiwint loans will be difficult because
low-income earners tend to be rakertes in terms of capitals loans, getting structure their structures
approved, they see it as a long process and sometimes they believe they will not get dqmmanveit

saidthat the government imposes a lot of restrictions. | agree with professor Ruben, suggesting the official

logics to enhance this practice will not aid this practice anyhow. During mkegpearch one of my
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respondents mentioned if there are no benefitgdinattly impact landlords positively there is no need for
them to abide by the official logics.

As citizen transverse officidbgics,the peripheriegareas oftemesult in urban settingd deterioration and
reproduction of inequality which produce spacwith complex political relationships. The political
relationship comgas new modes of politics that breed new kinds of claims, contestation and cikizens.
new modes of politics stem from the qualities and practices of peripheries. In the agaloharkets in
the townships or peripheries the qualities and practices stemtfrerfollowingasdescribed by Caldeira
(2017):

iThe unstable conditions of tenure, the skewed pr
the exploitation by developers and merchants, the constant abuse of residents by the institutions of order,
and several processes of stigmatizatom discrimination against residents make peripheries spaces of

thei nventi on of new democrm%ic practices. o(Caldeir a

2.33 Heterogeneity: the mixture of everything

What we term diversity/variation Simone (2014 r mst ér ogenei t Simoné (A014) dates p her i
that processs of peripheral urbanization whicare usually through residents engaging in new kinds of
production of spaces, subjects and consarhes resulted in the areasibg dynamic, creative and
transformativewhich in turn is termed heterogeneitgaldeira (2017) presents an intriguing argument
whichaddstoSi mone 6 s ( 2 (hdtetogenaitySinestatgs that # fiew forms obngagement can

be transformative however they are not able to close or remove the gap that separates constituencies of the
peripheries and other grougsaldeira (2017) further elaborates that the gap is constantly recreated and
perpetuated by the inequaliof quality of urban spaces, resources amnme of various social groups.

The writer iscorrect to say the peripheries areas have inequaktyametimes known to be violent,
however,| believeit will be incorrect to say there are homogeneously @oatprecarious The terns

inequality and poverty argelative for people living in these areas or the rental accommodation the
differencesmight notbe muchof problem orhuge,butinequalityandpoverty becomeisible as we start

to compare with areas which have different urban forms and typoldggesuch to see thepectrumof

inequality onanusthave a spatial referenpeint to compare the different forms and typologies.

The concept of generating heterngeus urban space has been istamding since the establishment of
Latin American cities. Through this development of Latin American Citiescholars (such as

Caldeira,2017have managed to illustrate that the urbanizdtmmhad the effect of improvimgd growing
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the spatial and social heterogeneity of peripheral spAsethe peripheral spaces undergo these changes

of improvement and growtkthe spaces tend to offer citizens opportunities better life (despite the social

class or theeconomic backgroundNevertheless, since the rréd" century peripheral urbanization has

offered poor residents of tlggobal south opportunities to occupy urban spaces by maintaining alternative
markets and urban life and housing thatngust butreasonably pricedSimone, 2014)The opportunities

for the alternative markets are usually created by residents themselves and this research is concerned with
why and howthey takethat decision t@reatealternative marketsiorespecificallyin the rental rarket of

the township.

Caldeira (2017) states although this kind of urbanization continues to solidify in many urban sp&ces, it
slowly showing its limitsShe states that often government interventions in the housing market which intend
to expand lowincome housing for the poeffects or slow down the dynamicf @eripheral urbanization.

This statement seento not apply in the South African context becaugerventions initiated byhe
government have noamperedvith any dynamics of thautoconstructionput they seem to beatalysing

the processHowever,Savage (2014) argues differently saying that government provision of free houses
has distorted thkousing markein South Africaand displaced the private sector investment housing. This
argument might be true for the formal market but within the informal or-fmmial markets in the

townshipsit might bethe opposite also.

2.34 Expansion obtatesubsidised housing

As governmenintervene in the urban peripherailrbanisationwe come to realise that the modes of the
production can be altered. Foistancejn Santiago, Chile the modes of production were altered through
repression and néberal policeswhi ch made Chile to be considered
provision of sociahousing. Only in the case of strong government can the dynamics of autoconstruction
betampered within Santago, peripheral urbanisation was not @utold by either intervention in markets

of the private property or ambitions of wotdthss grade, but it is usbala kind of state policy which
stemmed from the regime of the militafgalcedo, 2010)This regimehas changed hourgj for the poor
commurty to an affordable communitythe militant policies have stopped the illegatupation of land

and consider the housing matter as a private issue which ought to be addressed by the private market
(Salcedo,2010)The militant policies were adopted in thed-1973 which granted lowincome houses

capital subsidielinked tothe private market. The capital subsidy was grabéesdd omerit in which low
incomehousehold$iad to prove thaheyare poor and able to save. If the capital subsidydatedthey

are directed to housing units built by the private devel®dbat is interesting with this model is that private

devel opers produce house t oThebeforetheblawiintome pusehgldse s s i Vv €
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receive ruémentary kitchens and bathrooms and the rest will be built progressively. Someaspéutf
the aforementioneanodel were adoptealy theinclusionary housinguch as for making private developer

compile.

2.4 Rental Housing Market.

Often the privateentalsector has been championed to have a role in the rental rimadagiommodating
low-income households who are unable to attain social housing (KE388. This particular research is
concerned with how the private rental seatan achieve the accommodation of not only {owome
households but also middle incoimehird spacesuch as Kaalfonteiand Ebony Parkkemp (1988 states
that private rental housy has been an important accommodation for-ileeome household prior to the
First World Warin the UK Entering the 20 century there were growingrends and growth forsocial
housingwhich provided rental solutions to lesvcome householdHowever, gaining access to social
housing had its requirements which differ from county to country. At leasb@nal and social democratic
countries, social housing has been focused on the poorest hougehatgs 2003) Relatively speaking
the stag¢ can provideonly so much, thus in some countries, {owome households havarnedto the
private |l andlords for accommod alasgiverauseMlansighinto zi 6 s (
the rental in liberal countries, stating that mostaewenters angoorhowever in European countries even
middle-class rentThis | believe is also the case in the township of Kaalfonteirtetiemnts irthe rental
market are diversén terms of economic clas8ritain and Englanchave been théorerunnes as the
provider of the social housing rental accommodatiché20" century(Hills, 2007. Kemp (1988 argues
that lowincome householdsa living in socialhousing in theented sectorKemp (1988 further states
that theprivate sectois performingbadlyathousing thepoor. K e asguinptions have been bedbith

empirical evidence on whether private renting plays a crucial role in housing the poor in England.

Yates (1996) argues differéyptwhen it comes to the Australiazontext, the private rentaharkethas
remained stronger compared to the EuropeantdesrBurke (1998) arguethatthe market should not be
entirely run by the private sector. Burke (199&jtes that therare problems created by the private sector
because there will be issues of tenure, poanagament skillspoor property standards arid addition
maintenancdevels will be dramatically be reducedhen compared with the formal private rental
accommodationThis research aims to show the cont@arBurke (1998) because currently, the private
market in Kaalfonteiiis displaying different attribusavhich disagreavith Burke (1998) argumen®verall

the research seeks to investigate whytamd rentalsupplier engage with thearket
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2.4.1Theoretical foundations of rental investor behaviour

Property Investment literature suchthat found inthe Journal of Property and Investment Finarared

the Journal of PropertyReseach ha been focusing on researching property market outcomes which
focused orbetter trend forecasting, price differensiandmovementscommonly based on rational market
behaviouras an undeying condition of thanarket,which assumed that the market participants are well
equipped and informed about the mar{&eelig et al., 2006 Likewise, there has beemnew growing

literature which seeks to understand behavioural econoanidsfinance Theseconcepts areslowing

bettering the understanding aswby andhow investment decision making occurs. Proponents such as

Diaz (1999) havedbelled this kind of researéhb e ha v i our al .[ghisovill erugedo umpack e ar c h 0
the marketbehaviourwhich will aid in comprehendingvhy the rental market in Kaalfontesnd Ebony

Parkis diverse.

As it has been seen tpeoperty market may differ from context to context and in the case of Kaalfontein
and Ebony Park thmarket mighberesulting in the diversity of typologies and economic claasdshave
observedThis practicehas raised questions to scholars as totibyroperty divergefrom formal theory.

The perfect Market theory assumes that all economic agents have access to timosanaon which
informs them to engage with the market. However, in the real world, this practice does not materialize
becauséheinformationis unevenly distributedsalllimore and Gray (200®ive four generidypologies

of investmeninformation toexplainwhy economic agents take decisions to engage tivdhmarketThis

can be used to explotiee diversity of the rental market in Kaalfontein and EbBaik.

Public information information which is widely available to everyone. Examples include free print media,

property section and auction result from newspaper or websites.

Private informatio- not widely distributed or available at high cost from financial advigeebsites such
as Windeed)

Information obtained through a body of the netwaitke process of networking with those who are

participants in the market and may haveeasdo invetment information.

Personalffeel and Market sentimeninformation acquired consciously subconsciously by a range of

procesesand which structures a market view for the person.

