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ABSTRACT

~tost dcvcloping countrics have hascd tltcir hO\lsing strategies on oWl1crship. :\pproadll's they han'
adoptcd. sueh as sites and services or upgrading schclllcs. rcly hasically on owncrship thwugh self..
help. y ct. most of these elll'rts have proved inadequate to eope with the i"':reasin~ demand ti Ir urhau
hOllsing. In this l'ontext. Înl()nnlll settlements sccm 10 pnlVidc (he chcapcst and more '"n"mlahle'
ownership options tor the pom. Nevertheless. home ownership. even in its squatter limn. demands
time. investment. and long tenn eommitment: a luxury that some households simply eaunot alli",!.

Bascd on qualitative rcscarch conductcd in tltrec lo\\' incomc h",.,.;os of infonllal origill. this stully
looks at the kind of non-ownership-oriented solutions available li" the 1""" in Resistencia. a
provincial capital in Northeast Argentina. On the demallll side. tindings suggest Ihat li" s<lIne
households rentai or shared housing is the only ehoice. For olhers. on the eontmry. it seems 10 he a
matter of preference. a way ta avoid the ehores of ownership. On the supplYside. the study unveils a
faidy wide spectnlm of ehoiees. witb options mnging trmn a hed in a house 10 rooming houses of up
to 15 rooms. While some of the landlords arc relatively wealthy. others are just as poor. or poorer thau
thdr tenants.

RentaI and shared altematives arc far "om being 'ideal' housing solutions. IInder certain eouditions.
bowever. they resull in reasonable short-tenn options Ihat. apart tram geuemtin~ extm income ti"
smalliandiords. contribute to diversify the supply ofcheap accommodation li" P'"'' houscholds.

RÉSUMÉ

La m'\iorité dcs pays en voies de développement fondent leur politique de logement sur l'acquisilion
comme mode d·occupation. Que cc soient sous fonne de "siles ct services" ou de schémas de
développements progressifs. les approches adoptées par les gouvemements dépendent essentiellemenl
sur l'acquisition d'habitations constraites par les résidents eux-mêmes. Cc genre d'ellllrts n'ont
cependant pas pu subvenir aux besoins toujours croissant en logements urbains. Vus sous cet angle. les
sites li eonstractions illégales semblent olTrir aux pauvres les options les plus abordables pour
s'approprier une demeure. Il n'en reste pas moins qlle la fonnllie d'acqllisition, même ail sein de
terrains envahis illicitement, demande dll temps, de l'investissement cl lin engagement li long tenne.

Basée sllr lin reeherehe qllalitative menée dans trois qllartiers pallvres de Resistencia (capitale
provinciale ail Nord Est de l'Argentine), la présente étllde sc eoneenlre sur les types d' accomodalions
diponibles pour les pauvres, autre qlle par le biais de l'acqllisition. DII coté de la demande, les résllilais
suggèrent que, pour un nombre de familles, les sellis choix possibles sont CCliX de la local ion ct de la
cohabitation. Pour d'autres, ail contraire, il semblerait 'I"e c'est IIne qllestion de prélërence, IIne l;,çon
d'éviter les responsabilités d'lin achat. DII c::o'é de 1'0ITre, l'étllde découvre lin évenlail assez large
d'options, qui varient du lit li l'intérieure d'une maison, li l'allberge de quinze chambres. Quand ail
statut économiqlle des propriétaires interrogés, certains d'entre ellx sont relativement aisés, alors que
d'autres sont aussi pauvres que leurs locataires, sinon plus.

L'étude trouve que les altematives de la location ct de la cohabitation sont loin d'êtres idéales.
Néanmoins dans certaines conditions, elles représentent des accommodations viables li cOllrt tenne,
qui d'une part, occasionnent un revenll sllpplémentaire aux petits propriétaires; ct d'alllre part
répondent, par lellrs diversités, aux besoins changeants des familles pallvres.
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lN1RODUC Tll1N

1. INTRODUCTION

For ycars. lhl: dchalc on hl111sing. in lk'\"l'h1pint!-l..'\HlIllri\..'s lih:US\..'d \'11 th\..' idl..'a lllïlllill1llal

s~ttl~m~nls il' a whi~k ,,l' ,1 vn~rshil' Il'r lh~ l'''''L (irll\\ inJ; littk h~ littk,lh,'\ l'nl\i,kd

housing that. although e~rtainly substandard, wnstiluled the l'llssibilil\ llfh,,,inJ; a birl~

,kœl1l hllm~ over time, 'l'h,' id,'a de\d0l','d by l"un1l'r and llth,'r r,'s,'arl'ill'rs in lh,' 'hO, \\ilS

tint scll~hclp proccss~s,sueh a, tlllls~ going on in inll>nna\ s~ttkl11~nls, elluld r~sult in

O\\l1~rship Illr th~ 1'001' if inlhlstntetur~and security llf t~nur~ \\w"l'nl\';d~,1. In a rath,'r

oplimislie \'ision Ihat ignit~d th~ d~hal~ on scll~hcll' h,'using, th~y argu~(1 thal whal wa,

Ir~qu~ntly r~gard~d iL' Ih~ probkl11 was in l~lCt th~ uniwrsal slliution tll hlluse th~ l'""r ('l'urmT

1968. 1972. 1976. AhriU11s 1964),

N~wrthcl~ss, th~ assul11ption ofmany sell~hclp tlworists Ihat ewryblldy in a squatter

s~ltl~m~nt is iUl O\\l1~r (or pot~ntial own~r) was n~\'~r lnt~. F\'id~ne~ Irllal difl<:renl wllIllries

pro\'~s that a larg~ segl11~nt of the urhan 1'001' liws in r~l1lal aewmmlldatilln in squaller

s~ttl~l11~nts and inlannal suh-di\'isions (iilh~rt 199}, 4).

Own~rship through squatting h'L' no", b~Cllm~ iUl impossihk dr~am Il Ir many pOllr

hous~holds, As Van d~r Lind~n (1986. 1) PUiS il: "squalling is nll Illng~r what it us~d 10 he." ln

a eont~xt of det~riorating~eonomie condition" iUld with Ih~ land searcity pushing th~ pllllr tll

the laI' outskirts. in\'asions an: I~ss Ir~qu~nt. For som~ Ihnulks. o"'n~rship e\'~n in ilS ch~a~st

laml hus b~com~ incr~il,ingly inaccessihic, As o"'n~rship hcCllm~s less Il:il,ihl~. r~ntal and

shared housing hecom~ mor~ Ir~qu~nt oplions among 1'001' l1l'us~holds,

1.1 Ratiollale

Almost alllo",-incom~ housing polici~s in d~\'c1oping Clluntries aim at hom~·ownership il'

the only solution to th~ housing prohkl11 (D~ \Vandcl~r ~I al. l 'J9~, 115). Arg~ntina is nol an

~xception, \Vith a long tr..ldilion uf stat~ int~:-\'~ntion in th~ housing mark.:!. gownllnenls of ail

sorts, from !cIl to right wing. ha\'~ al",ays ~ncour..lg~d hOI11~-o"'n~rship. (Jnly Iluenos Aires

and lè", other cilies have de\'c1op~d signilicanl Il,mlal rentai housing markets (!lorthagaray

1986, 15),
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INTROOUCTION

ln Resistencia, capital of the province of Chaco in NOrlheast Argentina, the rentai housing

market is mueh smaller in relative terms. The majority of the population lives in owner

oecupied accommodation. According to a municipal estimate, "66 % of the total

population lives in self-owned land; 11% arc renters; and the remaining 23 % lives in

other situations" (MR 1994,66).

Rer.....

""

o.n.".."
.• ".,.

•

Figure 1·( : Ownershlp slruclure (source: J\IR 1994)

This rough 23% of"other situations" shows how litlle is known about the range of

accommodation catering to the poor in the city. But, what are the options in this 'other

situation' segment mentioned in the so ealled Draft of the Strategie Plan for Resistencia?

Arc ail the alternatives ownership-oriented? The study also confuses demand with tenure

preference. Implying that everybody in informai setllements is a home owner, it fails to

distinguish the atlainable desire ofownership from the actual need of being tenants that

sorne poor households may have.

On the demand side, although preferred, home-ownership is not always possible. First,

home-ownership has its priee. For sorne low-ineome households it is simply

unalTordable, while "for others it is a serious diversion of their limited resources from

other perhaps more productive investments"(de Wandeler et al. op. cit., 115). Second,

home-ownership reduces mobility. Poor households in search ofajob need to follow the

increasingly scaree ineome sources. ln this regard, not-owned accommodation may also

favor residential mobility allowing tenants to move more freely in their job hunt. Finally,

2
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INTRODUCTION

home-ownership is not a priorit)' for many. Having other expectations in lili:. Illr slllnc

people ownership is simply part of a distant dream.

On the supply side. arguments for the occurrence of rentai housing are simpk. but strong.

Letting out unused space is thc casiest way to ensure extra income Illr nccdy households.

It is also a way of financing for those already in the process of building thcir homes. Of

course, rentais in informai environments may also constitute an open door to speculators.

Investing in marginal land that in live or ten years may get fully serviced. can make an

attractive business for opportunists.

The evidence that housing sub-markets in the harrios of Resistencia are not weil studicd.

and the conviction that owncrship is not always possible, at least in sorne stages of

household's life cycle, support the undertaking ofthis research.

1.2 Researcll qllestiol/s

Rentai sub-markets in Argentina are not considered to have an importunt share of the

housing stock. There is enoLlgh indication, however, that squatter settlements provide

many more alternatives than mere ownership through self-help. Bascd on the ussumption

that informai settlements foster a range of non-ownership sub-markets that caters to some

segments of urban poor, this study explores the following:

-What are the alternatives to IlOme-ownership avai/ahle in infimnal.~eltiemellls in

Resistencia; what kind ofaccommodationthey provide? Who are the tenants, who the

landlords, and what is na/lire oftheir relation? What are the mohility palterns (![

households among dijferenttenure options? What is the /"Ole o/non-ownership

alternatives; are they mere formol' of.\peculation or rather ways to sltpportlulIIseholds in

need?

1.3 Glossary ofterms

Informai settlements: "Spontaneous, unplanned or unregulated sub-markets, which

commonly attract the generallabel of self-help housing, siums, or squatters" (Payne

1988,1).

3
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INTRODUCTION

Rentai housin/(: Not owned accommod,ltion paid on a regular basis in cash or in kind .

The term applies to a wide variety of options such as: a bed in a room, a room, a housc, a

plot, and so on.

Shared housin/(: Nol owned but rent-free accommodation.

Housin/( suh-markels: Housing supply options that contribute to the urban housing

market.

Owners: Households possessing any kind of tenure rights.

Owner-Iandlords: Owners lelling out accommodation and receiving in turn a retribution

in cash or in kind.

Owner-shurer: Owners sh,lring part of their houses \Vith relatives or kin.

Tenun!: Household living in non-owned accommodation.

Renter: Person paying a rent for accommodation.

Shurcr: Person sharing accommodation.

J.4 Goals alld objectives

1.4.1 Gouts:

• To document alternatives to home-ownership in informai settlements.

• To highlight the importuncc of a diversified housing market.

• To evaluate the contribution of rentai und shared housing as sub-markets.

1.4.2 Objectives:

• To unalyze the vurious forms of rentul and shured housing.

• To identify sputiul typologies.

• To unulyze fuctors influencing the demund und supply of rentai and shared housing.

• To identify hOllsehold mobility patterns.
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1.5 Met/IOda/ogy

Two different but cOlllplclllcntary (lppro(lchcs wcrc thc Illcthodologic(li hasis of this

research: (1) Review of prilll(lry (lnd sccondary sourccs; h) Pct(lilcd lïcld study of sclcctcd

settlements.

1.5.1 Review of prim:lry and secondary sources:

Covering c(lses in Latin Americ(I. Afric(I (lnd Asi(l. thc lïrst part of this rcsc(lrch rcvicwcd

liternture on housing sub-Ill(lrkets with spcci(ll (lltcntion to rcnt(ll (lnd sharcd options. Thc

second p(lrt eX(llllined (1 survey of 62 low-incomc seltlclllcnts 1 in Grc(ltcr Resislenci(l

(ClET 1989, 1991), (lnd an(llyzed the dmft report for the so c(lllcd "Municip(ll Str(ltegie

PI(In" (MR 1994). Both studies provided rel(ltivcly up-to-d(lte inform(ltion (lbout the

housing situ(ltion in low-incollle neighborhoods (lt city-wide se(llc.

1.5.2 Field study.

Based on the previous review thrce seltlcments2 werc selected (lecording 10 the following

criteria:

• Settlements in different locations: one in the periphery, one in eentml, (lnd one in

intermediate location.

• Settlements with the highest rates of rentai (lnd 'other situ(ltions' housing (lccording 10

municipal estimations.

• Settlements with a size adequate to conduet surveys (lnd inlerviews in one month for a

team of three persons.

The second part of the Iiterature review provided general indicators al neighborhood level

such as, stage of consolidation, services and infrnstructure, health and education,

employment situation, and degree of social organiz(ltion. Using existing maps and aerial

photographs, new maps were prepared identifying changes in the neighborhoods, and

marking the location of doors that give on to the streets and lanes to organize the

IMunicipal sources cstimatc the numbcr of informal/mrrios in Resistencia is nvcr 100.
'Initially the study included just two seUlemenls, bUI as a way or irnprnving thc comparative ha,e, the final
rcseareh included one seulement more.
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sarnpling of queslionnaires. A firsl walk-around in eaeh neighborhood for closer and

detailed observation included:

• Land use identification within the neighborhood (e.g., l'ully residential, rnixed wilh

non rcsidential, cIe.).

• Qualily of dwcllings and building malerials.

• Rcsidcntial density.

• Location of public faeililies and residential cleanness.

• Location with referenee to main roads and other landmarks.

• Rcnlal cvidcnec (i.e., more than one door per house, renIai ads, etc.)

After this general assessmenl, a door 10 door interview was hcld eovering issues such as:

• form of housing tenure (owner, renter, sharer, sqmltler, etc.)

• previous form of tcnurc

• profile of tenants and owners

• nllmber of mcmbers of the hOllsehold

• employment situation

• distance to work

• ycars in the neighborhood

• opinion about the neighborhDod and cllrrent housing situation

• estimation of ineomc.

1.5.3 Scope and limitations

This paper coneerns allthose housing options that constitute alternatives to the traditional

owner-oceupied hOllsing. The selection criteria of samples and case studies aimed mainly

to detect cases of rentai and shared housing. Yct, as none of these options can he

explained in isolation, the study included also some ownership alternatives. As a result,
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the survey remained comprehcnsive enough 10 provide a reasonahle cross section ,,l' lhe

housing conditions in each neighhorhood. Duc to the limited sample sile. however. most

of the data presented in this paper should he considered with e'llItion. Tahles and eharts

have the aim of easing the interpretation of Ihe cumulus of qualitative data. rather than

pursuing statistical accuracy. Similar purpose has any average or perccntage used

throughout the analysis.