Another important concept relevantunderstandingvhy the supplier engages in the market is the concept
o fawka r e n e sThis @mErepwadfirstly introduced in the 1970s to help comprehend the residential
mobility decisioamaking Seelig et al., 208). This concept recognizetihat most people movetb
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dwellings a relatively shortdistance from where they lived. Aridthey movedlonger distances, it was
because people had some familiar ity Theiemmheferswoh at
the ability to recognize an area or housing submarketfoch people have a great@nderstandingpr
awarenes terms ofthe attributes of an area (which include attributes such as the housing form, amenities,
quality and pricé. Although this concept has been largely used to comprehend the dwelling choices of
owneroccupiers antenant householdbeconcept is likely to have relevance for this research because this
study is concerned witbmall scale landlord or investors. Awnioned,thereis amultitudeof submarket

in Kaalfontein and Ebonkark,so thequestion idhow does an investor or supplier choose wipiciperty
toinvestin, and in what waySeelig et al. (2006state that investors are likely to feel safer aliowgsting

in an awaremdsséd as they feel m®hereforelthe condepsdofj e a b | e

awareness space become a key influence in narrowing choice.

In economicsbehavioural studies can b@&wedas bounded rationality. The economimncept emerged

in the 1960s in that recognition that thésecertain economic rational behaviatlvat does nohold in
investing in the real estateKlgdes and Sent2005). Bounded rationality theory suggeas much as
investors want taecideto maximise as their primary object, the actual realitgafievinga maximising

out come i sb du nmietsedd nams, pédychological, group thinking, cognitive abilities.
Krabuanrat and Phelps (1998) sttttat bounded rationality decisignakers adagtmore quickly han
objective or quasscientific modes of decisiomaking. It is therefore not necessarily irrational behaviour
(bounded rationality) but one whi c lasedaon their madt a

important current needs ratherthanalodgerr m o6r at i)onal 6 out come

Residential property investment is one of those areas where the concept of bounded rationality comes to

relevance to thisesearchGrover (2015)provides a refreshing way on the study drehaviouralfactors
influencing investment decisisrin real estateAlthough Grover (2015)ocuses on real estate studies, |
strongly believethatthe same literature can be also applied for this research. Often investors invest in
property for different reasons suas commercial purpose, resale, rental use and some for investments
purpose and mangtherreasonsGrover (2015)tatethat oftenthese investors aiafluenced by similar
behaviourfactors and in most cases some of these factors theynatavenknow @out (Anginer et al,
1998). Many people invest based their emotions, mood, feeling fantasy and sentiments. In numerous
occasionsthese factors affect their decision making. AccordmGrover (2015)these factors are termed
psychological factorswhic af f ect i nvestorés decision making.
there are two approaches which can be used to compriaterathbehaviouiin their decision making. The

first one is known as Traditional Finance. Tapproachassumes thahe market isefficient, and investors
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are rational and consider all information in their decisitaking process. Thigpproachs similar tothe
perfect market theory approaainich was mentioned befare

The second approach is known as lielaviourfinance, which is concerned with the study of human
psychology, feelings, our thoughts and attitudes which influence investment dedisioseme time in
the economics literatureemotions were regarded as part of behaviour finance which cansedranted
and undesirable outcomestiremarke. However, with recent studigi$ is concluded that that emotion can
also yield positive or negative results for any investnf@nbver, 2015)Ackert et al, 2003 articulates this
by referringto two characters from the popular movie and Tv series Star MreBpock is portrayed as a
half Vulcan, species that suppresses emotiorstardogic morg¢han anything. This character is displayed
asa rational thinker who thoroughly considevery piece of information. In contrgsCaptain Kirk is
highly likely to an action based on emotion. Yet Kirk is portrayed as a good degisier. From this
logic, we see that emotion all@kim to enhance his ability to makeritical decisia. This kind ofresearch

shows that emotional statan significantlyaffect decision making.

Ackert et al. (2003)lefine emotion as a physiological state of arousal triggeradbéljef about something,
whereas Arnold (196(h.86) defines emotion at h dendercy tbward anything intuitively appraised as
good (beneficial) or away from anything appraised as bad (hatn@filen emotion can be also cognitive,

the main difference between cognitive and emotion factor is that emotion sometimes may haveide cogni
basis whatsoevea #Hower smells good because it snsajlo o d 6 , Z0B0r 63)jThese emotions can be
grouped to show why and how they affect investments, for this research only twemiléntioned. The

first one is emotiordeposition this rehtes tohowa per sonds cur r einfluencetreot i on al
financial decision or in this case backyaedtalstructures. Foinstancea person in a good mood because

of recent experience or current position in bfings apositive outlook to the task at hagshburry et al.
(1999)argue that positive mood enhances individual performance on many cognitive tasks. A large body
of literaturesuch as Kahneman and Tversky (1979) suppbetsheorythatpositive mood allows psons

to better organise and assimilate information and facilitates creative prebleimg. The second one is
regret regret istheemotion thatlistorts an investos current disposition. Some scholars claim that fear of
regret can drive certain famcid decisions. In the prstage of this research did work with one of the
female investors in the backyard structusé® alludedhat she invested in this type for investment because
living alone asa female it is not safe. As such she invested becafiseer gender This emotion is
counterfactual in that it is generated by thoughts about mltwgitt happen but did ndfckert et al, 2003).

Accordingto Kahneman and Tversky (197@grsons have strong desiresaimid thefeeling of regret.
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Individuals will change their behavioto avoid recognizable losse8lthough emotion has important

influences on the investerbehaviour it does not contaminate judgement.

BorelSaladin and Turok2016) mentionthat some landlords iBouth Africa provide backyard rentals
because they have causal or family relationships with the tenardachs believe these are sonoéthe
nonttangible factorsembeddedvhich influence people to provide rental accommodations in townships
such as Bony Park and Kaalfontein. These factoraimay reproduce byproducts of diversity and social
mixing in the arealn the approach diehaviourfinance there are two ssbf psychological factors which

can look atone being the cognitive (the way of think) and the other one being emotion (the way people
feel) (Grover,2015).The followingfactorsthat will be mentioned are based @oognitive psychological

factor whichis the basis obehaviouralinfluence. The basis diehaviourfinance theories of cognitive
psychologyis divided into two heuristics and prospect. Heuristics is defined as the rule of thwinidh
employspractical methods, not guaranteed to be ratiapaimal or perfectThus,makingeasier decisions

in complex and uncertainty environment by decreasing the complexities of accessing probability. Often
when investors use this approaclsibecause they are familiar to the context as to why other imgesto
strongly invest in such area regardless to the fundamental principles of portfolio invéginteny,2009)

which is similar tathe concept of space awarene$hey give more attention to the information which is
easily available to the markethe lreur i stic technique includes the
Availability bias, Representativeness, Anchoring, Cognitive Dissonance and Herding Bias anthso for
(refer tofigure 5. With regards to the prospect theory, it shows that hunirmgeneralgive more attention

to outcomes that are definite as compared to results that are merely oditiss timeoryassigis value to

the gains and losses as compamedhe final asset (Kahneman and Taverky. 1979). It includes regret

aversion, loss aversion and mental accouniihg.tableshowsome of the factors (Grover and Sign, 2015):
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Factors Effect

Representativeness Decision making orthe shortcut that employ:
the use of experience to guide the decisi
making process.

Anchoring The ndency to rely too much dhefirst piece
of information available, when makinghe

decision.

Overconfidence Unwarranted faith i n

judgement and cognitive abilities.

Herding Common Phenomena where investors tent
follow the investment decision taken by t

majority.

Cognitive Dissonance Feeling of uncomfortable tension which car
from holding two conflicting thoughts in th

mind at the same time.

Loss Aversion People tend to strongly prefer avoiding losse

acquiring gains(losses are twice as powerful

gain)

Regret Aversion Can make investors either riskerse or

motivate them to takagreater risk.

Figure 5: Table showing psychological factors in investment Source: (Gr20&g, p.152

2.4.2Investing in the rental market (Smattale landlordism)

Kemp and Rhodes (1997) gma step further with regards to factors that influence investors in the real
estate sectokemp and Rhodes (199@ives special attention to smaltale landlordism in Scotland which
is focused on the motivations and attitudes of landlords towards |étegproperty. Similar to South

Africa private landlords are commonly portrayed with an unpleasant character whichsdkgioitenant
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by charging huge amount of rent fooorly constructedhiccommodationo gain100 percent profit at the
expense oftte public. Robertson (199p.36) has witnessed that:

The iimage of the private |l andlord as the greedy
extravagant lifestyle from fleecing the housing benefit system, is a recurrent, popul&tdddeere is this

stronger than in Scotland, where revulsion at private landlords was always a strong part of the Labour
Partyods political heritage

As Kemp and Rhodes (1997) articulatenot clear as to why this stereotype has become huge in Scotland
thisjustgoesto show the lack of research on private landlords has meant that there has been little evidence
available with to confirm, reject, or qualify this perception. The article examines this by l@kiagous
sections, the first one looks who are the landlords®s letting their residential property thigdbrimary

income sourcer just a siddine. The second section looks at how and why landlords acquire their property.
Lastly, it focuses on how landloré regard their properties and examine theititudes to letting
accommodation more generallyor the sake of this researatot everythingwill be presentedonly key

results that came from the article will be mentiomdnich will show the motivations of landlords to enter

this practice

From the papeilit was clear that therarea diverse range of people and organisatimmning privately

rented housing in Scotland. Unlike the other economic sectors, private reditidtitig is not dominated

by the corporate sectors or tenements wihereby it is onlya few owners who own majoritpf the
properties.In the paperit is stated that most private individual landlords weriddle-aged,and three

tenths were aged 60 aver. As mentioned before age becomes a key factor in look at the motivations and
attitudes of entering in the market of smsdhle landlordism. Another interesting finding from this study

is that the lettings were owned by a range of organisation vitdbide public and private companies;
charitable trust, Church of Scotland, Government department and educational institutions such as schools
and universities. Often these entities or individuals do not regard themselves as landlords. The question fo
this research is with the range of entities does it contributeetdiversity of the accommodation types or
social mixing.From the research conducted by Kemp and Rhodes (1i8@&s found that majority of the
individuals or organisation are not letting because they want investment returns. Some provide the letting
to cover the insurance, repairs and general wear and tear on the property. To somsomadandlords

are heljing others (refer téigure 6
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Rent free Charges rent Total
(%) (%o) (%6)

Investment for rental income 2 21 15
Investment for capital growth 1 16 11
For both rental income and capital growth 4 23 17
To live in (at some time) 4 8 )
My home which I am unable/unwilling to sell 1 2 2
To help someone out 5 4 4
To house an employee 74 4 27
Incidental to another activity 4 9 7
Something else 5 14 11
Don’t know 2 - 1
(Base) (130) (265) (395)

* Significant at <0.01.

Figure 6: Table showing reasons as to whgyhave rental properties and whether the charge or not for the rental space
Source( Kemp and Rhode4997, pl26)

It believe if the landlords offer accommodation for variosmsondt means there will be a mixture of
people coming from socieconomic backgrounds. As such this will foster social diveigitthe area
however what would have been interesting from the artidtmotoat the accommodation provitlie terms

of the quality of the structure and the size of it. Also knowihgtherdandlords regard their property as an
investment or in some other way tell us little about where they have positive or negative vievestégut

residential property.

From the articlis finding, one can conclude that the research sugjtiegtmany landlorslfit neither the
reasonably ratical or the Ghost Rachman images that have pervaded much of the policy and political
rhetoricabout popertyinvestmentAlso, an intereshg part to note is that decentralised ownership structure
of the residential renting sector in Scotland makes it a competitive market in which laradopiice

takers rather price setteta.simple termsthe private landlord as an individualnot able to determine the
overall level of market rents since they are all in competition with other supplies. Thésanay can be a
solution forthehousing crisis, because this would that different incomepgrean be houddéecause the
market is not extremely monopolisddelieve that if there ia huge number of smaficale landlords, the
market can also work for poorest of the poor&se perception that private landlords can charge almost

any rent theyike is, thereforea fallacy (lvatts, 1988)
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2.4.3.Back yarding In South Africa.

Back yarding in SoutAfrica is not a new phenomenon, this pattern started during the apartheid regime. In
the late 1960s, the apartheid government stopped constructisgéon the urban areas for black rural
migrants (Crankshaw et al, 2000). As a result of repressive and restrictive laws, rural migrants coming to
the urban areas could not find housing solution. The only available housing solution came from illegal and
informal backyard dwellings predominantly in the townships. Ever since this trend started it kept growing.
What is interesting is that despite the fact the efforts of-gosttheid governmenmt providing housing
solutiors, the trend kept on gainingore momentum. Often this practice is regarded as informal, scholars
such as Hall (2013) allude that informal backyard dwelling refers to informal dwellings constructed in a
backyarddés property of main f or maehcodtested dueitongture Ov e r
of the practiceCrankshaw et al (200@efine backyardaccommodatiomsdwellings in the townships are
usually separated from the main dwelling. Shaparjee and Charlton (2013) present a different view stating
that informal back welling involves the céhabitation of the landlord and the tenant on the same plot
regardless of the dwelling organization or deslgshould not be assumed that all backyard dwellings have
the same typologiethey vary from context to context. The nataf co-habitation with landlord and tenant

is not a new concept in the context of South Afrisat what might balifferent from other developing
countries is that the backyard dwellings are sometimes erected by the tenant, not by the landlord
(Crankshawet al, 2000). Also, the relationship between the landlord and tenant is complex, which this text

will explore later.

Firstly, this part of literature will try to comprehend why South African backyard landlords enter this
practice.Various scholars such as Gillbert et al. (1996), and Lemanski (2009) suggest that most landlords
are often less educated and are women, altipoorer than their tenants. As such most landlords construct
back yard structure as a response to an economic shock such as the loss of a breadwinner, mitigating against
financial or an of pension after retirement (Hopa 2016). Mphatsoe (2016) notdarttliards view

backyard rental as relatively less demanding livelihood strategies than other options. For some landlords,
as articulated by Morange (2002) landlordism is a way of cutting urban services ctstsiseta lucrative

income. For some, itsiabout supporting extended family or helping those in needy (Mndawe 2014).
However, these landlords should not be confused as philanthropists, as they show a sense otlsejidarity

are still motivated by personal gaira a study done in Johannesburgl&ape Town, it was found that

these kinds of landlords appear much more to be a comrade in the everyday struggle for life.

Secondly, this part of the literature brings light on how the tenant and landlord relationship materialize. For

some time, the smlascale or informal landlortenant relationship has been classified as deeply
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exploitative (Lemanski, 2009). The relationship is becoming less abusive, as backyard dwelling supply is
increasingly demandriven (Chetty, 2017). Also what is interestinghatt Gardener and Rubin (SALGA

report, 2013) have found that the majority of the landterthnt relationships do not conform to popular
negative stereotypes but rather the relationships are relatasiyalor based on personal relation rather

than a formal contractual arrangement with legal backing. As noted by many scholars the tenure agreement
is usually verbal, however, Morange (2002) notes that each verbal agreement is treated as a special case.
Morange (2002) attestthat with these verbal agreementandlords can alleviate the burden of
unemployment of tenants during harsh economic times because landlords are willing to renegotiate and
reduce the rent. For instance, tenants who find themselves in difficult situations could easily stop paying
rentsincetenants can negotiate a perscageementvith the landlord. Such negation processes are only
available when individual personal relationships are cultivated through everyday life (sharing public spaces,
sanitary spaces and more). Flexibility in theormal rental does not imply that households suffer from the
insecurity of tenure or residential instability. Due to the nature of the informality of this practice
theoretically, the tenantare saidto be stuckin a precarious situation in a system open to abuse
(Watson,1994)Nevertheless, tenants seem to not fear West§on 1994). In a nutshell, it can be said that

the tenartandlords relationship is personalized depending on both parties and for soomes@agtimes

the relationship is not quite clear because Morange (2002) states that landlordism is simply the passing of
the cost of services on the tenant. As such Morange (2002) states that this phenomenon does not play an

obvious role in generating onkarging social and economic gaps between landlords and tenants

2.5 Socialmixing

The general speculation for this research is that the rental market in Kaalfontein and Ebony is creating by
products of social mix in the community. The concept of sodidhgnhas been around for almost 30 years

now. Arthurson et al. (2015) state that the concept of social mix is a vague concept which is often explained
as an income mix or housing tenure mix which resuti@social mix. Another definition that Lees (Z)0

adds is that the idea of social mix s that belief that there is an ideal community is soclzdianced

if there is a variation or diversity of social class living in the same community. What haditfieait to

grapple with this concept is that there has been little empirical research, little is known about social mix,

at what level, district, neighbourhood do we consider a community worthy to be sotialy

Lees (2008) argues that social mix is undedtdifferently by various disciplines and different scales of
operation. Within the Academic arena, there are two main debates with regards to social mix. The first

debate explores the use of social mix in policymaking as a tool to promote orestaigkinclusion and
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create a certain community for the disadvantaged group (Lees, 2008). In the context of South Africa, such
policies or initiatives were polies such as Inclusionary Housing Policy. The policy mandate is-to re
structure the apartheid citiisrough the social mix. The assumption is that the policy will achieve social
inclusion when private property developers offer some affordable housing to tirctmwe within heir
development (Kluget al, 2013. However, Kluget al.(2013 found thatthis policy is finding difficulties

to achieve its mandate due to property developers resisting this initiative. Bolt (2009) argues often policies
concerned with social mix have had little effect in reducing income and class segregation and inclusionary
houwsing areunproductiveén weak markesettings Klug et al.(2013 note that the private sector is achieving

the notion of a social mix without the backbone of the state. Private developers seem to be able to make
returns on mixedhousing schemes througrethown financial and institutional models. Secondrdtis a
argumentsayingthat the use of the policy of social migs a way of glamorizing netberal stateed
gentrification processdgsopeni ng mar kets to the pali vianel s®icamd , i
people endup getting excludéd This study is not focused on the latter debatesording to Elias and
Scotson (2004)policies of social mix tend tolashthe unwillingness among different social groups to
make contact or build cohesive relationships. Blanc (2010) makes an example that wigeoldse

together against their will, proximity can aggravate conflicts. iBhighat is exactly what happened evh
planners tried to integrate the historically white mieldbess suburb of Milnerton arlibe Slovo Park. The

ut opian vision of planners and devel opersclasgas sup
and nonracial housing howevet is contradicted by the socigpatial segregation and the tensiovigh
Xhosaspeaking (working class) of Slovo Park residents and white andredloesidents of the middle

income areaRobinson 2002. Bolt (2009) states thatany ofthese state interventisrseek to achieve a
balance of soci@thnic populations at thaeighbarhood level however it is not completely clear what

constitutes a fair mix.