1.6 Orgallizatioll

This thesis comprises eight sections organized as follows:

Chapter 2 reviews Iileralure on informai suh-markets. Covcring n"llal. shared and land

sub-markets, it discusses some of the processes by which the pOOf access shelter in the

developing world. Chapter 3 provides a background on Resistencia and introduces the

outcome of the field study. Chapter 4 analyzes the demand for rentaI and shared housing.

Chapter 5 depicts the alternatives to ownership. Chapter 6 cenlers on Ihe question of who

supplYrentai and shared options in informai environments. Chaptcr 7 analY/.es the wider

implications of rentai and shared housing. Comparing options in both ownership and non

ownership sub-markets, it traces patterns of household mobility among different tenure

forms. Finally, Chapter 8 assessing the role of rentai and shared alternatives, summarizes

the main findings of the study.
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2. INFORMAL HOUSING MARKETS: a Review

[n the last deeades the problem of the so-called informai settlements in developing

eountries has been researched, diseusseJ and addressed in a variety of ways. Approaches

have ranged l'rom 'clearance and redevelopment' in the '50s and '60s, to sites-and

services and upgrading in the '70s and 'SOs. [nvolving seholars, governmenls and

international agencies, the debate has passed through different stages: the 'marginality

consensus', the 'sium of hope' phase, the 'progressive consolidation' period, and finally,

as Gilbert puts it, "we arc arguably now in the in the evils of commercialization

phase"(Gilbert 1991,8).

This ehapter revie\Vs the nminstream of lilerature coneerning informai housing markets in

developing countries. First, it foeuses on the concept of housing markets and its different

lines of segmentation. Then, it goes on to explore the role of informai settlements as part

of the market forces covering literature on land, rentai and shared sub-markets. Finally,

providing clu~s on the funetioning of non-ownership alternatives, it discusses the

phenomena of commodification in informai settlements, particularly rentaI forms,

reviewing policies and approaehes.

2. J Dejillillg hOIlSillg markets

Several factors restrain the definition of housing sub-markets in developing countries.

First, the rapid urban growth rate combined with politieal instability that originate

eontinuously changing scenarios. Second, the informaI nature of most housing processes

that impedes the availability of consistent data. Third, and most important, the social,

economic, cultural, and gcographical contexts inherentto each urban center that result in

completely differentmarket configurations.

Orthodox markettheory states thatthe range of options available in the housing market

(or supply) enable consumers (or demand) to exercise, at\east in theory, their 'residentia\

choice.' When the 'consumers' are the poorest groups, these ehoices are usually Iimited to

the informai portion of the market. In this context, it is a frequent over simplification to

rcduce the marketto the two-fold division, formaI-informai, considering the informai
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sector as a 'tcmporary dysfunction caused hy rapid growlh and imhalanees in the

distribution of resourccs and income' (Gilhert and Ward 1%2, HI), Rakodi crilicizes sueh

dualistic analysis stating that "it eonccals the segmellled nature of the housing supply"

(Rakodi 1992.44).

Literature segments housing markets according 10 different indieatnrs. Lim ( 19H7. 179)

considers legal aspects such as: 'Iegality of land oeeupancy. Iegality of lhe physical

characterislics, and type of occupancy.· Stryuk ( 1990. 49). analyzing the Indonesian

market. considers fonn of production. quality. fonn of lenure. and seeurily of oeeupaney.

Sorne other frequent lines of characterizalion include: localion, size. l'ost. site. qualily of

services. and so forth (Environmenl and Urhanization 19H9. 2).

According to Van Lierop (1989.122). the term housing market design:ltes'a conceptual

framework within which oceur a variety of interrelated and mUlually inlluenced

processes.· Each of lhese processes. or sub-markets. has its own operating procedures, its

own standards. and its own costs. [n informai settings. mosl suh-markets coexist side hy

side in spatial enlities such as neighborhoods. blocks or l'ven individual dwellings. and

'luite often they overlap eaeh other. But sub-markets arc not necessarily geographically

contiguous entities. on the contrary. most times they extend their limils over

neighborhoods in different locations. Thus. any successful modcling of housing sub

markets has to consider necessarily the maze of illlerrelated sub-markets. and the hroader

social-economic context in which they operate (Rothenberg 1991,65; World Bank 1993.

20).

2.2 fI/formai settlemel/ts viewed as sub-markeis

Possibly because of disillusion with, and the need of alternatives to sclf-help and sites

and-services. a new approach emerged in the '80s: low income settlements viewed as

infonnal sub-markets. The so called 'crisis of self help' brought about the faetthat

infonnal housing through self help does not have just a use value. as argued hy Turner

(1976; 1982). but a potential market value as attested by Burgess. Once consolidated with

security of tenure and basic infrastructure, self-help housing looses its pure use value and

becomes a commodity that can be rented or sold (Burgess 1982, 61). According to this

9



•

•

INFORMAL HOUSING MARKETS: a Review

ncw sct up inlhc discussion. studics in diffcrent p~lIts of the world begun to report the

cxistcncc of well-cstahlishcd housing sub-markets. evcn in lhe poorest settlements (Sudra

l ')X 1; Hart Dcnckc ct al. l')X2; Martin 1')82).

Majority of thc contributions in the field of informai sub-markets deal with case studies in

scvcral parts of the world. Some major cilies such as Bogota (Edwards 1982). Mexico

(Gilhcrt l')X'); 1')')3; Gilhert cl al. 1991; Ward 1982). Ahmedabad (Mehta ct al. 1989;

Whadva l')X9h). Karachi (Van der Linden ct al. 1983). Nairobi (Amis 1984; 1988) or

Bangkok (Mareussen 1990. Sheng 1992) have heen analyzed exhaustively. However. the

coveragc is stillundcvcloped in terIns of regional and intermediate city studies (Payne

1988.8).

Three main areas of coverage interest this researeh; rentai. shared and land sub-markets.

2.2.1 Rentai Sub-markets

There was praetically no research on rentai housing in developing eountries before the

80·s. Some carly reports on the phenomenon appear in the context of discussions over

squatter settlements and self-hclp as universal solution. For example. in his influential

critic on self-help. Wurd observes u process of subdivision of cheup tenements in the

older co/rJl/Îl/S p0l'l/ll/res in Mexico city: .....this subdivision is either speculative in nuture

or is u mechunism whereby poorer. would-be self-hclp builders arc able (by subletting) to

muintuin. und perhups improvc. their holdings" (1982. 205). There are reports of large

informaI rentul sub-nlUrkets ulso in El Salvador und Zumbiu. Hart Deneke und Silva

(1982. 238) stute thut "ncurly two thirds of the population hus hud access to housing

through u situution involving u lundlord-tenunt relutionship.'· Similarly in Lusaka. Martin

(1982. 271) points out thut rentul uccommodution 'became very popular in squatter

settlemcnts constituting the most common altemutive umong poor households.'

ln thc lust len ycurs. studies on rentaI housing have experienced a remarkable expansion.

The following discussion eovers issues sueh us. the vuriety of rentais forms in informaI

environments. their role us income genemtors. the nature of the demand and supply. and

the lundlord-tenunt relution.
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l'arie/.,· of n'lITal oplio'/,\'

The nature anù characlcristics of rentai sub-markets vary from coulllry 10 coulllry. In

Mexico. Gilbert recognizes 111'0 basic types of rentai housing: the formai or controlled

market. thal comprises both privale and public seclor accommodations. and the informai

or uncontrolleù sub-market that includes renIai forms in siums and squatters in the

consoliùateù self-help periphery (Gilbert l'NI. XX). In the case of Ahmedabad. Wadhva

(1989a. 18) iùentifies a third segment. the semi-eolllmlled market. that neither falls into

the regulation of Ihe Rent Control Act. nor in the open uneolllrolled market.

Rentai sub-markets proviùe a variety of ehoices for low income groups. For instance in

Colombia. Eùwarùs (1982. 138) mentions two major sub-markets for pOOl' tenants: room

rentais anù apartments or uni-family house rentais. In Bangkok. Angel and Amtapunth

(1989. 173) in a stuùy mainly concerneù with the cUlllrulied market. identify five

eomponents in the low cost rentai system: concrete apartments. womlen apartments. low

cost houses. lanù subùivisions. anù room anù housing lanù rentai siums. Aise in

Bangkok. De Wanùeler et al. provide a ùeeper insight on the range uf alternatives

available in rentai sIums: "The informai sub-market incluùes accommoùation types such

as a bed. a part of a room. anù a room. which arc not available in the home-ownership

market" (De Wanùeler et. al. 1992. 16). Further expanùing the range of options, Aina

(1989.39) describes rentai arrangements in Lagos that ùo not concern even a beù. but just

a "sleeping area" in places such 'LS garages. workshops anù front yarùs.

rhe dem{///{l for remal,\'

Tenants of informaI rentai housing tenù to be young anù arc usually at the bnttom thirù

income bracket of population. These arc some of the few finùings that appear tn he

eommon ground in the Iiterature about the demanù for rentai housing. Bul what is the

nature of this demand in informai environments'! There is no ahsolute answer to this

question.

Gilbert (1983.454) iùentifies two stereotypes of the demanù for informai rentais. The

first is based on Turner's 'bridgeheader' moùel (1968): the 'upwardly mobile migrant

who chooses to rent until obtaining a secure job and then moves with his family to
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ownership in a sponlaneous seltlemenl.· The second stereotype is the 'stagnating tenant'

suggested hy Van der Linden (1983; 1986): the poor family unable to own beeause of the

unavailahility of land and "whieh rents only as an unsatisfactory alternative." While the

lïrst type of demand is frequently associated \Vith centraltenements or siums, the latter is

associated \\'i~h the self-help periphery.

Evidence from different eountries prompts that neither of these models suffiee to explain

the nature of the demand for rentai housing, and that the polarity central slums-peripheral

squatters is not always applicable. For example in La Paz, Van Lindert (1982, 147) finds

that, although renters in centraltenements respond to some of the charaeteristics of the

bridgeheader modcl, they arc far from being ownership seekers. Despite being able to

afford ownership in the periphery, most cOllvelltil/o tenants prefer renting in the ron-down

but well-Iocated tenements. On the other hand, Edwards (1982, 144) suggests that even in

the self-help periphery, some tenants "value the nexibility of renting and shy away l'rom

the responsibilities and commitments of ownership." He concedes, however, that 'for

most households renting is a secondary alternative; it is overwhelmingly a negative

response to shortages in the supply of eheap land rather than a matter of housing

preferenee'(ibid. 150).

The suppliers

Whether duc to personal decision or unavoidable need, the demand for non-ownership

alternatives is steady. But then, who caters for this demand in informai environments?

Landlordism in squatter settlements seems to vary between two extremes: the small seale

landlord renting one or two spare rooms, and the 'professional' landlord that speeulates

with the demand of eheap housing (Rakodi 1992,43). Several studies report widespread

petty landlordism, but no evidence of speculative praetice; for instance, Edwards (1982)

in Bucaramanga, Colombia, Pennant (1990) in Malawi and Aina (1989) in Lagos,

Nigeria.

Others have found a completely reverse situation. Amis reports that practically the whole

squatter sector in Nairobi constitutes a rentaI sub-market exploited by an eHte (Amis

1984, 1988; Lee Smith 1990). Turner (1987) in Poona, India. and Andreasen (1989) in

12



•

•

INFORMAL HOUSING MARKETS: Il Rovlew

Thika, Kenya, descrihe a similar l'orin of landlord opcration bascd on illcgal sium

development for ren!"', Gilhert and Varley (l'J'J 1), in Guadalajara and PlII:bhl, Mcxico,

report a mixture of hoth typcs with slight prcdominancc of small scalc landlords.

ulIld/ord-lelllllll rl'!aliol/S

The relations betwecn landlords and tcnants vary according to thc typc of rcntal opcration.

Whereas in the large-scale cxploitativc typc, owncr-Iandlords hardly havc contact with

tenants (exeept through go-betwecns and hircd land lords), in small scalc rcntals most of

them live in the same plot, or al least in thc samc ncighborhood (Edwards 191\2, 147).

When smalilandiordism predominates, landlord and tcn'lIlt have similar social-ccllnomic

background and a quite cordial relationship. Thc illegal charactcr of thc transaction kccps

owners away from any kind of 'marketing,' instcad, thcy prefer tll 'Idvertise through word

of mouth, and they orten let out to kin and friends. Neither land lord nllr tenant is aware of

the law and very rarely they sign contracts (Gilhert 1'J93, 52; Edwards 19l\2, 147).

Marcussen (1990) in Jakarta, Sheng (1992) in Bangkok, and Gilhert in Mexico arrive to a

similar conclusion: 'in consolidated self-hclp settlements, the socioeconomic

characteristics of landlords arc rather similar to lhose of their tenants' (Gilbert 1991,91;

1993, 93). Datta (1995) in Gal-Jrone, Botswana, Iïnds that women outnumher men as

landlords. In a gender oriented discussion she argues that Icmale landlords tend to have

better relationship with their tenants than male landlords. But even though landlords and

tenants may share similar characteristics, this does not mean necc,sarily Ihal their

relationship is benevolenl. For example, Amis and Lloyd (1990,25) atteslthal poor

landlords have less Iïnance for investment and arc frequently totally dependent on

tenants' rents. Therefore, they can be as hard or harder than arnuentlandlords.

Relltals as source of illcome

Room letting orten contributes to supplemer.t incomes of poor households. In Bangkok,

low eost rentais in informai subdivisions have helped slums-dwellers to move outto

JOnc of the initial assumptions of this thesis was that in Resistencia the type of relation thal predominates is
c10ser 10 the 'peuy landlord' type with the owner residing in the same place with the tenant, rather than the
'professional' exploitative type.
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hcllcr housing (Angcl ct al. !<JX<J). In Karachi. J. Van der Harst (1982) exposes a similar

phcnomcnon: room lelling in informai suhdivisions has helped dwellers to finance the

improvcment and enlargement of their houses.

Indccd. informai reniais seem to play a lïnancial role for some low-ineome home-owners.

Mosi evidence l'rom Latin America suggesls that rentais arc a way to generate extra

income. ralher than a way to make profits. Edwards (1982. 147) in Bucaramanga.

Colomhia. lïnds that for <J{) percent of Jandlords rent 10 supplement low ineomes. Similar

lïndings. hut in lesser degree. reports Gilbert in Mexico. Chi le. and Venezuela (Gilbert

and Varley 1<J<J 1; Gilbert. 1993).

ln JakaWI. researeh hy Marcussen shows an inereasing trend in number and variety of

rentai options in peripheral kall/l'lIng.\'. As in Karachi. room letting plays a supporting role

for most households and frequently it contributes to finance house extensions. Quite

often. these rentai forms devcJop in small-entrepreneurship combining room letting,

shops, small home-based industries and sub-division and sale of plots. Although its c1ear

commercial bias, "the system may be charaeterized as subsistence renl farming. and is in

this sense an aspect of the household eeonomy" (Mareussen 1990, 164).

2.2.2 Shared Sub·markel~

Shared housing is a topie sparsely eovered in the Iilerature on housing in developing

countries. In fact, very few studies deal with shared housing, evcn less eonsidering it a

sub-market. At the most. it appears in ehapters of books or articles in periodicals

aceompanying the debate on rentaI housing.