Interestingly the current body of literatuseeemsas ifthere is a new wave of social mixing whiah longer
focuses on social and etb exclusion. The discourse of social mixingw focuseson the economic
interests and negotiations among developers and public actors (Goldstein and Bonf2b@i#hi, The
emphasis is much more on the combinatioa wdiriety of local and sup#mcal functions These shifting
discoursesare used irthe design and implementation of new interventions. Rather than preventing the
exclusion of the marginalizethe ams appear to be more signdrtly focused on the productiasf new
values and qualities as well as creatamgenvironment for the profitability and feasibility of resdtate
investmentg¢Goldstein and Bonfantitini, 200/ erhaps the reason why thera ghift in discourse because
the originof the concept ofhesocial mix was not oriented to challenge segregation processes in the most
marginalized areas. Buther it was used to open access to housing provision supported by the state to lift
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people fom low to middleincome social groupsthis framework of social mix signified #ol which
catalyss a different of social justicerhich is more towards acceds other debateshe concept of social
mix in Milan was mainly used to targéte regeneration and development of public housing estates
(Bricocoli,2008). These interventions were attempts to reduce thecmxeding of certain social groups,
suchasmigrants and elderlgeople. In most of the casasich agendas were hidden.

Also, when it comes to social mixing there is a general belief gstopolicymakers government and
academics that living im deprived community has a negative effect on the residents. In theobody
literature these secalledneighbourhood effects are known as outcomes of social exclusion (Buck, 2001);
social mobility (Buck, 20021)deviant behaviour (Fredrichs and Blasius, 2003) and many resg.in
South Africa this might have been true, innterof the black community living ithe township, the
apartheid government made it impossibletfownships tdive in, becausef these areas were far from
employment opportunities and other livelihood resources needed. However, Mtshali (2015) nitesehat
communities are reversing some of the legacies of apartheid such as the elimination of the need to travel
outside areas of the township for seeking livelihood resources by making opportunities in the areas.
Policymakers and state officials still emabe the concept of neighbourhood effects because they generally
claim that the concentrations of poverty can make individuals poor(er) as such faciafjinclusion
would solve poverty in the townshiplost governments such as South Africa fall into itz that
establishing communities with balanced soci@conomic mix of residents would tackle the assumed
negative neighbourhood effegtdanley et al., 201)1 Around the world there is a growing literature which
seels to challenge the notion of social mixing, scholars sag¥fan Ham and Manley(2009); Bolster et
al., (2007 and Oeropoulo$2003. The literature demonstrates that there is little convincing empirical
evidence that living in theo-called marginalised sommunities makes peopjmorerand concludes that
policies designed to tackle poverty should target individuals rather than areas which they live in
(Cheshire,2007). The latter statement madmund a bit ambitious because hoveslonefocus on the
individual if the entirecommunity almostive in dire poverty. The statement madeflects the origin of
theliterature,which is in the first world, poverty in the other world is relatively low as conaar¢hird
world countries Also, the wod poverty is relative because povertytire so-calledthird world mightbe
different in the first world countryThe argument maday this literature is that poor communities da no
make people poorer, but peopleelin deprived arembecause they cannot afford to live in affluent areas
(Cheshire,2007). In essence Cheshire (2007), claims that poor peoptelassifthemselves intthe
deprived neighbourhood (which is done through the sorting proceks lméusingmarket).Mulder and
Hooimeijer,1999bringsa controversial argument stating that the choice of residential location is purely
determined at the level of the individual level poverty or household whiglessilt of personal preferences,
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resources and reitions and opportunities. Theoretically, mixing social g®igsupposed to introduce
positive role models in the community in which other residents then start to copy. Allen et al. (2005) attest
that the work done byhe Joseph Rowntreé-oundation show little evidence that creating ned
communityhelps inthe interactiorof different social groupsin some literature it is argddifferently,
demonstrating indeed social mixing can facilitate other groups, for exaaplemployed resiae can
facilitate access to unemployment opportunities for an unemplmsident througsocial capital or
network. Havever, the literature points out indirect gentrification can occur whereby the new residents
might feel a sense of displacement becaheditestyles and buying necessary goods and services would
be expensive for therithout any clear evidence that indeed social mixing can occur, it is then difficult
to conceptualise how any positive transformation would work. To make mixed tenuregpelioik,
empirical studiesmust bring forth evidence supporting that living in metemure social housing

concentration hensthei ndi vilfa@lual 6 s

2.6 Conceptual Framework
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Figure 7: The picture shows a graphiepresentation of the summary of the literature Source: Author, 2019
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In a necliberal country, it seemsormal toaccept the best chance to the housing soligiem allow the
invisible hand to rescue the housing problem. This resesedthetheoretical foundationsf Adam Smith

from his view of the invisible hand tccount foithe practices of the backyard landlords in the townships

of Kaalfontein and Ebony ParThe reality is that as landlords provide bgakl rental accommodation

they do notconsciously provide housing solution from the goodness wofttharts, howevetheunintended
outcome which aresocial mixing, affordable, diveesentals and alterniat housing solutions seem to be
benefitting the societymore importantlythe disadvantaged. As the landlords engage in this practice in
some sort, they transform the urban space and how we undedistAsdhe landlords find new waye

build, they give rise to new alternative markets which transverse official logics and create new forms of
politics. As pointed out in the literature this kind of pattern is known as-cutsiruction. What is
interestingis that this new wave of auteconstruction is cinging how we know rental markets operate.
One would expect the rental market to follow the perfect market theory of the Ghost Rachman way of doing
things. However recent literature points out that there argoagchological and psychological factors that
affectal a n d |decisiondnscreating these backyaemtal units which seem tdoe benefit society. It is
therefore part of this research to investigate some of the factors that influence landlords or homeowners to

provide rental accommodation in the townships of Kaalfontein and Ebony Park.

Page |38



Page |39



Chapter Three: Research Method.

3. 1 Introduction

The theoretical foundation of the interpretive paradigm for this reseawh thvough hermeneutic
phenomenologywhich employd qualitative methods. To some extent, the resehszh aspects odn
ethnographic approadince llive around the study area andve hada few networks with some of the
landlords and tenant&eelig et al. (20063tate that investors are not easily identifiable in the general
population There have been challenges in attemptingamplerental suppkrs or investors, preferred
approaches have been identified for how to target and involve investors to engage in this kind of research
which | borrowed some of Seeligt al (2006) techniques of sampling rental suppliétds research
represents an expkory approach which seeks to understand the nature of the rental accommodation being

supplied andbehaviourof rental investors.

3.2Populations Sampling

As Kemp and Rhoded997 mentiors that one of the challenges of taking research on landlords is the
readily available frameworkf selectingparticipants. This research w&sdesigned principally around-in
depth, semstructured interviews with the individual landlords, investors and pmop@anagers
amounting tall participants! identified landlords via their tenantassome of these tenants | havada

close relationship with. Some of the landlordsr@identified through advertisement (Advertisement wall

in Kaalfontein and Ebony Parklhe two advertisementalls are located close to retail sterd@he one in
Kaalfontein is located on the boundary walls of the commercial retail known as Shoprite ardathe
advertisement wall is near Spd classify some of the diversity happening around the area, | took a
portion of where | live (Ebony Park) to map out some of the different accommodation typologies that

landlords offer (section in Chapter 05)

Sdecting landlords and homeowners was done by setpatly landlords based on thasy access to them
Somewere sampled based on their advertisement ffigtge 8), some vas through networkingThis
research notéthatsome of the landlords do not live within the area, as such whemtreyidentifiedhe

interviews took placeat theirconvenience in a public space for safety reasons.
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Figure 8: Picture showing thadvertisingwall in Kaalfontein for Rental Accommodation Source: Author, 2019

3.3 Data collection

This research doast onlydrawon qualitative approaches (Interviews§ome quantitative materiaas
alsoincorporatée whichincluded statistical and GIS dataome of the informatiowas therdrawn from

the advertising wall which hefgl categorse the accommodation type arid mapping out the spatial
location.The wall gave a lot of information which was not anticipated, for instéheeost of the rental,

the services offered by the landlords. The most interesting part is that landlords even state whether they

have parking spaces whetherthey acceptenantswith kids.

Capturing information on the advertising wall was difficult becausénfioemation was not organized in
a pattern. My first step was to capture the information over a period of time so that it was easy to then
categorize the information. This allowed me to capture a sense of what kind of landlords are there and to

get hold ¢ some of the landlords for interviews,
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In addition, the research also usdibervation Collecting data through observation was carried out by
spending time with some of interviewees. This brought so much light to the research as the author because
you get to see how relationships tifet e n anmater@alize and sometimeslsothe landlords. These
observations were captured through photography and writing notes.

1 Interviews (with locd investors or landownets Kaalfontein and
Ebony Park (with a focus on actors tied to the rental market sg
regarding how the rental market operates)

1 Observations (Dayotday experience in and around the sites
(Ebony Park and Kaalfontein)

1 Capturing information on the advertigi wall in Ebony Park and
Kaalfontein over a period of two months.

1 Convertdinterviews data and recorded tapes into dsgtswhich
wereused for coding.

1 Read transcripts to get a sense of the wbolgext of the rental
market

1 Conduceda spatiadata analysis (Mapping using GJ%)
categorise the typologies of the backyard dwellings

Figure 9: Showing the systematic diagram for the collection of Date Source: Author,2019

3.4 Data analysis

The research depl®d a mixedmethod analysis to improve the results of the data to have a better
understanding of the subject matter. As Bhattacherjee (2012) outlines qualitative inquiry can aéso devi
numerical quantities anahalysesuchasusing quantitative procedurebhe collected raw data from the
interviewwasconverted into raw text (or transcripts) whiegkreused for coding. This technique adin

theclassifying and categorizirgf the transcript date into code or concepts whiehawsed to uncover the
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patternsof the dataWith regards to the spatial analysis, G¥8s usefuls a tool. This tool agtin the
processing and converting raw data into spatial ddiiah was representedisually which alloved the
observer to carry out spatial analysis (Longley etal0 0 5 ) . For exampl e, a | ot
are sensitive to any change that might occur in the area such as crime or munitapaldoyany change

that mighthaveoccurredin the area &s necessary to map it out, which revashhow the marketvas
affected.

3.5Limitations to the research

This research onlyocusedon the supply side of the market, although it would have been interesting to see
how the demand aspect of the market plays a role in the diversity and inclusivity of the rental market of the
area. The reason why the reseanas not focusing on both sidesasdue to the timeframe which this

research is structured.

3.5.1Ethical Consideration

This research revealesbme of the daily decisions that landlords make. As such some of the results of the
research revealays in which landlords make a livin§one of the activities included legal and illegal
livelihood strategiesAs the authqrit wasnecessary to point out the ethical considerations, making sure
that the results of this research do not impede or compromise livelihood strategies of the landioyds

participants
3.5.2Ethical Principles for Voluntary participation
1 Theidentities of the participargarekept anonymous.

1 The participants hhthe right to withdraw from the study at any time.

1 The participants erebriefed about the research before the interview could take place.
3.5.3Ethical Principles for analysis and reporting.
It wasmy responsibility as a researcher to follow rigorous scientific methods and disclose any negative or

positive findings, even if they deviate from the hypothesis of the framework of the study. Thisléimsure

credibility of the research reposasalwaysmaintained.
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Chapter Four: The field of the invisible hand

4.1 Historical background

4.1.1The development of Ebony Park and Kaalfontein

It is imperative to speak about the development of Tembisa and Ivory Park if one wants to see how
Kaalfontein and Ebony Park advanced. Tembisa is one of the oldest townships around the Gauteng
province, the township was established in 1957 bytrertheidgovernment (Masuku,2015: Moloi,2006).

The township was established as a medium to clean the urban spaces near the Alexandra township. The
notorious Apartheid government used its infamous township layout in Tembisa to separate based on ethnic
groups. Moloi(2006) states that the settlement of Tembisa was established for three main reasons. Firstly,
it was created to Hservices labour for the massive industrial expansion happening in areas such as Kempton
Park, Modderfontein an@lifantsfonteirin the 1950¢Seekings,1990). Secondly, the government expected

the establishment of Tembisa was a solution to the problems of squatting in urban spaces near Kempton
Park and Edenvale. Lastliy was supposed to be an answer to the overcrowding and hahsmagesn
Alexandra.That did not happen, Tembisa grew even bigger, to a point where the Apartheid government
had to react. As such this called for the government to establish a new township which was known as Ivory
Park.

Ivory Park emerged in 1991 as a site ardvise development to house backyard shack dwellers and
informal dweller from the townships of Alexandra and Tembisa (Omenya,2006). Around the time of the
establishment of Ivory Park, the area began to grow. This was because of the strategic locatign of |
Park;people could access jobs ibpand the train station located in Tembisa offer mobility for the people

to move around. Between 1996 and 2001, Ivory Park experienced a population growth of 64% (135 528)
(Shapurijee et al.,2014yheincreasean population growth was caused the migration of job seekers and

many of these settlers created more informal settings in Ivory Park. Yet again, treitudition of
overcrowding andpoverty calledfor the postapartheid government to react. HE postapartheid
government responded by enacting interventions which were addressing the extreme level of poverty in the

township, by providing housing and basic services.
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4.1.2Tracing back the sma#ficale renting known as backyard renting.

The postapartheid government promised that the issue of povertyhasthortage of housingcross the
countrywould be resolved by delivering one million houses within five years (ANC,1994). During this
time the ANC government signed Bosthabelo Accord which was an agreement between the government
and business to normalise the housing environiiatais et al., @05) This meant that that publsector

housing finance could get support also from the private sector housing finance. The objective of realising
one million houses wamimportant goal for the housing department of the-ppstrtheid government and

it was realised in 1999 by means of targeted subsidies to the marginalised (Rust, 2003). According to the
first generation that lived in Ebony Park, the partnership between the government and private sector finance
managedo create the township Ebony Parkdbgh bond houses which created formal houses in the area.
The township was formally established in 1997 as one of the projects of providing formal houses. The
houses ranged from R18 000 to R60 000 which pempl&l get from applyingor loans from banksThe

only problem with this initiative was that leimcome households who were informally employed and those
who were employed in the small business without a payroll deduction facility could not secure access these
subsidiegSmith, 2003p.174).The soltion for thiswasthe government gave people free state housing

those who do not qualify for loanby the early 2000s Kaalfontein received RDP houses as one of the
initiatives to house people who could not get logRefer to figure 1R During this time Ebony Park and
Kaalfonteinhadanincrease in the households living in formal dwellings while the number of migration job
seekers increase dramatically. The migration of job seekers beeoonesial turning point for both
townships beause this event shaped the rental typologies in the townships (refer td.fidpglew).Some

of the old residestmention that a lot of households started providing accommodation for these temporary
migrants becauseofferedan opportunity for thento earn some extra income, thus they started this whole

thing of backyard rental or smaltale renting.
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2002 Ebony Park (Bonded Houses)

>

n . fony
Wi

Figure 10: Diagram showing the evolution of Ebony Pakikhereby thenitially bondedhouseswere mody converted into
accommodation structuseand additional structurewere built The map above illustratg¢he density of the additional backyard
structurefor over 17 years.(Bonded houses) (Author, 2018aps sourced from Google earth.
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Figure 11: The image shows the first wave of RDPs in Kaalfontein that were provided by the government (the house were half
built). Government pnadedonly walls columns so that residents can finish building the structure) Source: Author;2019
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Tembisa, Ebony Park and Kaalfontein

) Ebony Park and Kaalfontein

Informal dwellings Formal dwellings Municipalities in Gauteng

Backyard dwellings @ Built-up areas (2016)

Data Source GeoTlerralmage Building Based Land Use layer (2001 and 2016)
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Figure 12 the images show how the number of backganactures and informal dwellindss increasedrom 2001 till 2006in
Ebony Park and KaalfonteiBource GeoTerralmage Building Based Land Use Layer (2017)

The concept of smalicale renting or backyard renting is not a new phenomenon in the township. This
concept originally dates to the days of apartheid, wherstdteimposed restrictions to black migrants
settling in urban spaces. Those who worked in urban areas had residence permits which were housed by
the apartheid government in council units in the townships and hostels (Turok and&ackh, 2015).

The gpressive laws in 1960 made it difficult for black people to acquire houses in the urban area or create
squatter settlements. As such backyard letting was asayeinabsorb the demand for people who wanted

to live in the urban spaces to secure urbaslihoods. Although this practice was highly illegal the
apartheid government turned a blind eye to this situation.allbisedtownship households to provide the
accommodation needed for the urban migrants. This phenomenon grew rapidly during thendg8@es a

state was losing control in these urban a(€@asok and BorelSaladin, 2015)The population of backyasd
continued to grow due to the shortage of affordable rental property in urban spaces. From the map above,
it clear thathenumber of backyardtructures has dramatically incread¢hus settlement typology is slowly

changing also.