Perlmps one of the reasons of this negleet is that shared variations are often mixed and

hard to dislinguish l'rom rentaI options (Sudra 1981; Gilbert and Varley 1991; Gilbert

1993). Tomasz SlIdra (1981; 1982) in Mexico. reports the presence of "renters who pay

no rents." ln the ciut/tIl/es l'ert/idl/s, he identilïes three types of zero-rent renters:

arrill/cu/os, cuit/cu/ores, and employer-provided-housing dwellers. Rent-free arrangements

in which payments arc 'in kind' arc certainly somewhere in-between sharing and renting.

A frcqllent response to this dichotomy is to define the rental-shared sllb-market as a range
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of shades bet\\'een the t\\'o extren;~s (Aina l'lN9. ~O: :\hmad 19N9. 50). For c'xampk' in

Bangkok. De Wande\<:r and I\.hanaiklang suodivide the nOIH'\\'nership orknled suo-market

into seve1111 'sub-categorks of renta\. rent- free. and shared options' (1992. 117).

As most renters. sharers are at an early slage in thdr lil<: cycl<:. \\'hen Ikxioility counts most.

Citing I-Ianler (1981). Gilbert conjectures the main reasons tl'r sharing: 'unddÎned

preferences r<:\ated to employment and residentialloeation. r<:\ative inexperknc<: of the

functioning of the housing market. and limited resourees that make it ditlicult to acquire

assets' (Gilbert 1983.462).

Considering thatthere is no monetary tl11nsaelion. some may dissent with the inclusion of

shared housing as a sub-markel. I-Io\\'ever. if one reeognizes Ihe strong ties het\\'een rentai

and shared options. and the way they intluence eaeh other intel11eting with other segments

of the market. tllere is no doubt shared housing perfornls as a suh-nmrket
4

• Although

analyzed separatcly for c1earer conceptualization. rentai and shared suh-nmrkets eonll>nll a

duo that caters the demand for non-ownership alternatives tllr the lower stram of population.

2.2.3 Land sub-markets

Aware of the intluence of the availability orIand in inllll111al housing. many researchers

prompted greater attention to the processes by which the majority of pour people presently

obtain their housing and the land markets of which they are a dynanlic part. In this rescarch

angle, the literature eovers dilTerent issues. In a comprehensive review of land suh-markets,

Payne summarizes the following: the main types orIand and housing sub-markets in tel111s

of entry costs and perccived tenure security; the sociopolitical context in which suh-markets

operate and their changes over time; the socio-economic groups served by inl(ll111alland

subdivisions; and case studies of particular land subdivisions (Payne 1988. 5).

'An example orthe interaction amid shared and olher sub-markets is Santiago de Chile, where in the carly
eighlies the military regime imposed severe restrictions 10 informai developments. As a resuh ofthese
constraints in land access for the poor and the skyrocketing of rents, the shared sub-markel grew
disproportionately. (Ku'netzotT 1990, 50; Gilbert 1993,80).
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The tendency is to focus upon case studies of particular cities or even settlements, though

sorne develop a more comprehensive evaluation. For example Gilbert and Ward (1983)

stress the politieal dimension of housing and access to urban land in three South

American cities (Mexico, Bogota and Valencia) with particular attention to the role of

self-help. Applying similar methodology, but in a country wide study, Gilbert (1989)

reviews land sub-markets in urban Mexico, exposing how political pressures influence

land and housing processes.

Others concentrate on the the phenomena atthe urban scale, regarding major metropolises

or capital cities. For example in Istanbul, Yonder (1987) distinguishes severaltypologies

of land sub-markets and analyses its changes over time. Angel et al. (1987; 1989) identify

five major housing sub-markets addressed to low ineome groups in Bangkok:

government's land-and-house projeets (subsidized walk-up apartments, servieed plots and

core houses in sites-and-services projects); low-cost housing produced by the private

sector; informai land subdivisions; siums and squatter settlements; and low-cost rentaI

housing (both formai and informaI). Aiso in Bangkok, Sheng (1993) deepens in the

interrelation between these sub-:narkets, and reports the advantages of practices such as,

land sharing as an alternative to resettlement and relocation.

Environmental and economic aspects are frequently less covered than political issues.

Schoorl, Van der Linden and Sheng (1983) coyer in detail environmental and dwelling

issues, as weil as the functioning of informai sub-markets in the bastis of Karachi.

Blaessers (1981), in Medellin and Bogota, relates costs and levels of affordability, and

describes layouts of plots and design of buildings in different degrees of consolidation.

Mehta and Mehta (1989) examine the role of demand and supply in land and housing sub

markets and the effects of rent controls in the context of metropolitan Ahmedabad.

Most literature agrees on the crucial role of informai land sub-markets in the supply of

ownership alternatives for the poor. But increasing evidence shows that land sub-markets

do not only influence ownership options. They also exert a determinant influence in the

development of non-ownership alternatives such as rentai and shared housing. For

example, easy access to land in the form of squatter settlements or informai subdivisions
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can hinder the expansion of rentai housing by keeping rents low (World Bank 1992,96).

Conversely, eonstraints in the supply of cheap land can derive in higher rents and

oversized rentaI or shared sub-markets. The case of Bucaramanga, Colombia, exemplitïes

how the viability of rentai housing depends greatly on the sllpply of land~. About 1970,

the plateau over the city had grown was almost entirely covered by residentia1

developments and the outburst of invasions and pirate settlements. By 1973, the

proportion of renters in the city Imd risen to 52.5 percent, and to 54.5 percent in 1979

(Edwards 1982, 136).

2.3 Dell/alld alld c1lOice oflemlTe

When households search a place to live comparing accommodation in different sub

markets, they are generating demand for a certain type of housing. Demand for housing is

largely based on need. Often stated as synonyms, demand means need. But it also implies

affordability and the willingness to acquire a product or service. In these terrns, the

demand for hOllsing can be viewed as a choice of tenure. The choice, in the formai

market, is uSllally posed between owning or renting a house or apartment (Wadhva 1988,

1989b). In informai sllb-markets the options include: home ownership throllgh squatter or

iIIega1 subdivisions, or rentais such as a bed, a room, a house or a piece of land (Gilbert

1983, DeWandeleret al. 1992).

Among the factors influencing housing preferences, location and affordability arc the

most influentia1 (Wadhva 1988, 1989b). Mehta and Mehta relate housing preferences to

the stage in Iife cycle of households, and distinguish a set of three determinants or

regions: socio-demographic and economic characteristics, the level of affordability, and

the perception of housing opportunities and prices. At an carly stage in life cycle,

households base their preferences on their housing background and their primary housing

needs. In the second phase, their preference is influenced mostly by the perception of

affordability and the awareness of housing opportunities in the market. Finally, the third

'Another example is Seoul, South Korea, in which a severe goveroment policy regarding the development
of informai settlements forced over 60 pereenl of the population to live in renled housing. (Hardoy ct al.
1989,88)
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stage comprises a proeess of housing adjustment driven by changes in aspirations and

mismatches between housing type and need (Mehta and Mehta 1989, 131).

ln informai sub-markets the 'consumers' arc the poorest of the poor. In such

circumstanees, tenure choice is often reduced to rent-free and sharing arrangements, as

has been discussed above. Coulomb raises doubts about if such a choice even exists:

"...the issue is whether the majority of renters arc forced into rentai accommodation

because therc is no alternative open to them" (Coulomb 1989,47). In the same line,

Edwards (1990, 257) asserts that housing choice is a positive funetion of ineome. Those

with the lower incomes face the smaller range of alternatives. However, he recognizes

that there is no direct correlation between tenure and social c1ass, nor even between

tenure choice and ineome groups. "Families earning the same level of income, ehoose

different types of housing, and others with very different incomes, choose the same form

of tenure" (Edwards 1982, 150).

2.4 The commercializatioll ofillformal IlOl/sillg

Comprehensive studies reveal sorne major changes that have been taking place, of whieh

the eommercialization of previously community based initiatives are perhaps the most

significant. Ward (1982), and Skinner and Rodell (1983) remark how commercial

pressures have intensified eonsiderably, ehanging the nature of informaI proeesses. Amis

and Lloyd (1990) report the overwhelming expansion of the eommercialization

phenomenon in Afriea. In a later study, Kosta Mathey (1992) retakes the discussion over

self-help (Ward 1982), and through case studies in different continents confirms the

increase of ccmmercial praetices in informaI settlements.

2.4.1 Commodification

Labeled 'commodification' by Mehta and Mehta, this tendency of commercial penetration

into informai settlements is widely reported in the Iiterature (Payne 1988,33). Various

studies have observed and documented the proeess of consolidation that turns the former

informai housing into a commodity. Ramirez et al. suggest that with inereased seeurity of

tenure and improvemenls over time, housing beeomes marketable. They indieate that the

18



•

•

INFORMAL HOUSING MARKETS: 0 Revlew

whole process of housing production in informai settlements is. at the same time. :\ slow

process of housing commoditïcation (1992. 95. 102). But commercialization occurs not

only in consolidated settlements. For instance. Pasternak T:lschner (1992. 150) registers

'land and hut' sub-markets in Sao Paulo, Brazil. even during invasions. More complex

sub-markets such as rentais, seem to require at least some degree of consolidation

(Edwards 1982. 145).

2.4.2 RentaIs, good or evil?

Opinions about commercialization in the context of self help housing. particularly rentai

practices, arc at the least controversial. Some daim that rentais lower the housing

standards of the poor opening the door to speculators (Murcus 1992; Burgess 1982,

1992). Others consider the phenomenon more cautiously, arguing that, although it can

bring the 'degenerations' of the market forces, n:unely speculation, cost increase,

gentrification, it can also benetït a considerable number of families (Ramirez ct al. 1992;

Pasternak Taschner 1992). A third position recognizes its inevitability, and argues openly

in favor of rentai housing (Edwards 1990; Mehta and Mehta 1990). Gilbert, for example,

advocates: "To ignore rentai housing, given that up to hall' of the population is living in

such accommodation, is simply irresponsible. Renting has to be recognized as both a

respectable and a necessary housing option" (1993, 158).

2.4.3 Diversilied markets and policy

'Diversity of the supply is the key for a successful housing sector,' states the World Bank

in a recent document (1992, 15). This affirmation marks a departure l'rom the traditional

Bank approach regarding informai settlements, centered mainly on ownership-oriented

options such as, upgrading and sites and services. Il also implies the tacit recognition of

informai rentaI sub-markets as a component of the overall housing market. Nevertheless,

the consideration of these sub-markets in housing policies is still at very early stages in

most developing countries. In the context of comparative research in Mexico, Santiago de

Chile, and Caracas, Alan Gilbert asserts:

At present few Latin American governments seek balance in their housing
policies and most consistently favor a single-faceted housing solution. They
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encourage owner-occupation, sacrificing other forms of housing tenure in the
altar of the favored option. The effect is to narrow the range of housing
alternatives, which leads inevitably to a decline in the living standards of the
poor (1993, 160).

ln the same stream of thinking, other reccnt works stress the importance of a diversified

housing sub-market. Rakodi (1992,50) in a comprehensive review of housing sub

markets, remarks that housing policies must be addressed eoncurrently to ail different

sub-markets, and should not consider any segment in isolation. In particular, she

considers rentai sub-markets "a neglected segment of the market." Similarly, Hansen ct

al. advoeate for the diversification of housing alternatives, shifting the scope to rentai

housing:

Beeause home-ownership is beeoming more difficult and renting is likely to
become '.he predominant form of housing in most Third World cities, housing
policy might weil foeus more in promoting rentai markets. Efforts should be
made to stimulate the production of rentai housing, including both informai
housing, sueh as the rentai of rooms in a small house, and more formaI rentaI
units, sueh as apartments (1988, 316).

2.5 COllclllsioll

Research on housing sub-markets in developing eountries has inereased considerably in

the last fifteen years, marking a shift in the approach "from studies of homelessness, to

studies of 10dging"(Peattie 1994, 140). The consideration of informai housing as sub

markets has lead to a better understanding of the proeesses by whieh the poor access land

and shelter in the developing world. Land and housing have been studied and described in

large metropolitan agglomerations, particularly in sorne Latin-American and African

countries. Yct, the nature of sub-markets in smaller urban entities still deserves research

attention.

Although sorne times it may develop in a form of large-scale 'capitalist exploitation,'

there is consistent evidence that rentai sub-markets in poor eommunities may play a role

that goes beyond mere speculation. On one hand they cater the poorest segments of

society inereasing the range of choices for those who eannot afford the priee of

ownership, and for those who in search of bctter opportunities needs mobility rather than

stability. On the other hand rentais have a supportive role for poor households
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contributing to income generatioll and evell financing housing. In addition. rentaI suh

markets may play a crucial role hoosting Illicro-scalc cconolllY at neighhorhomllcvel.

Shared sub-Illarkets complete the spcctnllll of non-owncrship altcrnativcs for poor

families. Despite wide-spread cvidence of the phcnolllcnon. it is rClllark:\hlc thc lilllitcd

covcrage literature has dcvoted to this issue. Conversely. the inlluential role of land sub

markets and its dynamies of eommereialization have heen a frcquent subject of analysis in

recent years.

The diversity of the supply of informaI rentaI housing is c1ear evidenee thatno singlc

solution can cater the needs of the urban poor. It is only through betler understanding of

these options. that more effective responses can be forwarded to illlprove the living

conditions of a significant portion of urban population. Illnext sections. non-owncrship

alternatives shaH be discussed in the context of housing sub"lllarkcts in Resistencia.
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3. THE FIELD STUDY

This chaptcr prcscnts the outcome of the main field research of this work. Examining

sorne of its main characteristics, the first part gives a general background of the city. Il

also provides an insight on the rentai market drawing in existing Iiterature. The second

part introduces the outcome of the study, analyzing housing and socio-economic variables

in three low-income !JarrÎo.\· in Resistencia.

3.1 Backgroulld

Resistencia is the capital of the province of Chaco in Northeast Argentina. Four

municipalities constitutes the Greater Resistencia: Resistencia, Barranqueras, Puerto

Vilelas and Fontana. In 1993, the metropolitan area had a population of 300,766

inhahitantsC> distributed in an area of 55 km2.

Since its founding in 1878, the city has experienced rapid growth. Boosted by migration

from the interior of the province, in the last decade the expansion was about 10,000

inhabitants per year7
• One of the causes, apart from natural growth, was the decline of

agriculture based economic model that boosted the provincial economy during the '50s.

The productive capacity of the city, however, has proven inadequate to integrate

successfully the newcomers. As a result, the city has developed into a fragmented urban

tissue accommodating ncw migrants mostly in squatter settlements and informaI

subdivisions.

3.1.1 Socioeconomic profile

Resistencia concentrates most economic activities in the service sector. With a very poor

industrial base, majority of the population works either in the public administration (both

municipal and provincial), or in commercial intermediate activities. In 1993, 17.69 % of

the work force was unemployed or sub-employed8
, and the economic active population

'Projeclion drawn rrom 1991 censos (MR 1994.)
'The growlh rate or the city in thrce inler-eensus periods was by rar the most rapid in the province. In the
penad 1960nO Ihe growlh mie ror Resistencia was 30.19 %, in 1970/80 47.73 %, and in 1980-91 29.55 %.
Such mte will prohably double its population in less than 10 years.
• Between March and Octobcr. the unemployment rate in Ihe city rose rrom 15.90 to 17.69 %, that is 1.7 %
in only eighl months (DEC 1993. 1).
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accounted for 34 %. fromwhich 80'7" 'l'as malc .md 20% female (DEC 1993. 1J. From

thattime on. the situation is likdy to have worsened according to the gcneml social and

economic situation of the country. In this context the most alTectcd is the low ineome

population. According ta a study on poverty. 30% of the population has unsatislïed b'lsie

needs, which mcans that almost onc third of thc population lives bdow the poverty linc

(Norte 1993,18).

3.1.2 Floods, a distinctive feature

Nineteen-t'!ghty-three was a year that marked profoundly the collective .:onsciousness of

the city. Particularly the poorest segments, that suffered 'in the nesh' thc consequences of

the peak nood of the Parana river. The water level rose three meters above normal

displacing more than 50,000 low-income households from their homes (Dosa 1984,23).

The rest of the city, protected by provisional dikes, hardly numaged ta avoid the water".

The provincial government responded relocating the ÎI//Illdados in temporary shelters, and

allempted ta resell1e them in safe locations.

However, the government never aehieve(; its objective of clearing low-Iaying areas. Most

resettlement programs failed even before starting, either for lack of resources, or simply

because families preferred to return ta the old houses. Five years later, many 'temporary'

lodgings, namely warehouses and sheds. were still full of Îl/IlIldados waiting for the

promised solution. The conditions in the sheds were even worstthan living in the marshy

villas. with the constant menace of nooding.

After the water withdrew, two were the immediate results in the housing market. On one

hand, the land prices of the affected areas decreased markedly. On the olher hand, priees

of safe heavens rose disproportionately. On the long run the government started the so

called 'Definitive Plan Against Flood.' ln 1994, with World Bank financing, almost50%

of the new dikes were completed. Once this project is finished the land market is likely to

be affected once more. How the change in status of former nood-prone lands will affect

low income settlements? No one can predict, but for sure land prices will risc and

9Fifty percent of the of the urbanized area, and 70 percent of the populalion were direelly nr indireetly
affeeled by lhe nood (Hardoy Cl al. 1992, 91 J.
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ownership through illegal subdivisions or squatting will be even more difficultto achieve

for the urban poor. [n this scenario rentai and shared sub-markets in low income

settlements are likely to grow" l
•

The Oooding brought also a significant change from the social point of view in low

income settlements. The so called comisiolles vecillaies were organized to cope with the

emergency. After the flood, these neighborhood commissions became the motor for

consolidation and development in sorne settlements. Unfortunately, most of them also

became mere instruments of c1ientelistic trade between neighborhood leaders and

politicians.

3.1.3 Housing de[ivery

Three basic ways to deliver low-income housing in Resistencia arc: the public housing

delivery, the formai private sector, and the informai or uncontrolled delivery system. The

!irst two constitutes the formai or controllcd market. The provision of low-income

housing within the formai or controlled market, mainly relies on the public housing

system. The private formaI scctor practically makes Iittle or no contribution to the supply

of low-income housing. The informaI housing system provides the majority of low

income housing in the city, either in the form of squatter settlements, or iIlegal

subdivisions.

3.1.4 Low-ineome settlements

The spatial consequence of the socioeconomic context described above is the

establishment of the 'hidden' city placed wherever there is a piece of remaining land

(ClET 1989). Lacking essential services and basic urban amenities, the network of

settlements sprawls ail over the urban area. Part of the explanation of this phenomenon is

undoubtedly the persisting socioeconomic deterioration of the city, according to the

situlllicn in province, and in the country as a whole. Another important factor is the

particular constitution of the city yielded upon a system of rivers and lagoons that

10 11le raie uf the supply of land in informai sub·markets is diseussed in Chapter 7.
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provided the urban poor cheap land access through sqllatting or informai sull-divisions

(Coccato 1990).

Access 10 lalld

The most common fonn of access to land is throllgh occupation of V'lcant state land. Fifty

percent occurs on municipal land, 15 percent on provincial, and thc rcmaining 35 percent

on national or private land. Majority of settlements takes place on river .md lagoon hanks,

and along unused railway tracks. Squatting on private land is infrequent, although. "in last

months, it has increased significantly" (MR 1994, 45). The causes of most invasions

according to municipal sources arc: natural population growth; migration l'rom the

interior of the province and from neighboring countries; legal evictions; evacuation l'rom

vulnerable lands; and evictions to open roads and lay infrastructure (ibid., 46).

Whether on public or private land. there arc two possibilities of land 'lccess for the urhan

poor: occupation with allowance l'rom the owner. or simple invasion or squatting. In thc

last decade, however, a third option has appeared: the purchase of plots in informai

subdivisions or former squatter settlement in proccss of legalization. A frequent practice

in the informai land market involves the selling or acquisition of unfinished structurcs

that can even be found widely advertised in local newspapers Il.

Social orgclIliZlllioll alld slllge ofcOllsolidatioll.

According to ClET (1989, 28) in a study of 64 low-income settlements, 22% arc in

extremely precarious stage of evolution, 51 % in stage of consolidation, and 26 % in a

phase of integration to the urban fabric. This study found a direct correlation betv.'''f'I

degree of social organization and stage of consolidation. Barrios with high levels of

organization have aehieved the most basic services and arc in process of consolidation.

The most common types of social groups promoting the provision of services and

improvements in the neighborhoods are: comisiolles vecillales, pro-comisiolles, religious

entities, and political parties (ibid., 37).

Il Sec 7.1.2.
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3.1.5 Rentai housing in Resistencia

The draft of the municipal 'Strategic Plan' considers thatthe share of the rentai sector in

Resistencia is Il % (MR 1994, 30). This figure is not at ail impressive if one compares it

with rates of rentai housing in other Latin American cities. For instance, in Colombia

Bucaramanga has 44.0 percent, and Manizales has 51.5 percent (Edwards 1982,130). In

Mexico. Guadalajara has 48.0 and Puebla has 52.0 percent (Gilbert 1995. 92). Although

the Municipal study does not explain the criteria followed in data collection, clearly the

rentai sub-market it identifies. include mainly formaI options. The rates of rentai housing

show a direct correlation with the degree of 'urbanization' of the neighborhoods. In the

Central district. the perccntage rises up to 34%. while in peripheral informai settlements it

sticks to 0 %. The majority of low income areas in this study appear to have percentages

around 0%. Notwithstanding, sorne informai settlements have significant rentaI rates. For

example Villa Alta a seulement that is 20 years old, has 19% of rentaI housing. Gthers

such as Villa Ercilia, and Villa Dénovan. have 15% and 13% respectively (Ibid.• 34).
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Fll\Ure 3·1 : Rentai hOl1!llng and lrregular land tenure by nelghbarhoods (source: MR 1994)

This thesis argues that the rentai market in Resistencia is more important than what

Municipal studies imply. if one looks at the informai sub- markets. Squatter settlements

and informai subdivisions have traditionally been considered as the first lodging for new

rural migrants settling in an urban center (Urquidi 1988, 347). In a context of great
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uncertainty and insecurity. rentaI and shared options arc the most fre4uent a1tematives

(Sudra 1981.1982). Since this angle. it appears strange that in the Municipal sludy some

squatter areas have 0 % of rentaI housing. This research assumes that an important

portion of the 'other situations' sector include several non-ownership options that should

be considered at the time of measuring the incidence of rentaI housing in the city.

3.2 Case studies

So far. stated the background of Resistencia and its housing situation. let us introducc the

field work of this research. Done in tluee weeks in June 1995. it studicd thrcc bllrrios of

informai origin: La Isla. Villa Itati. and Villa Ercilia. Despitc their obvious differenccs in

3VlLLAI':;
~
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•
Figure 3-2 : Resistencia and the thr.. barrio.
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structure and location, allthree barr;o,\' started as informai developments about 30 years

ago.

3.2.2 Methodology

The selection of neighborhoods followed two main criteria: presence of rentai housing

according to a municipal study, and evidenee of rentai housing in walk-around

assessments. Other reasons for selection includcd: adequate size for a team of three

persons, location. and availability of plans and aerial photographs. The objeet of the

survey was to detect non-ownership alternatives in informai settlements, however, the

sampie included ail the speclrum of tenure forms. The main premise for sample selection

was to check those houses that had 2 or more doors giving to the street. Sorne cases were

also selected at random, and others by word of mouth (reference given by neighbors).

The final outline of the research included 51 cases: 16 in La Isla. 18 in Villa itatl and 17

in Villa Ercilia. The melhodology relied in a qualitative approach that doeumented

firsthand household interviews and dwelling surveys. Interviews consisted of open-ended

questionnaires thatlasted about 30 minutes. In sorne cases, in-depth interviews lasting

between 60 and 90 minutes were carried out recording household histories. Plots and

dwellings were registered through sketches and photographs.

3.2.3 The three barrios

Ll/ Isla

Loealed in the north quadrant of the city, three kilometers from the central square, La Isla

is a spontaneous barr;o originated by occupation of municipal land. Spread out in an area

of 23 hectares, in 1991 it had a population of 1198 inhabitants, 81 percent of which had

not completed the primary school (MR 1994,54). With a very low density, 52.08

inhabitants per hectare. La Isla still has a semi-rural charaeter. Great parts of the island

are low-Iaying marshy lands prone to flooding of the Rio Negro. Although connected to

the city by a dike that is part of the defense against food works, La Isla is outside the

protected area. The main eonneetion road 10 the city center, Sabin Avenue, concentrates

the bulk of commercial activities and provides the nearest bus Hnes.
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Figure 3·3 : Muin stree! in Lu Islu

The structure of Ihe selliement is irregular. conforming a maze of footpaths and earth

roads that contrasts wilh Ihc regular gridiron pallern of the cily. Low density and a humid

environment allow most residcnts of the island to have small plantations and fruit trees.

Despite its high pollution. some even adventure fishing in the river to complement their

very basic diet. Electricity is available ail over the selliement. mostly through irregular

connections. Water is provided with communal stand pipes. and there is no sewerage

system. Most houses have either pit latrines or open trenches. which creates risky health

situations. Comparing acrial photographs of 1979 10 the situation today. il is evident a

slow, but steady densi fication proeess.

VillCI!taIE

This neighborhood started in the carly '60s when a group of families sellied in the area

erecting their mud and straw ralle/w,\'. The initial pallern was spontaneous and dense: "a

labyrinth of houses and lanes," as some selliers describe il. Between 1965 and 1968 the

municipality made an intervention regularizing plot sizes. opening streets and lanes. and

providing some basie services. The plan also included the selling of the plots to their

occupants, but almost 30 years later most of the land still remains as municipal property.

Villa Itall covers an area of 12 hectares and has an estimated population of 1750

inhabitants. With 145.83 inhabitants per hectare, it is the most dense of the three barrio,\'.
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Figure 3-4 : Interlor street ln VIII. 1t.1I

Boundaries ofthe neighborhood are weil defined. To the North the Iimit is the General

Belgrano railway, 10 the Northwest, the University, and to the Southeast the Shooting

Polygon. The main conneclion roads are Chaco Av. to the northeast, and Castelli Av. to the

southwest. Both avenues have heavy traffic and concentrate most commerce in the area. The

pattern after the municipal intervention resembles the square grid ofthe city, although blocks

are rectangular and there is a differentiated network ofvehicular and pedestrian strects. The

barrio has a square in the middle that is the only recreational space in the surroundings, and a

school that serves 137 students (MR 1990, 7).

There is regular water service, but no sewerage system. Majority ofhouses have pit latrines,

yet the study found an increasing number with septic tanks. After almost 30 years ofthe initial

improvements, more than 66 % ofthe land remains municipal. However Ibis does not mean

that people have been reluctant to invest in housing. A preliminary walk-around assessment

showed a great number of Iwo-story dwellings. Three or four rooming houses were also

delecled.

Vil/a Ercilia/Araza

Situated in the south quadrant, Ibis barrio is the closes! to the city core. One ofthe oldest

squatter areas in thc city, it was originated on the banks ofwhat used to be the Araza stream12.

As the area was occupied, gradually the low lands were filled obstructing the water flow.

According to municipal estimations, the neighborhood has a population of2240 inhabitants,

fifty percent ofwhich have not completed the primary school. Covering

"The Arazâ stream was one ofthe few natural drains ofthe city, nowadays partially canalized.
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Figure 3·5 : Main access avenue ln Villa Ercilla

an area of 18 hectares, the barrio has a density of 124.44 inhabitants pel' hectare (MR

1994,49).

Scattered with semi-filled lagoons and squatter pockets, the neighborhood looks c1motic.

The main road network continues the street pattern of the city ovcr imposing the square

grid to the sinuous course of the Araza. Paved roads, avenues Hcrnandarias and Alvear,

and Padre Cerqueira street concentrate the most stable dwellings and havc the bulk of

commercial activities in the area. In recent years, the municipality opened sorne streets

and improved drainage, although the situation in the squatter pockets has not changed

much in more than 25 years. Quality of the dwellings is worse the more one penetrates the

squatter enclaves. Electricity is available throughout the barrio; water provision, on the

contrary, is normal only in consolidated areas. The poorest enclaves have communal

water taps. Following what was observed in barrio La Isla and Villa Itatr, rooming houses

were detected near or directly on the main connection roads.

3.2.4 Sorne variables compared

The informaI nature of the processes and the astounding diversity of housing conditions

in each neighborhood makes any attempt of comparison difficult. However, despite its

limited coverage, the data gathered in the field study provides a common ground to trace

cross-section comparisons of sorne variables.

Perception ofthe Neighborhood

When asked about the main problems, people invariably detected the most serious

problems in the neighborhood. In La Isla, 50 percent of respondents mentioned flooding
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• BARRIO PROBLEM %
Floodin 50

TENANCY
La Isla

Law incorne 28.5
Lack 01 tenure 14.2

Villa ltaU Floodin draina e 35.7
Low·incorne 21.4
Lack 01 sace 14.2

Villa Ercilla Low·lncorne 28.5
Leck 01 sace 21.4
Leck 01 tenure 7.1 La Isli Vlnatlill VIIIIEn:llIa

----- .._-_._--

Tuble 3·1 : rercelved problem. FI~ure 3·6 : Tenuncy

(from the river and due to the Jack of drainage) as the main problem. Almost one third

alluded to lack of essential services such as water or electricity. Again in Villa Itatf

drainage is a serious problem. Thirty-seven percent of household stated that the main

problem is nooding due to lack of drainage; 22.4 percent mentioned lack of space, and

14.2 lack of income. In Villa Ercilia, drainage was not considered a problem. Instead

people mentioned more frequently low income (28.5) and lack of space (21.4). The

reason for this type of responses may be the high number of tenants among the

interviewees.