Entering the dawn of democracy, the ANC government beligvediding mass RDP housing would
remove the informal renting accommodations in the townships (Bank, 20@73nTaHscale renting in the
township continued to absorb the demand for affordable housing. The reason why urban migrants flooded
these areas was due to the relaxation of repressive influx contnath stimulated peopléo move
(Shapurjee et. a014). Backyards provided flexible rental payment and o&ectionswere uncommon

(Rubin and Gardner, 2013). Smatiale rentings often preferred over informal settlemédrgicausasmall-

scale landlord uses the already existing basic services to luresten@miall-scale rental accommodation
enjoyed some spatial locational advantages over inf@aatdémensuch asiccess to amenities, shops and
nearby employment opportunities. Shapurjee e{28l14 state that the growth of smaitale (backyard
dwellings) isa sign of it responding to the housing demandhiacontext where initiatives of the state
(statesubsidized) houses are either slow or failing to meet the accommodation needs of urban migrants and
the poor. Shapurjee et @014 further, illustrate that smalscale letting has efficiently responded to the
housing crisis by taking over the demahdoughproviding rental accommodation solutions that suit the
people.In Gauteng aloneresidential buildings increasdtbm over 2 millionin 2001 to just under 3.5

million in 2016 which was a total of 60% increadstween 2001 and 20@6fer to figure 13)From the

table below fregformal housing remainethe largest category of housing, followed backyard structures

(Hamann,2018). This showlsat backyard structuresealso responding to the housing crisis.
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148753

598 406

813224

1647 686

2016

Rural workers housing

Smallholdings / agriculture

Flats, hostels, townhouses, semi-detached
Estate and security village housing
Difficult to classify as formal or informal
Informal housing structures

Backyard structures

Free hold formal houses

Figure 13 Change in the number of different residential buildings between 2001 and 2016 Source (HaR®MA018).
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Residential buildings in Gauteng
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Figure 14: Image showing change in the number of buildings per square kilometre in Gauteng Province between 2001 and 2016
Source: GeoTerralmage (2017)

Between 2001 and 2016, there has beemamease in the change of buildibgpologies,the map above
shows the change. A lot of chandesrehappened around the former apartheid townships, using the table
above one can conclude that change occurred because of the additional dwellings thabualriers
support the housing demand in urban areas. The main contributing factor to thismiafitedmethat there

is little presence of the state in townships to regulate such development.
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4.2 The locality of Ebony Park and Kaalfontein

1%

- Other
- Owned and fully paid off
- Occupied rent-free

Owned but not yet paid offf

- Rented

Figure 15. Diagram showing Tenure StatirsEbony Park and Kaalfontein, Source: Stats SA, 2011

Ebony Park and Kaalfontein are townships which are lodatédidrand north of Johannesburg, South
Africa. The townships can be easily mistaken for Tembisa because the two townships arenksrated
Tembisa, which sometimes have a similar urban morphology (Township typology). Although the
townships have a similarlban morphology thatf Tembisa, both Ebony Park and Kaalfontein are under
the administration of the Johannesburg Metropolitan Municipality in Region A. The City of Johannesburg
has been marked as the majority ho#&7) foloved Blaut eng
Ekurhuleni (102 253 unitg)Stats SA,2011)According to the stats SA, almost 60% of the residents in
Ebony Park and Kaalfontein live in rented accommodation. With so much development happening in North
of Johannesburg, it is thereforetmosurprise that Kaalfontein and Ebony Park and other settlements (lvory
Park, Diepsloot and Tembisa (refeffigure 16) are areas with the highest proportion of backyard housing
(Small scale letting) in the country (Shapurjee et2dl14. What is ineresting about these settlements is

that backyard housing in Johannesburg is not only restricted to one settlement typology but a variety of
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low-income settlements, infilling in some sta@onsored (RDP) settlements such as Kaalfontein and
formal subsitsedsettlementgbonded housesuch as Ebony Park.

Tenure Status for People Renting in the City of Johannesburg

Legend

®  Economic Nodes

Railyway

Major Roads

Tenure Status (Rented)
NumberofPeople

882 -2433

2434 - 3923

I 3924 - 6292
’x I 6293 - 11420

0 25 5 10 15 20 I 1142 <243in
e —— e Kiometers N [ city of Johannesburg

Figure 16: Map showing the Number of People iagtin the City of Johannesburtyorth of JHB (Sitein red) with a lot of people
renting out. (Source: Stats SA,2011 adapted by Author, 2019)
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4.2.1Demographics

No Income
R1-R 4800
R 4801- R 9600
R 9601 - R 19 600
R 19 601 - R38 200
R 38 201 - R 76 400

R 76 401 - R 153 800

Annual Household Income

,L;
llll \

R 153 801 - R 307 600
R 307601 - R 614 400

R614001 - R 1228 800

% of People renting rooms

Figure 17: Diagram showing Annual Household Incomes for peogfging rooms or Living in the backyard in Kaalfontein and
EbonyPark, (Source, Stats SA, 2011 adapted by Author, 2019)

Ebony Park and Kaalfontein are located within ward 111, whicla papulation of 47 380 people with an

area of 3.5 square kilometres. The aeehighly populated with a population density of 13 436.7 people
square kilometre. Kaalfontein and Ebony Park are one of the stable economies in the townships, half of the
population are employed and within that bracket, 77 % are employed in the infmoad(Stats SA,

2011) The assumption for this research was that most residents engage in providing rental accommaodation
for economic benefits (Livelihood). One piece of data that contradicts the mentioned st éhzdmtore

than 19%figure 17) of households living in yals or backyard accommodation have zero income, which
means that these people technically have no money to pay accommodation. Thus, this research also
guestions why landlords or homeowners would provide such diverse accommodation for such people if
theycamotsecure rent money. Some of these questions are answered in Chapter 02, whereby landlords not
only provide accommodation for securing livelihood however they also respond to-exmrialmic
environments happening around their context. The @atats SA201) also support the fact that
landlords/fhomeowners provide rental accommoddtisecurdivelinoods with more than 20 per cent of
themiddle class (R 19 66R153 800 annual household income) live in rental dwellffigare 17). From

this dataonecan start to see that income group integration that is happening which some of the policies

seek to achieve.
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4.3 Policy Framework/analysis

4.3.1City of Johannesburg Inclusionary Housing Incentives, Regulations and Mechanism.

On the 2% of February 2012the City of Johannesburg Metropolitapproveda newpolicy, Inclusionary

Housing: Incentives, Regulation and mechanism (policy) which came into effect orftoé g2y 2019.

The inclusionary housing is viewed as a tool for fostering social cohesion which is an egalitarian instrument

to stimulate upward ohility for marginalized groups. Over the years the fapsirtheid vowed to increase

the supply of dignified affordable housing for lemcome households, however, this was done using
planning systems which had edamensional housing typologies aaffenplaced lowincome households

in outskirts which in turn perpetuated the urban spread leavingnlomme communities isolated from

centres of economic opportunities. The problem of the first wave irapastheid of providing housing

has led to the growingppeal of using inclusionary policy. The City of Johannesburg defines inclusionary
housing as fia housing programme t-bsa tights approvalsu gh c o
requiresthe private developer to dedicate a certain percentage of aesirtg development to laimcome

and lowmiddle households or theh ous ehol d t hat may otherwise affor
(C0J,2019p.2). The concept of inclusionary housing can take different forms all over the world, but the
common percefn is that this concept is the caffective way to increase the supply of affordable housing

while diversifying the housing stock (Tissington, 2011). The concept can differ based on the motives and
objectives of the country. These differences can rdraye the implementation of inclusionary housing

through governmertffered government offered incentives which might encompass tax rebates as in

Ireland (Venter,2017) and density bonuses as applied in the case of Brazil (Santoro,2015).

In the context of 8uth Africa, the policies are used to rectify the injustice of the apartheid planning
moreover to foster social mixing/integration (between races and various incomes). This is because, for the
longest of time, the posipartheid government only focused étsergies on supplying housing. As such
there was now a need to refocus on housing strategy on both the supply of housingifmotoes
households, as well as encouraging upward mobility for these households by providing housing solution in
areas of betteservice delivery and the accessibility to central urban areas. This new paradigm shift was
made possible by establishing the Breaking New Growhéth was adopted in 2004). This policy focused

on encouraging integrated human settlements. Also, thidigarashift developed several housing
subsidies to support the acquisition of affordable housing units bynlmmme households. Some of the
subsidies programmes include the finance linked individual subsidy programme (FLISP) which was created

to service tk affordable loafhousing market. On the other hattte social housing programme developed
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a rental housing plan forelatively low-income dwellers. This plan controlled the whole notion of
6restructuring zones6 ( SHRA, p@Wsbhryfyrlowifictime $s degielsle d o n e
and well located within the city-he succesef thesemechanisms and subsidies which were established to
support lowincome households in attaining decent housing their success has come under scrutiny. For
instance,the implementation of social housing programme was shortened by funding gaps due to
insufficient subsidies, as well as the rental restrictions which limited the returns of social housing companies
(Rebel,2016).Social housing has not been able to accommeoslary poor householdshe housing
backlogs in the City of Johannesburg continuddgSA, 2017).The limited capacity by the state to fully
address the increasing demand for-io@ome households for affordable housing in vietiated urban

areas haprompted COJo use inclusionary housing asnechanism to get aid from other entities such as

the private sector. Although previous mechanisms seemed to partner with them, the new policy seems to
have a different approach bringing the private sector. As such inclusiondiyusingpresents a unique
opportunity for the private sector to contribute and expand their product to affordable housing (a financial

pressure which was the primary responsibility of the government entitieswhilic pudgets).

The City has cited several objectives which the inclusionary policies would be using. The following are the

aims of the policy.

1 The policy is used to address the inequalities in the City of Johannesburg, through mixing
different income grops near opportunities.

1 The aim is to enable the City to leverage on infrastructure investments to ensure that the
outcomes of the investments do not only benefit the private sector but large and diverse

potions of the population.

The policy has a tool tfacilitate a move towards a more inclusive, efficient and effective city. This carried

out by setting requirements and conditions for inclusionary and the details on the different options available

to developers. The developers can use excel spreadskeatl cul at or 8 which aid t he
which option best suit their investme®emarkablythe City has made a bold statement, saying that
inclusionary housing is mandatory for any developmegtpeningin the jurisdiction of the Cityof

Johanneslrg. Any proposed developentwhich is 20 dwellings units or more, should abide by the policy.