It is remarkable that people, contrary to what one may suppose taking account of the

informai character of the settlements, seems not to perceive lack of tenure as a serious

problem. Only 14.2 percent of respondents m;:ntioned it in Villa La Isla, 7.1 percent in

Villa Ercilia, and none in Villa HatL

•

Tel/(II/cy

Five types of tenancy appeared in the sample: owners, owner-Iandlords, owner-sharers,

renters and sharers. Plain ownership-oriented options prevailed in La Isla and Villa ItatL

ln La Isla five of the interviewees were owners, three owner-landlords, three owner

sharers, three sharers and one tenant. In Villa Itatf there were five owners, four owner

sharers, four sharers, three renters and two owner-Iandlords. Conversely, owner-Iandlords

and tenants prevailed in Villa Ercilia. There were five owner-Iandlords, four renters, three

owner-sharers, three sharers and one owner.
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Plot acquisitioll

Three methods of plot acquisition predominate in the thrce barrias: occupation of vacant

land, lIlejoras and informai subdivisions. Majority of owners acquircd their plots through

a lIlejora (15), 13 through simple occupation of vacant land, and four through informai

subdivisions. Whereas in La Isla and Villa Itatl lIlejortis and occupations were

predominant, in Villa Ercilia the three options wcre balanccd with a significant increase

of informai subdivisions. From a total of 33 owners interviewed, only Il Imd the legal

title of the plot. The extreme was in La Isla where less than 20 percent of owners daims

to have title. In Villa Ercilia the percentage rose to 30, and, contradicting municipal

sources, in Villa Itatl 60 percent of owners said to have the title".

ElIlploYlIlelll alld illCOllle

Most households interviewed have low paying jobs, or no job at ail. SixtY percent of

households have monthly incomes below $ 400 '4 (73.3 percent in La Isla, 50 percent in

Villa Itatl and 56.3 percent in Villa Ercilia). In the other extreme, a small percentage of

interviewees earning more than $ 800, appears in the three neighborhoods (6,1 %).

•

La Isla the most frequent occupations are cllClIl!:as, occasional small jobs paid by hour in

cash or in kind. Other frequent jobs are as maids or brick-Iayers. In Villa Itatf the

percentage of maids increases, and appears a considerable percentage of retircd persons. It

also surges landlords as full-time occupation. In Villa ErcHia it is evidentthe polarization

13 Frequently OWners do nol diseem belween legallille and municipal reecipl for laxes. They eonsider
p,aying taxes enough proof of ownership.
4 The exehange raIe in June 1995 was 1$ (peso) = U$ 1.
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Fi~ure 3·8 : a) Hnusehold head occupation; h) Income stratification by neighborhood

landlord-tenants. the former with an inerease in the number of full-time landlords. and the

later wilh the rise in the percentages of maid and challgas.
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4. THE DEMAND FOR RENTAL AND SHARED HOUSING

This chapter continues the analysis of field data started in the previous section. B:lsed on

inform:ltion drawn from interviews. it depicts the demand for non-ownership :llternatives

(NOA) posing the following questions: Who :Ire the tenants. :lnd how :lnd why they sclect

each tenure form? Wh:lt :Ire the factors influencing their choices?

4./ WlIo are tlle tel/al/ts

The demand for NOA in informai settlements presents :1 mnge of tcn:lncy forms th:lt

includes: renters. rent-free renters. and sh:lrers. The first group comprise the 'c1:1ssic'

tenants paying for their :lccommod:ltion through a periodic:ll sum of money or rent. Thcre

is a landlord, usually the owner of the house. :lnd there is a re:lsonably weil delïned

commercial relationship between the provider of the accommodation (landlord) and the

receiver (tenant). In the second group of rent-free renters the setup is quite similar to that

of the renters. except without visible cash tmnsaction. however. tenants usually pay their

accommodation in kind. or through small works. Finally. the last group :Ire ten:lnts

sharing accommodation with the owner of the house. The :lrrangement is simil:lr to that of

the rent-free, but while in rent-free deals there is no recognizable tie between owner and

tenant, in this case there is a close relationshipls between them. [n the following analysis,

the firsttwo groups are considered as single category and :Ire referred to :lS renters.

4,1.1 Renters

The study in the three neighborhoods detected eight households considered renters 16: one

in barrio La Isla, three in Villa Itatl, and four in Villa Ercilia. On avemge, renters have

been in their accommodation for 6.5 months and have household size of 2.5 persons.

Living in on an average area of 17.77 m2, they have an oecupancy rate of 2.1 persons pcr

room. Albeit, most renters live in 3m by 3m rooms, and have an occupaney of up to four

persons per room.

" Usually relatives wilh relationships such as, father·son, uncle·nephew, cIe.
'''nte criteria ta determine a renter is lhat he or she pays for his accommodation eilher in cash or wiln lahor.
The concepl includes rent·free housing in which lhe tenant pays with labor, improvements la the house, or
other form of retribution.
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FiJ:urc 4·1 : Rcntcrs: H) type ofhouscholds, h) occupation

Type of /lOuse/lOle/.I·

Three groups eonstitule the renters of informai rentai housing: young families or couples

wilh children (38%), single persons(37%), and single women with children (25%). The

firstlwo groups are no surprise. They were among the previsions drawn by the literature

review. BUlthe third group of single women with children, drafts a complelely new

outline of the demand of informai rentaIs lhat was not previously taken into accounl.

Most renters in informai environments are poor households. Sixty-three percent of them

are maids, or unemployed people doing occasional c1ulIIgas. The remaining 37 percent

have more regular jobs such as factory employees (25%) or primary schoolteachers

(13%).

[Ilcome

Renters estimated incomes vary from $75 to $400, with an average of $242.50. For sorne,

particularly those without fixed jobs and with highly variable incomes from one month to

another, living in rented accommodation is the one and only choice. When ineomes are

extremely low, just enough to subsist, the range of choices diminishes considerably. For

example, Sr. Vargas with an estimated income of $75 or less only manages to make a

living due to his rent free accommodation.
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CASE NAME RENT $ INCOME EXPENDITURE ON HOUSING %
02-01 SR. VARGAS 0,00 75.00 $ 0.0
03-07 SRA. VILLA MAYOR 75.00 120,00 $ 62.5
01-08 SRA.OJEDA 70.00 140,00 $ 50.0
03-08 SRA. RAMONA GOMEZ 75.00 185,00 $ 40.5
02-08 SRA.SILVIA 80.00 200,00$ 40,0
03-10 SR. CARLOS 85,00 400,00 $ 21,3
03-12 SRA.PELOZO 95.00 400,00 $ 23.8
02-03 SRASOTELO 180.00 420,00 $ 42,9

Table 4·1 : Renters: Economie indientors

Expenditllre on hOllsing

Expenditure on housing accounts for an average oD5 percent ofincomes ranging Irom 0 lor

rent me accommodation to a maximum of62.5 percent. llle lowest incomes with the highest

percentage ofexpenditure in housing are those of single women with childrcn. Sra.

Villamayor eams $140 and pays $75 for housing. Sra. Ojeda has an ineome 01' 120$ lmd pays

a monthly rent of $70. Devoting more than hall'ol'their ineomes to housing, still rcnting

seems the most convenient option for them. Tenants spending about 25 percent of their

income in housing are in better position to make sorne savings and eventually undertake the

drive for ownership.

Previolls hOllsing

Majority ofrenters in the sample have lived in rented accommodation bcl'orc. Four out 01'

eight households rented, Iwo shared, and Iwo were owners bel'ore l7
• Most rcnters have also

had their previous house or room in the same neighborhood. Four out 01'eight rcnters lived in

the same barrio previously, Iwo came from other barrios, one came l'rom the interior 01' the

province, and one came from out ol'the province. One ean assume that when moving rcnters

tend to maintain their tenure choice and tend to seek accommodation in the same arca they

have lived previously.

I7That some renters were owners before, does not necessarily mean they preferred rentai housing to owned
accommodation. In most cases, it is simply a reflection of the status change of ncw houscholds Icaving
their parents' or relatives' home.
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FiJ:ure 4·2 : Renters: previous tenanc:" und place of origin

Maill perceived problem

For most renters the main problem in everyday Iife is coping with an exiguous income.

Thirty-seven l'ercent of renters mentioned lack of money; 12.5 percent said their main

problem was securing food. Other responses alluded to problems with the dwellings.

Twenty-five percent pointed out lack of sufficient space; 12.5 percent mentioned noise

from neighbors and 12.5 lack of proper drainage. A suggestive 25 percent of renters said

they do not perceive any probl':im at ail.

MAIN PROBLEM 0/0
Low·lncome 37.5
Lack of space 25
None 25
Lack of food 12.5
Noise 12.5
Drainage 12.5

WHYRENT? %
Affordable 75
Convenlent location 50
New intown 12,5
Tolerant landlord 12,5
Aoood deal 25

Table 4·2 : Renters: a) Main l'''rcelved problem; bl Reosons ror renting

•

Reasolls for relltillg

Among the factors influencing renters at the time of selecting their housing, affordability

and location were the most significant. Seventy-five percent mentioned the cost of rents

and 50 percent made reference to a good location. Other responses included factors as, a

tolerant landlord, a short time in town, and a good deal especially for those with rent free

arrangements.
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Case histories

Perhaps the most unprivileged t~1ants are young single mothers. Without family or

relatives in town, they do not have the benefits of shared housing. Besides, with

extremely low incomes they arc unlikely to access government housing, and with the

responsibility of raising their kids they could hardly have the time :md means to build

even a ral/cho in a squatter.

Case 01-08: Sra. Ojeda (24) occupies a room in a rooming house in the cntrance to
barrio La Isla. "1 was born in Basail [a small town 80 km due south], and 1 came to
Resistencia in 1984. 1 came to live with my aunt to study the secondary school,
because my mother always wanted me to study. The primary [school], 1 did it in
Basai!. Soon, 1 had to begin working because my aunt got hill and we didn't have
money even for food. 1 quit the school and 1 started working with u family as
c1eaning maid." She only completed second year of highschool. In 1990, she got
pregnant and murried u friend she knew From her uunl's barrio. Once divorced From
her husband, she found herself "in the street" with two smull children (2 und 4 yeurs
old). She is a tenunt in Lu Isla since three moths ago. "The boys go to u duy care
center on Sabin Av., two blocks round the corner. 1 muke u living working with u
family three times a week." The house consists of six rooms in u row urranged in 'U'
fashion. There are three big und three small rooms with two shured bathrooms. Two
of the rooms are unfinished (the rear ones) und two are empty. Wulls ure of exposed
hollow bricks; floors ure of cement. Corruguted iron sheets on metallic beams
constitute the roof. Openings are metullic painted with anti-rust puint. Sra. Ojeda
found her room by a sign offering 'room to let' when walking around the area. "The
room has a small gas stove and the bathroom is shared, but it's O.K. For my room,
one of the smallest, 1 pay $70 a month; for the larger rooms rent is $90." She hlL~ a
good relationship with the owner of the house: "family Fierro, that live near the
virgin image two blocks away across Sabin Av." She did not sign any kind of
contract with them. The main advantage is flexibility with the puyments: "1
personally bring the rent once a month to family Pierro. If 1 can't pay, they
understand and try to help me." Sra. Ojedu Iikes the barrio; "its quiet" she said.
However, as lack of a steady job is turning her room unaffordable, she wouId prefer
to move if she finds something cheaper.

Renters such as Sra. Ojeda, c1eurly have no ulternative. For them renting is the only

affordable choice. But for others living in rentai accommodation is a voluntary decision.

Those with higher incomes have, at least theoretically, a wider range of choices at their

disposaI. However, they sacrifice location, services, and housing quality for a cheap room

in informaI settings. Although able to afford a slightly better housing, households such as
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Figure 4·3 : ul; bl Single mother5O
stugnuting rcntcrs

Carlos, a tenant in Villa Ercilia, ehoose a cheap rentaI as a way to spend Jess on housing

and pursue a career that otherwise he would not be able to.

Case 03-10: Carlos (21) rents a small room with shared bathroom in Sra. Gomez's
rooming housc. He was born in Machagai in the interior of the province. He came to
Resistencia in 1994, and to this place three months ago. Carlos, who is a teacher at a
nearby school and studies at the Technical University found the place by an ad in the
newspaper. "The main advantage is location; my work is only 25 blocks away." For
his 2.80x3.00 room with cement floor and galvanized sheet roof without ceiling, he
pays $ 85.00 per month. "The room was empty; 1 brought the stove and the
refrigerator. Rent includes water which 1 get from the tap in the bathroom, but as it
doesn't include electricity, we have a shared meter with other renters." He didn't sign
any contract, "although 1 know, Sra. Gomez signs contracts with sorne renters." He
never had :my problem with his present landlady or with other renters, however, he
reports problems with a previous landlord in the same area. "He was a difficult guy.
He didn 't allow my friends to visit me because they were noisy people. 1 was so fed
up, that 1decided to move out of there." He is satisfied with his present lodging and
with the neighborhood.

4.1.2 Sharcrs

The second group of demand for NüA, the sharers, accounted for 10 cases: three in La

Isla, four in Villa Itati, and three in Villa Ercilia. Contrary to renters, sharers stay in their
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Figure 4-1: Sharers: a) tYIJl~ of houschold. h) occupation

accommodation for longer time and havc a biggcr household sizc. On avel1lge. they have heen

in their accommodation for 14 ycars and have household size of live persons. With lUl

occupancy rate 00.77 persons, and extrcmes ofup to six people living in a single roolll.

sharers are the most cramped tenure group.

Type ofhollseho/ds

Shared housing seems to cater mostto established hOllseholds. Majority of sharcrs conslitlltc

families with children (50 %) or single women with children (20 %). Other types of

households were couples (20 %). and single persons (10 %). The labor situation shows a

predominance of low-paid jobs, not dissimilar to that ofrcnters. Most sharers in the smnple,

work as maids (40 %) or doing changCL\' (20 %). Other occupations include: policemen (20%),

bricklayers (\0 %), and rctired persons (10 %).

Income

Sharers' incomes are the lowest among alltenure groups. Averaging $ 207.14, lheir incolllcs

vary from $ 50.00 to $ 400.00. But sharers, even with the lowest incomes are not the poorcst

households. Profiting ITom their infonnal network of relatives, and although most of them

eontributing with sorne housing expenses such as electricity, they have a clear advantage over

renters: they do not pay rent.

Previolls hOllsing
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FiJ:urc 4·5 : Shurcrs: prc\'iuus tellure rnrm und place ur uri~in

Most sharers had previously lived in owned accommodation. Six out of nine sharers were

owners, two were sharers, and one was a renter. The explanation for the high number of

previously owners is in the very nature of sharing: most sharers were originally part of the

owner-sharer household. The same reason explains why the majority of sharers were

residents in the same neighborhood before. Seven out of nine households Iived in the

harrio before, one came l'rom other harrio, and one came l'rom the inlerior of Ihe

province.

Mai" perceil'ed prohlem

Asked about lheir main problem, most sharers alluded, as prediet,lble, economic issues.