There are four different options for the implementation of inclusionary housing, in each option, a minimum

of 30% of the total units should be set aside for isiclary housing which must be spatially located on

the same site as the development or within the same township.

The primary concern for this research is that the concept of heterogeneous commoegiast havéo

beforced using synoptic methadastead it is possible tdeave the market in certain areas such as Ebony
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Park to cary out the objectives. Taking out from the inclusionary housing policy, it seems as if the City of
Johannesburg is forcing integration through this policy by making privatelapers undertake the state
responsibilities.

Afiinclusionary housing is mandatory for any develo
Johannesburg Metropolitan Muni ci p aCitydfJohannesburg i ncl u
2019,p.5)

As stated above the city is doing this to address the ills of apartheid for the demdye however as it

was mentioned in theecondchapter, policymakerfall into thetrap that using inclusionary policies would
resolvepovertyconcentations.Policymakers give us the perception that people living in townships live in
complete poverty. This research disagrees with such statement because as Msthali (2015) outlines
townshipsd spaces are devel opi ng anApartheid Ibtermgg al | 1
of Ebony Park and Kaalfonteithis is done by providing accommoitat. This shows inadequate research
from the municipalitypbecause they fail or pay little attentitmthe activities in third spacéScheba and
Turok, 2020) The city need$o acknowledge that townships evolve and using inclusionary housing does
not mearareduction ofthe concentration of poverty would be resolved. The City of Johannesburg should
learn from the Moving To Opportunity (MT@) the United Stateswhich seek to investigate the effects of
social mixing. MTO program found out that there werepnsitive outcomes of social mixing whereby
there was evidence of the improvement in incazaming or employment level (Jacob,2004). Also, in
Sweden a policy of social mixirigas beempursed since the 1970s, the fact that tenure mixing hdedo

to socal mixing takes away part of the evidence for tenure mix poli€hs.just to show that forcing social
mixing is notnecessarilthe way, howeveras presented before liatg the invisible hand play a rolean

result in the unintended goals that bengditiety (social mixing and many more).

4.3.2.Enforcement of the policy

Simply writing the program requirements and conditions does not guarantee that inclusionary units will be
occupied by the tenants that are intended to serve. The City fails to demonstrate how it will enforce the
policy in motion. As it has been coveredliterature, for such program to work, the city of Johannesburg
must be willing to devote a human capital to oversee and take decisive action whenakhimlation that
jeopardizes the effectiveness of the program. As it has hated somedevelopes often haverouble
complying with the program rulekegal action usuallgoesnot necessidly mean they will fullcompy.

Many cities require developers poovide annual rent roll indicating the leimcome levelof tenants in

affordable units, such resiving jobs requires capacity from the municipality. Perhaps, enforcing
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inclusionary housing is too risky because no one knows the consequences of it. The most obvious risk that
themunicipality would want to avert is the risk rebellious actiondy developers.

The mainaimof thechaptelis tonot go deefn critiquing the inclusionary policy, rather it is demonstrating

that the policy igrational strategy from the state to enforce social mixing and also demonstrate that nothing
is beingdonewith regards to smalcale rental markets because as it stands this market seem to been
achieving some of the goals of the state. The upcoming section seeks to know how the state regard small
scalelandlordism andhow it provides guidelines to the sumk. It is the discouraging to reflect on this
section becaushe closespolicy which spoke t@ smalltscale supplier in the Township was the Gauteng
Backyard Policy. Unfortunately, the policy never materialised. The only piece of paper which is guiding
the smalscale rental suppliers is the lange scheme, SDF, IDBDF.

The city of Johannesburg Metropolitan Municipality: Spatial Development Framework (SDF) 2040

The SDF is an important guideline t osdnthedgroaundh s e ek
As such the SDF contains tactics and strategies which guide development, for this résdalrdtus

only on the sections which speak abitngtsmallscale renting market. In terms of the City of Johannesburg
smalktscale renting is regded as backyards rental accommodation or subsidiary dwellings. What is

interesting is that the City acknowledges the role of the small scale letting.

iThe practice of backyard rental housing provides

shelter for the urban poor, and densifiesldve nsi t y u( Giathny acfeabsadh amldd@ sbur g 6

From this statement and the whole document the City misses a crucial to point out the outcomes of this
practice. The outcomes can eitlhempositive or negative, which need to be fully researchedkth, for
instance how this practice can be part of integration strategy (inaémt®me, racial groups and so forth).

One thing that stems from the City is that it sees the opportunitiexck§ard letting market however there

seem to be disjoiatlpolicymaking, for instances policies of integration work as separate entities which are

not backed by urban planning instruments.
Conclusion

In every market there has to be environment whergshiacur, this particular chap@m was to provide

the context of the study area which is Kaalfontein and Ebony Park. This chapter begun by providing the
history context of why and how backyarding started in the township of Kaalfontein and Ebony Rark. Th
research preceded by discussing the current sgawf what is happening by looking at the general

demographics and those related to the backyarding. Not only the chapter looked at the physical environment
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of where the market occurred, however it dtged to comprehend the policy environment to have a better
understanding of the market.
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Chapter five: Selfinterest and Competition in operation

In a freemarket economy, selhterested beings operate through a system of mirttextlependence to
promote the general good of society. For the operation of the free nfsalket Smith emphasized on two
opposing yet complementary economic forces within the systethedfee market. Selinterest and
competition(Hunt, 2017)

In general, selinterest is the motive to seek personal gains. A person works to get paid so that they either
buy things they need or want. As such one goes to college, steal, or rent out backyard structures in this
instance to secure income to buy thirlgey need or want. It all makes sense that all most economic
activities we searethe result of personal gains. As Adam Smith would desgtilsenot from the kindness

of the butcher, the baker or the brewer that we expect our didaet, 2017) butfrom their regard to their

gains. Same applies in the townships of Ebony Park and Kaalfontein it is not expected from the landlords
to provide accommodation out of the goodness of their heart fatimertheir selfishness. In other words,

the landlord, seting his interests, is producing an important commodity which is housing. Thus, the magic
of a free market economy is that sg#ins produces behaviour that benefits others. The hopes of this
chapter to investigate, what are the seérests of landlorslin providing such unique accommodation

this would beuseful material for the following chapter to investigate whether the personal gains benefit
society at large and contribute to the diversity of this phenomenon. In a market consumedhbsresif

it somehow expectethat thiswould leadto adisorder such as corruption, cheating, and pgimeging.

What AdamSmith arguess that most of these thingsedheld in check by the market regulator which is
competition (Hunt, 2017) The explanation is sipte, in a free marketself-centredindividuals are
competing, for instan¢e landlord would be able to achieve his or her-igéfrest if he/she produces a
product that is better, cheaper or more convenientttieproduct produced by other competitarithin

the niche of the marketTo maintain prosperity and continuity for backyard business, the landlords must
be able to provide 06hi gh -aheraiseconsuriesgo elsewhare. Assach, r e a s (
competition serves aspowerful iegulator, more than the governmental regulation, thus no landlord will
take advantage of the customers. The following chaptes seilvestigate these two forces actions through

gathering intel from the landlords themselves.
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5.1Introduction

Profiling the participants prodeto be difficult asparticipantsthought | was an official coming from the
municipality to stop their livelihood strategies. The table below gives a summary of the profile of the
participants (landlordsdnd showshe divesity of the rental market in Kaalfontein and Ebony Parkis Th
chapter is divided into three sections, the first section gives an overview of the findings whereby it describes
the demographics diielandlord together with the patterns of rental investrbehtaviour among landlords.

The second section looks at the characteristics of the rental investors through exploring thefaeasons
investing and the main contributing factors toward investing in backyatte last part of the section
summaries these fprarns by grouping the landlord into various groups. The last section presents the finding

of the various accommodation typologies that are there, how they are created, how theydhamgisce
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Figure 18 The table shoathe summary of the interviews Source: Author:2019

5.2.0verview of the findings

5.2.1Social Status

Weiss and Freshtman (1998) attest it is crucial to compreherscial status of society when seeking to
understand or explore how individuals or certain social groups behave. Social status is the standing of
person ina certain group or given society based on socigaitioning,which is linked to their level of
education, assets, age etc. The concept of social staretaitvely new(Weiss and Freshtam,1998),
however it can be used amnanalytical tool for economic analysis. As nobgdbrevious researchers, social
statis can be used tassess person or group based on social ranking to assess their economic behaviour
in amassing their assets. In this ¢abés research seeks to comprehend how social statussatfiect
landlord decision in providing or creating a backyard dwelling. Frormteeviews conducted, seven males

and four females participatedis the selection process for the participants was conducted, it was found that
more males are engaging in this practice which is reflective of the nuhineales who participated
(Seven). This may be becauss emanyp s y ¢ h o btategniersarextén moreconfident than women in

areas such as finance and property investm@ata and Mandot, 2012)With any investment, there is
always the element of risk attached tavliich playsan important rolein the decisiormaking process
whether to go ahead with the investmenhot As suchJain and Mandot, (2012) states there are several
factors which influence people to make their investment decision to avoid risk and one factor that come
into play are thedemographic factors such as age, gender and so féothever,there could be other

explanations for this gender split.
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Worth notingis thatone woman invested in the backyard structures for not obvious reasons. Participant |
invested becausshe did not only warfinancial gaindrom her investment bulso benefitdor her welt
being. She invested because:

ié.t o b eychidthersason why | have these roontkas here in our neighbourhood if you live

alone especially when y@ure a woman it is not safe. | built these rooms because of safety reasons so that
my belongings are safe when | am not around and me as well. When there are people (tenants) it is much
safer for meéo (Participant 1, 2019).