Fifty percelll mentioned low-income, 20 percent mentioned lack of money to continue

building part of their houses or rooms, and 10 percent pointed to the lack of job as their

main problem. Other sharers referred to problems in their dwellings. Thirty percent

cOl1lplained of lack of space, quite a few considering the ;ow rate of spaee per person

(4.55m2). Other responses included, drainage (10%), and coneerns about the education of

children (10%).

Table 4-3 : Sbarers : al Main pereelved problem; h) Reusoos ror sbarlng•

MAIN PROBLEM %
Low-income 50
Lack of spaca 30
Lack of money to conlinue building 20
Education of children 10
Drainage 01 the house 10
Lack 01 job 10

WHYSHARE %
Only alternalive 50
Convenient localion 30
Save money 30
Stay with Ihe family 30
New in lown 20
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ReClSOI1S for sharing

Asked about the reasons lor sharing. sharers' rcsponses prcsented a morc varied mnge than

renters'. Fifty percent stated that sharing was their only alternative duc to Iuck ofmeruls to

afford an independent accommodation. As lor rcnters. location, with 30 percent of rcsponses,

play an important raie for sharers. With a dircct rclation to the issue ofa good location, 30

percent ofsharers referred to the advantage ofstaying with the làmily.111irty percent of

sharers consider that sharing allows them to save money; and 20 percent stated that they

share because they werc new in town.

Case histories

A typical sharer is the grown up son or daughter that gels married illld laces the uncertainty of

managing a life oftheir own. For them, sharing part ofa house with their parenL~ is something

natural. The advantages, certainly overcome the disadvantages. '(bey sacrifice independence

and privacy, it is truc, but this allows them to have a home almost for frce saving sorne money

to educate their children, or eventually undertake the drive for ownership in the market.
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Case 02-06b: Sr. Gallardo (24) lives with his spouse and four children (six months
to five years old) in a back apartment with direct access from the street. Sr.
Gallardo's parents who live in the main part of the house with a single brother, came
to Villa Itati in 1967 when the villa was going through its initial transformations. In
1984 after completing the payments his father obtained the legal tide the plot. Sr.
Gallardo works in the Jail Service. His father also used to work at th~ jail as a
plumber, but now he is retired. Both his wife and his mother are housewives. The
main house was built by the family with the aid of cousins, uncles and friends. The
new apartment completed in 1990 was built almost entirely by Sr. Gallardo and his
father. He shows proudly the brickwork he did completely by himself. Sr. Gallardo
Iikes the neighborhood, "[ have Iived ail my Iife here, 1grew up in these streets." He
is satisfied with his current house, although he recognizes they may need more space
in the future: "for now, the house it's O.K., but when children grow up we will need
something bigger."

For sorne houzeholds sharing is a malter ofchoir.e; for others it is a malter ofsurvival. Sharing

among relatives is part of the survival strategy of the extremely poor. For households Iike Sra.

Erminda Rios, sharing means not only a basic shelter, it means shared meals, shared expenses,

and in the event of iIIness, shared assistance.

Case 02- [2b: Sra. Erminda Rios occupies a room in Villa HatL She came to the
neighborhood 38 years ago when she was four. "At the beginning we Iived in a
casilla [shack] at the corner," remembers Erminda. Although being one of the first
seltlers, they do not have any kind of tide or permission. The house accommodates
three recognizable family groups: Erminda and her 4 children in the front room
(4x4), her brother with his wife and a small daughter in the middle room, and her
father Juan in the back room. The two front rooms are made of bricks, have
corrugated iron sheet roofs, and have earth floors. The back room, the original core,
is made of corrugated Iron sheet, recycled cardboard and pieces of wood, mounted
on a precarious wooden structure. Five or six years ago, Sra Rios built the front
room. She got help from a bricklayer who built the room for free. In the front of the
house, a stand pipe for water serves as cooking and washing place. The house has no
electricity, but Sra. Rios has completed the installation and built the pillar for the
meter. "J'm waiting for sorne money to connect electricity," she said. The condition
of the three dwellings is precarious. Sra. Rios works occasionally as c1eaning maid.
Sr. Rios is retired. His pension is the only regular income for the three households.
To reduce the expenses, they share meals.
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4.2 The tradeoffs ofrelltillg alld sJlarillg

4.2.1 Choice of tenure: preference or ovenvhelming nccd'!

Choice of tenure seems biased by two esscntial components: need and preference. Evidence

suggests that both elements ure present in dilTerent proportions in the tl1ldeolls ofhollsing

selection. Depending on a variety of factors sueh as, household constitution, stage in lite lmd

personal background, households exercise their tenure ehoicc bctween ownership and non

ownership alternatives. There is no argument that most renters and shurers have widespread

preference for ownership. But why sorne hOllseholds prefer to rent and others to shure? i\

simple answer suggests that most renters rent bceause they have no relatives in town with

whom to shure accommodation. That would let us with a purely need based demand.

However, personal preferences and tradeofTs play an important role even atthe boltom end of

the market.

4.2.2 Factors influencing tenure choice

As mentioned in chapter Iwo, sevel1ll factors influence tenure decisions. Socio-cultul1l1 factors

such as, stage in the life cycle and origin, and economic factors such as, income and type of

job of the main wage earner, contribute to make the choice bctween renting or sharing. In the

same way, they influence the choice between ownership and non-ownership alternatives, but

this will be discussed ahead. Data l'rom the three neighborhoods point at three of these tàclors

having a determinant role in the tenure choice: stage in life cycle, alTordability and location.

Stage in life cycle

One of the n.ost evident factors in the tenure choice is the combination age-structure of the

household. Both renters and sharers were, in genel1l1 terms, at an carly stage in their lilc

cycles. Only three out often sharers, and two out ofcight renters have crosscd the barrier of

the l'orties. Sharers were predominantly oftwo types: youngsters in thcir carly twenties, and

eIder persons in their seventies. On the other hand, renters were mostly young persons.

Regarding household structure more than 60 percent of tenants were houscholds with ehildren,

with a high pereentage ofwomen headed households.
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There seems to he no correlation bem.~en age of the household and living area (0.0064),

however, ifone distinguishes between younb and old households, the correlation turns

stronger (0.217) for the former. This may suggest that both renters and sharers try to match

their space needs according to their age and family composition, but this is seldom the case,

specially for old people. There is no correlation between size ofhousehold and area. Sorne of

the biggest households have the least amount ofspace, and vice-versa. For example sorne

women headed households have less than three m2 per person, while single households have

aboutten.

LIFECYCLE
BD

60

w
40Clce
20

0
SHARERS

---------===~AGEANlAREA COOR:.)D,oœtb}O.211

BD r-~...,....--'---:---r--:----'''''-----'
70 •. "

60 t---:--t--'-,+-'-,+--"--+--:---î
50 I--+--+---î--:--;"'-+'~--î

ri 40 I--".'-I---l"-"-...,'-j--'''-'f--,._'-j

< 30 I-~"""~''''-l-'-::;,..,'--:',' -'-~t'"":"""',
20 I--~"';:';";:';''.:...'-+":::.'--+-'--rl-'.<"-"'.<"'"
10 I---t-'--+-""':"-+--"--+---î
o 1--+'--'----!--I-'--+--~
0,00 10,00 20,00 30,00 40,00 50,00

AREA (sqm)

Figure 4-8 : Stage in lire cycle
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Affordabi/ity

The issue ofaffordability, relating cost ofaccommodation with income, is undoubtedly the

most intluential. It was a major concern for both renters and sharers; 75 percent ofrenters and

50 percent ofsharers mentioned it explicitly. Among the Iwo non-ownership options, sharing

was the rnost mentioned in terms ofatrordability. Majority ofrespondents in both tenure

groups agree that they prefer to share than to rent. Among sharers the consensus was

unanirnous, however, among renters sorne households evidenced that they prefer to rent.

Figure 4-13 shows Iwo c1early different groups ofrenters. On the one hand a group with

incornes between $100 and $200, that rents because they have no other alternative. Spending

rnost ofthey income in housing, they would certainly prefer to share ifthey had relatives or

Idn in town. On the other, a group ofbetter off renters !hat prefer to have the cheapest housing

deriving most oftheir incomes to other purposes.
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Locatioll

Renters and Sharers assigned high priority to location at the time of making their choice

of tenure. Fifty percent of renters, and 30 percent of sharers stressed location as a

determinant factor. In their responses location has two main connotations: location as

distance from the workplace, and location with respect to their family and informaI

community networks. Most work places are in the same neighborhood or at least, wilhin

walking distance. Distances range for renters from 100 10 3500 meters, and for sharers

from 900 to 2000 meters.
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Figure 4-10 : Distance rrom workplace Figure 4·11 : Income and dl,tance rrllm wllrk
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But what in first instance appears as a major advantage, is in fact a consequence of a

deficient employment situation. Looking at the relation income-distance from workplace,

a direct correlation is observed between them. The lowest levels of income correspond to

the c10sest workplaces. Conversely, farthestjobs correspond to the bctter incomes. That is

to say that the c10sest workplaces are those of the worst paid jobs. For example,

47



•

•

THE DEMAND FOR RENTAL AND SHARED HOUSING

occupations such as maids or cilallgarillcs that have the worst and more irregular

retributions, arc usually performed a few blocks away from the house.

For most renters, location is dcfined as a function of the distance to the workplace. But

sorne respondents suggested that what they mean by location is good aecessibility (Le.,

paved roads and presence of bus Iines) rather than distance what they appreciate mos!. For

sharers, instead, a good location means easy access to their network of relatives and

friends. Eithcr because of distance to work place, or because of attachment to their social

networks in the barrio, both tenure groups assigned location a high priority in their tenure

choice.

4.2.3 Tenure and mobility

Patterns of mobility differ widely from renters to sharers. While renters stay in the same

place for relatively short time, shart,;rs stagnate to their shared accommodation for several

years; the former stay for an average of six months; the latter for 14 years. In the case of

renters, this does not mean they move in search for better housing, or ownership in

another barrio. Most move searching for cheaper rents, usually in the same area. By

contrast, sharers very seldom move. One explanation for this 'attachment' to sharing

could be economic: lack of money to undertake the endeavor of a house of their own.

Other reasons could be as Mehta and Mehta (1989, 133) suggest 'Jack of stress for better

housing and lack of awareness of the market opportunities.' We shall return to this issue

in Chapter 7.

4.3 Sll1nming IIp

The demand for non-ownership alternatives entails a wide range of household

characteristics. Renters are poor households, sorne of them with extremely low income.

Most renters are maids or unemployed persons. Many are single women with children for

whom renting is the last and only choice. But renters of informaI rentaI housing are not

always the poorest of the poor. Able to afford a better type of housing, sorne tenants

choose voluntarily cheap rentaIs as a way to spend less in housing and achieve other

priorities in Iife.
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BASIC INDICATORS RENTERS SHARERS
Avereee leneth of tenenev (veers 0.54 14
Avereee number of Dersons oer household (Hl 2.50 5.00
AvereDe number of oersons ner room (/il 2.10 3.77
Avereee m2 Der household (m21 10.49 4.55
SoCIAL ASPECTS
Aee of household heed Iveersl 28 40
Pereenlene of households less < 30 75.00 60.00
Pereenteee of households with ehildren 62.50 70.00
Avereee number of children H 1.3 2.3
ECoNoMIC ASPECTS
Avereee ineome 1$1 242.50 207.14
Avereee rent I$Ç 82.50 0.00

Table 4·4 : Characteristics of renters und shurcrs

Engaged in very low paid jobs, sharers have even less ineome than renters. Most of them

are families with children, or single women with children. Having bigger households.

they have less space per person than rentcrs. But in spite of inconveniences such as, lack

of space or lack of privacy, most sharers seem pleased with their housing situation. They

tend to live for several years in shared accommodation; renters, on the contrary stay for

short periods in their lodging. Among other f:!ctors, stage in life cycle, affordability and

location appear to have a preeminent role in the tenure choice between sharing and

renting. Most evidence suggests choices in both groups are mainly based on need. Yet,

preference based demand is also observed, especially in the higher incorne brackets.
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5. THE ALTERNATIVES TO OWNERSHIP

Rentai and shared housing in Resistencia provide a fairly wide spectrum of choices

catering to the demand outlined in the previous section. Considering evidence gathered on

22 cases documented in interviews with landlords and owner-sharers, this chapter

focusses Oll the nature of the supply of non-ownership alternatives. What are the most

common dwelling and plot types? What kind of accommodation they provide? How

owners and tenants share facilities?

5.1 RentalllOllSÎI/g

There is a wide variety of rentai housing in informai environments. In terms of the type of

accommodation it provides, rentaI housing can refer to an individual house (Le., a raI/cha

or a mejara), to an apartment (Le., one or two rooms and bathroom), to a room (with or

without shared bathroom), or even to part of a room (Le., a bed).

5.1.1 Types

According to size and origin, one can categorize rentais in two basic types: small rentais,

and rooming houses. The first group includes occasional rentaIs of beds, rooms and small

apartments in a house. The second comprises rentais of more than three rooms or

apartments. While in the former type parts of a house are rented out circumstantially,

almost unintentionally, in the latter, rentais are built on purpose and, in sorne cases, have

•

TYPE OF RENTALS Lalala VlllallaU

a) Small rentall « 3 unltl)
bod
room
apartment
Indlvidual houss 1
lotll ImaU rentll. 2
b) Roomlng hou,," (> 3 unltl)
rooms with resldent Isndlord 1
rooms with absent landlord 1
apartments with resldenl18ndlord 1
lotll roomlna hou... 1 3
TOTAL 3 4

Tobie 5·1 : Type of reniais by nel~bbnrbood

Villa Total
Ercilla

1
1
1
t
4

4 5
2
1

4 B
5 12

TYPEOFRINI'ALS

Figure 5·1 : Type of reniais
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a reasonable organization as rentai business.

Small Rentais

Needing relatively low investment, small rentais arc frequcnt fonns ofhollsing

commereialization in infonnal settlements. They allow poor houscholds to increasc thcir

incomes with the simple argument of letting a part of thcir houscs: a small apartmcnt, a room,

or even a bed. Small rentais accountcd for four out of twclve cascs. Ofthcm, two wcre rent

!Tee arrangements, one was under construction, and one was offcred lor rent but unoccupicd.

Small rentais arc generally circumstantial. They happen cithcr becausc ofcxtrcmc nccd, or

because of the availability ofextra space. Frequently, rentais dcrivc lTom sharcd

accommodation. For example, when a household builds an extra room or small apartment

(usually in the back of the plot), to sharc with relatives, and then aftcr t11CY leave, he or she

decides to rent the empty space to secure an cxtra incomc. Somctimcs, small rentais arc paid

not in cash, but in kind. The most usual deal involvcs the cxchangc of lodging for

• Figuro 5-2 : Smoll ro.lol'. VlIIo Erclllo:
bock oporlmo.l (plo. o.d ...Uo.)
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domestic help. Another type of small rentai, is that builtto take advantage of cheap land

priees, by non resident owners lK
• Two out of the four cases were with payments in kind,

one had bcen transformed from shared into rentai, and one was of the 'speculative' type.

Contradicting initial cxpectations, the number of small rentais detected in the study was

scnsibly les:; than the number of rooming houses. This can be explained in part because of

the lirnited sample size. But perhaps the main reason is that small rentais are less visible,

and thus thcy are more difficultto detectthan rooming houses.

Roomillg IlOt/ses

Roorning houses were the most frequenttype of rentai detected in the three

neighborhoods. Eight out of twelve cases were rooming houses consisting of more than

three rentai rooms. Ranging frorn large complexes of free standing pavilions with plenty

open area.~, to compacttwo story buildings with tiny yards, most of them were single

story cornpounds of detached buildings (four cases). There were threc two-story, and one

single-story that occupied most of the plol.

RENTALS UNITS IN ROOMING HOUSES
Casa Inlllsllv ln 1995 Tlme SDan Ivearsl
02·11 1 5 25
03·06 1 11 30
03·09 1 6 8
02·14 2 6 20
03·05 5 11 20
01·14 4 6 5
03·11 8 15 2 Table 5·2 : Evolution of rentais

•

Roorning houses provide two main types of accommodation: rooms with shared

bathrooms, and smail apartment units including a bathroom and a cooking place. Seven

out of eight cases consisted of rooms with shared bathrooms. In only one case, sorne

rooms had private bathrooms. According to the place of residence of the owner, roorning

houses presented two variations: with or without landlord owner living in the sarne

location along with their tenants. Six out of eight were with the owner-Iandlord living in

the same place, and two with absent owner.

1. Transaclions of land and unlinished struelures in infonnal seulemenls constitule the 'mejora sub
mnrket,See chapter 7).
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FIGure 5·3:
Ruomlnl: house
ln VIII. IInt!
(plnn, ..clion)
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Contrary to the occasional character of small rentais, rooming houses arc gencrally more

or less planned enterprises. They demand steady investment, and re-investment of

landlords Iimited resources in the span of two'r three decades. However, most rooming

houses started as smail rentais and developed into reoming houses over time. Four out of

eight Iandlords of rooming houses started their rentai business lelling one or two small

bedrooms.

5.1.2 Main dwellings and Rentais

When landlords and tenants live in the same place, main dwellings arc generally of beller

quality, have beller services, and are bigger than rentais. Mostly built of permanent

materi:lls, main houses have an average area of 70 m2, with a minimum of 42 m2 and a

maximum of 120 m2. Main houses have an occupancy rate of 1.28 persons per reom,

quite low compared to that of rentais, 2.10 persons per reom.
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ln general, quality of housing was better in main houses than in rentais. For example, 62,5

percent of rentaIs had iron sheet roof without ceiling, compared to only 12 percent of

main houses; 87 percent of main houses had atleast one individual water tap, while only

37 percent of rentais had individual water supply. For ùwner-Iandlords living in the same

place, the sample showed just one case in which the house of the owner was of worse

quality and more cramped than the rentais (see 03-06). While sorne rentaIs have a

standard fairly similar to main houses, others are consiùerably lower. In sorne cases, both

main house and rentaIs have similar finishing (e.g., cement f1oors). In others, especially

when main house and rentais arc not directly connected, quality is notably lower in

rentaIs. In rooming houses, the average rentai area was 142.55 m2, ranging from 68.92

m2 to 204.00 m2.

The house of Sra. Agusto in Villa Hatt has the quality of what people cali a casa de
mllleriai (literally a housc of material). It has three bedr,Joms, a living-dinning room,
and a b{//ïo illswlado (bathroom with sink). The kitchen is located on the rear, and
have no direct connection with the other rooms. Access is through a galerra
(verandah), and a smail enclosed yard. As usual in vemacular housing in the region,
the galer/a is the core of the house. Foundations and walls are made of ilricks layered
with mud. Most of them are plastered on both inner and outer faces. The plaster
shows the aging through numerous cracks and patches thattells the plaster was done
Iillie by Iillle. The water-based paint is still visible where it has not been dyed by the
sun or darkened by heavy rain. Drainage is precarious as in most houses in the
neighborhood. In front of ail doors giving to the outside small brick ledges block the
water. Having a roof of corrugated iron sheets not visible from the street, the house
presents a very simple box-Iike shape. Despite its ordinary appearance the house is
the pride of Sra. Agusto.

Rooms were the most common rentaI accommodation. Out of 12 rentaIs, nine provided

rooms in different variations: rooms connected to patios, rooms connected to galerras,

rooms with shared entrance, rooms with direct entrance, rooms with private bathrooms,

rooms with shared bathrooms, and even rooms with shared latrines such as the homestead

of Sr. Smith.
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Figure 5·4 : Preeurlous row of
rentai rooms ln VIII. Erelliu

Fil:urc 5-5 : Muin house,
'" house oC muteriut'

The room of Sra. Villamayor (case 03-07), a tenant in Sr. Smith's rooming house
depicts the conditions of sorne of the rentais in Villa Ercilia. Her room is the fourth
in a row of six precarious raoms connected hy a galerÎa. It has two ellcllOrizado
walls, eonsisting of mud and straw, and two of exposed bricks layered with mud.
Floors are of swept earth inside the raom, and of brieks in the verandah. Trunks of
palm and timber poles disposed at irregular distances and sorne brick walls bear
fragile timber beams. Bricks, concrete blocks and rusted heavy metal pieces keep in
place the roof of rusted tin sheets. Openings consist of just a hale in the wall with an
irregular wood frame. The raom has no door; only a curtain gives sorne intimacy ta
the room. The verandah is the space that fosters the bulk of daily activities. There she
and her children stay majority of the day. "When it is not sa cold we even eook in the
galeria," she said. There are two precarious raofless latrines, and only one water tap
shared by landlord and four tenants.

Rooms with shared bathrooms are the rentaI type most owner-Iandlords prefer.

Having very basic amenities, they present a number of advantages. On olle hand,

rooms are cheaper ta build than apartments. Consequently, having lower rents they

can be let out faster than more expensive apartments. They also allow for more

f1exibility, which gives owners the possibility of adapting the set up for other uses.

Perhaps their main advantage is thatthey can be built incrementally with a relatively
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srnall investrnent that starts generaling exlra incorne as soon as the first roorn is

cornpleted. Rooms arc affordable and caler to a variety of households, from young

families to eiders, and from people doing c/Illllgas to students.

5.1.3 l'lot arrangements

Plot occupation in rentais rang~:; ÏJclween two extremes: full occupation of the parcel with

occasional small yards or ;:ir wells and rnoderate occupation with detached or semi

detached buildings. The (orrn of occupation depends greatly on the original dimensions of

the plol. Plots that at thc time of acquisition were small, resulted invariably in compact

shapes. On the conlrary, plots with generous sizes resultcd in more balanced forms of

occupation. Sornctimes, at a later stage the owner-Iandlord acquires neighboring lots, as

Sr. Sanchez that added a side yard. But this incrcased area hardly affccts the layout of

what is already bllill. Inslead, it lIsually tempts the landlord to continue adding rooms.

BUILDING TYPE Smalt reniais Room. houses Talai
Semi·detaehed 1 stolV 4 3 7
Semi·detaehed 2 stolV 1 1
Comoaet 1 stolV 3 3
Comoaet 2 stolV 1 1
total 4 8 12

PLOT SHAPE
Reelanaular 3 5 8
sauare 2 2
"L" shaoed 1 1
Trianaular 1 1
lolal 4 8 12

AVERAGES
Piol size m2 184.40 329.71 299.91
FAR 0.25 0.51 0.78

Tuble 5·3 : Churuelerisllcs or plots
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Fi~urc 5·6: Rcntuls: plut shUllCS (clI"fred uren. %)

Compounds of detached or semidetached buildings provide ground related dwellings with

easy access to one or more patios. As it came out fromthe interviews. aeeess 10 olltdoor

spaces is a quality most temmts appreciate. especially those with tiny rooms. Full plot

occupation generally demands a second noor. uSllally for tenants' rooms. For exmnple.

both Sr. Villalba and Sr. Sânchez have oceupied most of their original plots. [n both cases

tenants' facilities are above the main hOllse. in a configuration that generates lack of

naturallight and proper ventilation in rooms.

5.1.4 Use of space

Landlords and renters sharc different kind of facilities. They share spaces such as patios.

ga/erlas. and bathrooms. and services sllch as water and electrieity. [n the sample.

laundry arcas were the spaccs landlord and renlers shared most frequently. 66.7 percent.

Spaces such as bathrooms and kitchens that cause more conf1icls. were not so frequently

shared. 16.7 percent of cases. [n half of the cases landlord and renters shared patios. and

in 25 percent they shared ga/erlas. Among services. water was less shared than electricity.

In 25 percent of rentais landlords shared water taps with tenants; in 50 percent they shared.

electricity meters.
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Fi~ure 5-7 : Spuces und services shured
hy lundlnrds und renters

Fi~ure 5-8 : Entrance ln a
r'".mln~ huuse in Viii. llatl

El/treil/ces

Perhaps the factor affecting most the relation landlord-tenant is the layout of entrances to

the dwellings. The sample detected a variety of entrances that can be broadly groupcd in

two, independent with or without owner-Iandlord living in the place, and shared entrance

used by owner-Iandlords and tenants. The first group applies mainly to small rentaIs, or

units in rooming houses with direct access from the street. The second inc1udes different

sorts of shared entrances, mostly in rooming honses. Almost 60 percent of landlords share

entrances with tenants. In sorne cases, there is no alternative duc to restricted dimensions,

or weird configuration plan. In others, it is a matter of owner-landlord's own choice.

Sometimes, privacy is difficult, if not impossible to achieve. The case of Sr. Sanchez

represents an e"'treme, in which tenants renting the back apartment have no other

alternative than to pass through the living-room-kitchen of the main house. Similar pass

through entrance is that of Sr. Villalba and Sr. Rafael Sanchez. In these cases the entrance

is an element of control, a filter that allows them to keep track of tenants, and monitor

who gets in and out of the house. When landlords and renters live in the same place, they

usually share entrances to their dwellings.
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Bathroollls

In the best cases bathrooms consist of one or two sinks, and a shower or water tap. In

most cases, bathrooms are exclusively for tenants, as in the houses of Sm. Agusto and Sr.

Villalba. In others, as in Sr. Smith's house, landlord and tellll!1ts share sanitation and

laundry areas. In this example, bathrooms arc just a pi! latrine and a 200 liter steel barrel

full of water filled once a day l'rom a tap locatcd in the front of the main IlOuse. Landlord

and tenants share this water tap also for eooking and washing. As the bathroom of the

main house is still unfinished, Sr. Smith uses tenants' latrines.

Palios and galer/as

Tenants and owner-Iandlords consider patio sharing as something natum!. Invariably

when there IS a p~.tio, they share it, in the same way they share entmnces and bathrooms.

The patio is usually the center of the house. Frequently it is accompanied by one or more

verandahs. In Sr. Smith's housc both tenants and landlord spend most of the time

outdoors sharing the patio. The ga[er[a, however, supporting activitie:, such as cooking.

washing, and children's play, is exclusively for tenants. Landlord and tenants share the

patio with no need of explieit rules. Split patios for exclusive use of tenants and landlord

are rare. In only one case, Sm Gomez's, the patio was divided into tenants' and owner's

domains. Thir. division, however, was only functional; the two patios remained

perceptually one single space.

Sharing facilities among tenants and landlords causes severaI problems derived l'rom

close proximity: lack of privacy, noise disturbances, invasion of personal domains,

gossiping, etc. However very few owner-Iandlords complained, or saw this as a problem.

Most considcred this a minor adversity, something they can not avoid if they want to get

income l'rom their rentais. Surprisingly, tenants also tended to minimize inconveniences

derived l'rom lack of privacy, stressing that their rooms were affordable.
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Figure 5-9: a), h) Laundry areas, lbe most.hared spae.. amld owner and renters

Figure 5-10 , a) ToUe" for renters, b) latrlne .hared by landlord and renlers

Figure 5-11 : a), h), The galorla, core of aetlvlll.. ln roomlng houses

Figure 5-11 , a), b), Roomlng hou.. w1lb .plltpalias for owner and tenanlll
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5.2 S/Iared HOllsing

Present in both fonnal and infonnal settings \vithout distinction. sharcd housing is a trcqucnt

solution in Resistencia. In times ofcrisis. sharing a bed or a room is indccd the I[L~t choice ti,r

many poor households. Il is true, it implies inconveniences such as laek ofprivacy lU1d lack of

space. but one advantage conceals ail its disadvantagcs: it is free. a quality that households

with extremely low income especially appreciate. Sharcd housing is part of lU1 intonnal

security network helping newly fonned families and aging persons. For young couples. it

usually constitutes the tirst housing option that allows them to bcnetit from an increlL~ed

saving capacity. For the eiders, it implies the possibility ofbeing in close contact with thcir

families, and thus enjoying assistance and loving care.

5.2.1 Types

The survey showed that shared housing was an important component of the housing

alternatives in ail three neighborhoods. In La Isla and Villa lIati, it accounted for four of the

households interviewed (28 %) in each. In Villa Ercilia, there were three cases (21 %) of

shared housing. Considering its orientation toward ownership, there arc two types of sharcd

housing: ownership-oriented and non-ownership-oriented. The tirst, plot sharing, involves the

subdivision of relativcly large plots among relatives or kin. 'l11e second, non-ownership

oriented, entails sharing part of the house with relatives or kin. While the fonner is common in

low density barrios, such as La Isla, the latter is frequent in dense neighborhoods such as Villa

ltatL

Ploi sharing/9

Plot sharing entails the sharing ofa plot with relatives or kin. Occasionally, it takes the fonn of

a subdivision, in which each sharer builds his or her own house with the hclp of the rest of the

compound. The boundaries of the plot remain common until one membcr decides to sell the

mejara, or the relationship with the rest deteriorates. The system combines the advanlagcs of

both, sharing and ownership. Il provides the benetits ofsharing: easy surveillance ofchildrcn,

'·SI,ould not be confused with 'land sharing' as described in Yap (1989, 1992) where the ide. involves
sharing among the legal owner and the occupants of the land.
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inerea~ed seeurity against robbery, meals sharing; combined with the main advantage of

ownership: the possibility ofselling or renting the Imuse if money is needed.

'!:,-~ ~ .
nl~~~,\>' \
~.,..

- li

•

Figur. 5-13: Plot ,haring
in Villa ErcUio (plon ond
views)

The proeess of sharing and later subdivision has no written mies. Il develops slowly through

the years, based on negotiations and arrangements among family members and kin. Most

sharing pacts are sealedjust by word ofmouth. Very seldom dealings involve a monetary

tI1Ulsaetion; most times, people share part oftheir land in exchange offavors, and rarely

produce a contract or whatsoever.

Plot sharing demands large plots as those found in La Isla, still a semi rural fringe barrio. In

dcnse neighborhoods like Villa ltati, where average plots arc about 150 m2, plot sharing

bceomes less Icasible. In these cases sharing refers more to the house ûi the owner than to the

plot.
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HO/Ise Sharillg

In consolidated neighborhoods, sharing a room or part of a house is the most common

form of shared housing. For cxample, in Villa ltatl where dimensions of plots arc tiny and

the process of consolidation was influenced by upgmding interventions, lhree out of four

cases of shared housing were of this type. In these cases, the main IlOuses arc generally in

advanced state of consolidation and plot bound.tries weil defined. The shared facilities arc

W','0;p', . \

...... : r--.. . . .

o?-o(P

.~~.~._..\ ' .. 
r' '

FiJ.:urc 5·14 : IlulIse
sIUlrin~: huck uparlment in
Vlllu lIuli (plllll, vlew)
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usually built by the owner, frequently with help from the sharer.