Four participantsvereunderthe age 0f35 years old and seven participants were above the age of the 35
years old. Jain and Mandot (2012) articulate that most investors primarytmeastan income, however

the rate of returns from their investment differs based on the demogragtuisfsuch as age. The reason
why it might bethere is less youth in this sector, Wang and Hanna (1997) concluded that relative risk

aversion decreases as people@gde youth do not have money

Seven out of eleven mentioned that they are uneradloyhich is no surprise because as seen in chapter
four, half of the population is unemployed and within that popula#i@fo are employed in the informal
sector. To some extent the participants being unemployefirmsthe stats, landlords/homeowner found
a livelihood strategy in providing these backyard dwellirfgscinatingly isthat to some it can be a
livelihood strategyn which its benefits do not come as income but as senfimeimstancesome landlords
view backyarthg asa wayof cutting urban cost services (water, electricity bills atiters) As will be

shown later

5.3 Patterns of rental investment

Themajority of landlords/backyarders owned just pnaperty(plot) (7), threepeople owned two and only
oneindividual owned more than threproperties(Plots) Emphasizing this picture, the 19883WDH,
1990)study which was dongreviously in Australidound that 86.6% of investors owned just one property
suchpatterns justify a picturevhich portrays thatThis picture ofhavingmany landlordsn the private
rental housingesuls in the diversity of the rental accommodation which is different from the tenement
city, whereby one investor would own multiple accommodatiwith homogenous designs and rental
prices Also, worth notng isthat in a single property a landlord might build many rental dwelling as many

as possible depending on the size of the plot.

Page |66



Interviewee Number of Plot§ Number of Age

backyards

structures on

Single

Property
A 1 6 30
B 2 6 46
C 1 4 38
D 3 8 51
E 2 5 33
F 1 6 28
G 1 3 46
H 1 2 32
I 2 4 39
J 1 1 40
k 1 2 44

Figure 19 Tables shows the number of property that the participants own together with the number of the back yard structured
built.

In 1993 the ABS (1994tudy suggestetthat the probability of owning motkanonerentalunitincreases

with income, however from the participants it was the total opposite, the likelihood of owning more than
property increases witlige.From tte response of one respondeéhis is because the @dgeneration ha

more capital from their retirement funds or lelegm savingsand some use life insurance funds coming

from the deceased loved one

ié to bui lsdusedteal enyetiramenninvestment funds. Yes, it was risky however a lot of

people told me it is a .stRaditipartsrDa2019% way t o make

Also, another point noted by the ABSustralian Bureau of StatisticB)ata is that the probability to own
more one investment dwelling also increaseith chargedpricesof thel and | or d 6 dweling r s t
structure ABS (1998) found that investors owning low costs rental properties were likely to own one
dwelling than formal investors generallg.thisreseach, it was found that most participants that have more
than onegoropertydo not live in the vicinity of the area. These kinds of landlords treat their investment as
a formal businesdMeanwhile those that own one dwelling structure Bue the vicinity of the property

with tenants and these kinds of landlords are the am@srkto provide lowcost rent.
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Figure 20: The image portrays RDP houses vilte backyard dwelling Source: Author, 2019

The ownership arrangement for the backyard structure is intriguing bewatissuchdifferent backyard
accanmodation, one would expect thrabst ofthe owners would own the principal properties. From the
participants nearly half of them stated that they do not work alone bdbaysdonot own the principal

property. Theeparticipants own with their spouse/partner or with a relative.

AiThewaylsarted was unexpected, | u s éialisetdirstlwe usedtovi t h  m
live together with my grandma. When | got my first job, | built the backyard room for myself, so that | do

not have to share with her. The problem was that | eflar from home and no one occupied the room,

so | decided to rent it out for the meantime, just like that | saw it was profitable, thus | decided to build

maore rooms.

My grandmother is okay with me, doing this and it is also beneficial for my busewsssk | can avoid
paying water bills. My grandmother is regardedapensioner, so there is a subsidy for her to pay her
less. She pays about R400 per month because that was the agreement she mpdasisned.
(Participant A,2019)
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Although the partipant consides himself as an owner the principal property, it is still not under him
legally. Theownershiparrangement ibased on kinship which is a unique cdsethis researctthe more
common case is either based on matrimony or individual ownerBhgue are alsotherinteresting cases
which are happening with regards ownership in the market although the rediearait explorethese
cases, from the advertainment walls both Kaalfontein and Ebony, thieeeisergence of formal investors
in the marke (Formal investors established registered businesses)

5.4 Characteristics of backyard owner (Rental investors)

The peak of thénvestment peaks with age even though the landlords are distributed across all ages. In
general, the age distribution is not hugely different from other investment (Seelig et.al, 2006). According
to ABS (1998) such investments usually peaks in the545agye group. This because usually at this age,

many investors use up the saving and retirement funds to enter this kind of investment.

For the youngetandlords their primary incomes come from salaries and wages from their dailyajoths,
the backyard straare income issupplementaryThis is becausthe majority of them have acquired the

investment through inheritance.

ié. by prlah ansuber driver. | cannot say | am a full owner to this business because my late
mother, she is the one who initiatibis. So, she left the business with me and younger brother. My younger

brother is still in school, but we run the business together and share the profiBadticipant J, 2019)

However, for other landlords that provide lawstrent majorityareaged45-54 yearsthar main source of
income comes from the backyard structure and their superannidietable below shows how landlords

acquired the principal properties.

Previous own, Now Rented 2

Bought, with a loan or Mortgage (Bondj 2

Houses)

Bought outrighf{usually cash) 4
Inherited 1
Other (RDP houses) 2

Figure 21: Table showing how landlords acquired the principal properties (PLOTS) Source: Author, 2019

Figure21: shows that two people rented a plot which the agreement was to rent the main house, however

within the plot there are few backyards structure. These struchan@sverare not used for rental purposes

due to their relatively small size and poor congtanc The two participants mainly acquired their bonded
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housed through mortgages whiclerementioned in chapter fouFour people acquired their main plots
through buyingn cash from previous owners, these kinds of landlordugndemolishing the main gperty

to build new rental structure®ne person inherited the property from her later mother. Two ¢dtiokords

acquired their houses through the government programme (RDP hofikbhsugh the data isot
representativef the entire market in theea, howeverit is still useful because it shows a glimpse of what

is happening arountthe area. From the data and the day to day observation whas seém the trend is

that people are now purchasing outright properties (mortgage and RDP houses) and destroying the principal
dwellings to build new structures for solely rental accommodation. This trend has led varioustgpeople
build their structures itheir wayand some have considered building vertical rental accommodation to

maximize on profitsThis seems to be a more recent trend

5.5Factors considered for investing in backyard structures and reasons

The previous sections may inadvertently hamplied that the actions of landlords are based on conscious
decision to invest iarental property or to become the providers of the rental accommodation or just mere
backyard accommodation. This section will reveal that not amthese decisions maaensciously but
sometimes subconsciously. As Core Consultants (1983) and Brian Elton and Associates (1991) have noted
in their research some investment os¢gamporally or unintentionally. To some extestme suppliers of

the backyard structures couldb consi dered as an o6accidentabh | andl
landlord by means other than deliberate and intended entry into the rental sector. For ji&tancekon

and Associates (199185-6) argued that in general rental investors afeeterogesous group. Their
motivations for investing and withdraw frothe rental investmerstare often rational and economically

logical but most time they are néwr alarge proportiorof themtheir actions towards investment decision

are not conscigs, howeverthey become landlords due to personal circumstances. For instasces
mentioned Participar constructed the backyard structure with no intention of securing profits however

he found himself af later stage using the same structure to secure profits and building Atswe.
Participant F accidealy got intotherental market due to unforeseeincumstance whereby he inherited

hermo t h Busin®ss.
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Figure22 The i mage shows Participant antdés A rental structure.
wasanaccident. The images shdww he transforman RDP dwelling into this massive structure. Source: Author,2020

From the findings, there are some cases which occurred frequently which made it easy to identify distinct

economic and neeconomic factors.

5.5.1Economic Factors

5.5.11 Building Materials and labour

One noticeable trend that allewhe landlords talecideto build the backyard structures is the affordability
and easy access building materials as well as affordable labdratticipants have mentioned that getting
building materials is relativg easy and it is in proximity and oftémthe shops that provide these materials

the prices are reasonable.

6 .. getting material s i s e d&bopy. WaghhnaywmaterialsatBuitt of h ¢
it. The transport was cheap. When you buy these materials, you need to be smart about it. A lot of us we

buy one by one when there are specials, mat way it i (Partigifafté,rR2ela)bl e f or us
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