Unlike plot sharing, house sharing is not sa prone to subdivision and ownership. Inthis

case, there is a recognizable owner who usually invests money and effort building the

sharcd faeility. He or she, generally remains in control of the whole house; lherefore,

subdivisions into two or more houscs arc rare. In sorne cases sharing involves li sparc
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mom within the main house. In others, owners cede a small apartment, usually at the back

of the plot, consisting of one or two moms, kitchen and bathroom.

5.2.2 l'lot arran~cmcnts

Most plots in shared housing were rectangular. Out of ten plots, l'ive were rectangular,

four irregular, and one was square. The average size was 289.88 m2 with a FAR of 0.29.

As in rentais, plot occupation depended on the dimensions of the plot. White in house

sharing occupation tended to be high, with a maximum coverage of 65 percent of the plot,

in plot sharing occupation was relatively low. However, therc were same exceptions, for

instance, a case of plot sharing of just 153.00 m2, and a case of hOllse sharing of 440.00

m2.

BUILDING TYPE PLOT SHAPE
Detached, 1 storv 4 Rectanoular 5
semi·detached. 1 storv 4 souare 1
Comoacl 1 stolV 1 Irreoular 4
Comaacl 2 stolV 1
Total 10 Tolal 10

Averaoe 0101 size 269.88 Averaoe FAR 0.29

Tuhlc 5·4 : Chuructcristics or plots

".
,,.
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Fi~\lrc 5-15: Shured hnusing: plnt slmpcs (covcrcd urcu, %)

5.3 811mmary

The sllpply of rentai and shared hOllsing provide several options in informai

cnvironments. Rentais comprise two main groups: small rentais, and rooming houses.

Casllal and most times lInplanned, small rentais include rooms and small apartments.

More noticeable tlmn small rentais, rooming houses predominate in barrios of informai

origin in Resistencia. The most freqllent types are rooms with shared bathrooms, with the
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landlord-owner living in the place ~h:lring ~pace~ and ~er\'ice~. ln the~e ca~e~. main

hou~e~ arc of bctter 'luality than rental~. however. living condition~ of both lalllllonl and

renter~ arc fairly ~imilar. Shared oplion~ on the other hallll, include twomain type~: plot

~haring. and hou~e ~haring. Prone to ~ubdivi~ion and ownership plot sharing demand~

large plot~. Hou~e ~haring demand~ ~maller plot~ than plot ~haring. amI i~ more frequent

in central neighborhood~.

This section has provided a profile of the supply of rentai and shared housing in tenns of

dwellings. To deepen this profile. the cOllling chapter will address the issue of who and

why produces these options.
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6. THE SUPPLIERS

After stuùying the options eatering to the ùemanù of non-ownership alternatives in the

previous section, this chapler focuses on the proùucers of these alternatives. Who are the

lanùlorùs, anù who the owners that share'! How anù why they proùuce non-ownership

housing'! ls their practice a ùegeneratic'1 of self help housing, in which housing built as

use value becomes an exchange value; or on the contrary, is it a sign of the capacity of the

lower enù of the market to ùeliver ùiversifieù housing options'!

Owner-Iandlorùs anù owner-sharers arc the proùucers of rented and shared

accommodation. The most obvious ùifference bctween them is that the former gets a

benefit for eeding part of his property, while the latter does it for free on grounds of

kinship. But the ùistinction is not clear eut. Frequently, lanùlords are also sharers; anù

sometimes, sharers turn into lanùlords or vice versa. In the following discussion,

however, each householù is considereù unùer just one category to simplify the analysis.

6.1 OWlwr-lalldlords

The smnple detected a total of ten owner-Iandlorùs: five in Villa Ercilia, three in La Isla,

anù two in Villa hatL Most of them live in the same plot with their renters, and some

even share splee or services with them. On average they have been in their present house

for 26.6 years. Despite having the biggest average household size among ail tenure

groups, 4.8 persons, they have the lowest rate of persons pel' room, 1.36.

6.1.1 Type of householù

SixtY percent of landlorùs constitute families with children and 30 percent are single eider

persons. Most of them have other occupations apart l'rom taking care of their rentais.

Twenty perccnt arc sub-contractors; 20 percent entrepreneurs; and JO percent have small

businesses. Forty perœnt of land lords have no other occupation than running their rentais.
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6.1.2 Incorne

Owner-Iandlords genemlly have beltcr incomes2tl than renters. From a sample of len, the

average monlhly income was $611, ranging l'rom $180 10 a maximum of about $1000.

Comparing incomes of landlords and renters, and delïning an arbitmry line al $ flOO, one

can distinguish two groups. Clearly homogeneous, the group above this limit arc beller

off landlords with incomes such as Sr. Vallejos' or Sr. Miiio's that double or triple those

of some tenants. Landlords in this bmcket, have belter living standard, ami 'luite often

have beller housing than tenanls. Bclow $ 600, landlords and temmls inlerlningle in the

lower strata. Still, being owners, landlords enjoy a slightly beller housing slandard than

tenants, at least in what refers to Iïnishing and area pel' persan. However, eonsidering lhat

20 Incarnes arc an estimation for the purposc of analysis. They Wcrc asscsscù during interviews and survcys
according to indicators such as: overall quulity of housing. rents, and presence of items such us TV sel,
radio, car, bicycle. cIe.•
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most landlords share faeilities with tenants and have higher expenses, living conditions of

landlord and tenants arc fairly similar. Moreovcr, some landlords have even less income than

tenants. For exwnple Sr. Sanchez has an income at least similar to that of a potential tenant for

his baek apartment. In this income segment, there is eertainly no wide gap between landlord

and tenant.

6.1.3 Land acquisition

Owner-Iandlords acquire land in three 1'00115: mejo/'{/.\·21, invasion ofvacant land, and infommi

suhdivisions. Although majority ofthem got thcir plots through a mejorCI, ail duee 1'00115 of

acquisition were balanced. Out often cases, four were through a mejorCI, three through

inllJnnal subdivisions, and three through occupation ofvacant land. In only four cases owner

Ilmdlords have obtained, or arc in the way ofobtaining the title oftheir property.

LAND ACQUISITION
Form of acquisition La Isla Villa llall Villa Ercilla lolal

occupation 1 2 3
Informai subdivision 1 2 3
major!! 2 2 1 5
no data 1 1
tolal 3 4 5 12

Tnhlc 6-1 : Owncr-Iandlords: land acquisition

6.1.4 The tools of the trade

LlUldlords rarcly sign eontracts with tenants. I-Iowever they have different methods to scan the

suitability oftheir tcnants. Some ask for the DNI (identification card); othcrs observe the

behavior during the first month oftenancy. Most prefer to seal deals by just shaking hands.

AIi'aid ofbcing detected by municipal otlicials, most landlords find tenantsjust by word of

mouth. lt is natural, considering that ail except two 0' '. landlords interviewed do not pay

tmœs rcgularly. Others, less timorous, prefer to advertl . '·..ir rentais by means ofhand drawn

signs loeated strategically on the fàcade. Only a few, when occupancy is low, advertise in

newspapcrs, or employ bus station agents.

"l'lot \Vith"n untinished structure (sec 7.1.2)

68



•
THE SUPPLIERS
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6.1.5 Main perceived problem

Asked about their main problems. owner-Iandlords had three main eoneel11s. Laek of

jobs. burglars. and the difficulty to find renlers. were the most frequent responses with 30

percent. The nature of their responses denoted the condition of owners. and a better

situation than other tenancy groups. Other responses included: lack of space 20 %. and

referred to the neighborhood. drainage 20 percent. and lack of street lighting III percent.
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MAIN PROBLEM %
Lack of iob 30
Difficullv findino renters 30
Burelars 30
Lack of SDace 20
Drainaee 20
Lack of street Iiohtino 10
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6.1.6 Reasons for letting out

Owner-Iandlords perceive their rentais in very difTerent ways. From the sample in three

neighborhoods, it came out that 46.15 percent of landlords consider renting as a "way to

make a living," 38.46 percent consider it a business, and for 30.77 percent it represents an

inveslment. Asked about the reasons for renting 61.54 percent mentioned a good location as

the most decisive factor for renting. A significant 30./7 percent said rentais help them in

finishing the main house; and 15.38 percent said it helps them in paying taxes.

6.1.7 Case histories

Two types of owner-Iandlords predominate in informai settlements in Resistencia. Those

building rentai rooms as a way to secure a basic subsistence, and those building rentai

rooms or apartments as an inveslment to make profits. The former consider renting as a

Il)rm ofsupplementing and stabilizing very low ineomes; the latter have a clear objective

Case 03-11: Sr. Villalba, the owner-Iandlord of a rooming house in Villa Ereilia lives
in a house that shows its owners enjoy a higher living standard than their neighbors.
The Villalbas who ha\'~ two ehildren aged 16 and 14, aequired their plot with a small
mejora in 1974. ln J979 they built a 4.5 by 4 room in the front to open a lollo
ageney. Then, as their income rose, they started building the main house in the back
of the plot. In 1987 they deeided to invest in rentai rooms. Afler eontinued effort and
careful planning, they opened their rooming house consisting of 18 rooms with
shared bathrooms in 1993. "My business is totally legal," says Sr. Villaiba showing
his municipal receipt. The rooms arc loeated on top of the main house and on both
sides of the central corridor. They are of reasonably good quality, however they arc
far l'rom cOll1plying municipal regulations related to natural light and ventilation.
Rooms arc fumished with a bed, a cupboard, a small table and a small eleetric fan.
Bathrooms have hot shower, a feature quite rare in similar rentais in the
neighborhood. There is a common dinning-room, with a fumaee stove for tenants.
"Now, 12 rooms are oceupied" says Sr. Villaiba. He selects renters carefully; his
method is simple but efTeetive: "1 observe their behavior during the first month."
Although eontraets arc verbal, Sr. Villaba give his tenants a reeeipt for the month.
"Seeurity is no problem," he said, "among my renters are policemen who eontribute
to give security to the place." Sorne rentais extend for a year or two, but most of
them are only for two or three months. Sr. Villalba is reluctant to tell how mueh is
the rentai rate for his r~oms; finally, he concedes, prices range between $ 90 and $
100.
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in mind and conccntrate alllheir efforts and savings in achieving their goal.. "

Unlike the large 'professiona!' lype that plan their business in adv'lIlce, small sc,,1c

landlords tend to let outunused sp"ce forced by extreme need. For ex"mple, Sr. S.inchel,

a household in Villa Araza, was trying to overcome "n "Imost desper"te economic

situmion by whatever me"ns he h"d "l hmld.

C"se 03-01: The front of the housc h"s an "d offering "b"ck "partment for rent," Sr.
Sânchez, the owner, is " housc p"inter presently unemploycd. "When 1 c"me tn the
neighborhood, 22 ye"rs "go, there w"s nothing here: the pl"ce w"s so low th"t wc
had to fill it with e"rth "nd garb"ge," he rec"lIs. Six people live in the IJOuse: Sr.
Sânchez, two daughters, two sons "nd " grund d"ughter from his older d"ughler. ''(' m
offering the "partment bec"use it's emply since my d"ughter "nd her husb"nd moved
to a new housc" s"ys Sr. Sânchez who sells recycled devices, "Iso "dvertised in the
front of the house. He expl"ins, "the situ"tion is so h"rd th"t l'm trying to rent to get
sorne money for food. l "sk 100 pesos pel' month for " room with kitchen "nd
b"throom," Built in a n"rrow plOl, both the main house "nd the "p"rtment h"ve brick
w"lIs "nd eorrug"ted iron sheet roof. Sr. Sanchez built Ihem by himsclf: "Lillie by
Iillle, 1 started building the m"in house. As there w"s no pl"ee 10 buy cemenl or
bricks, 1had to bring them from the center on my bicycle. For the "p"rtmenl, my son
in-I"w helped me " Iillle, but most of the work 1did it myself." Although he does nol
have the legaltille, Sr. Sânchez is eager to become " 're,,!' owner: "six years 1p"id to
the municipality for the I"nd," Sr. Sanchez Iikes the neighborhood: "nowhere cise we
eould find a more eonvenient pl"ce," he s"id.

ln most cases Small rentais "re a w"y of gelling extr" income to supplement tight

budgets. For some households, sueh "s r"mily Sanchez, they represent the one and only

hope of gelling a more or less ste"dy income. For others, such as f"mily Maldonado, a

rentai is a way of gelling needed services without having to pay in cash l'or them.
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Case 01-13: Family Maldonado have a brick dwelling on the waterfront of barrio La
Isla. In 1975 after buying a mud mejorCl existing in this place, they started building
their permanent house. They have two daughters with mental disabilities who require
much care and attention; the younger (3), has Daw:. syndrome and the older (16), has
maturity retardation. As her husband works ail day as a policeman, Sra Maldonado is
in charged of house keeping and takes care of the girls. To help her with her daily
chores, they hired a young woman, Rita (16) who at the moment of the interview was
playing with the children in the patio. Instead of paying her in cash, they give her
food and free accommodation. For Rita, this is just a temporary solution, but at least
it gives her a shelter, and the possibility to complete sehool. For the family, is the
only chance of getting the help they need, without spending their limited resources.
The house that has plastered brick walls, iron sheet roof and brick f1oors, shows
signs of several additions overtime. At the back fragments of the original mejora are
still visible. As Sr. Maldonado had neither the ski Ils nor the time to build the house,
they had to hire sorne bricklayers among neighbors and relatives; "we helped them
buying, and carrying building materials. As we were 'on the penny' we bought
cement and sand wherever we had credit facilities. Bricks, wc bought from the local
brick makers in the island" he said. If they were to sell the house they would not ask
less than $ 5,000. But for now, they do not think of selling, they are happy with the
barrio and perceive it has improved lately.

Landlords perceive their rentais in very different ways. Sr. Rafael Sanchez, a landlord in

Villa Ercilia, sees his rentaI rooms as "a charitable way to provide poor people a place to

live, and help diminish the rate of delinquency in the neighborhood." Instcad, Sr. Smith

F1l:Ure 6·6 : Sr. Smith, a landlord ln vma Ercilla,
.... hl. ronlals a. Iho ponslon ho does nol gel
from the I:0vernment

Flguro 6·7 : Sr. Ruiz oraz, alandlord ln Villa lIall, has
Iinlshed hls hlluse Ihanks 10 Iho o.lra incllmo ho gols

from rents
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Case 03-06: The sign drawn with chalk near Ihc entranee advertises "rooms to let
furnished." The hOlJse looks ,IS one of the poorest of the block. The man is about 70
or 75 years old. Before wc can ask any question, he warns: "1 don't pay any taxes or
whatsoever. l'm retired; 1 've never paid anything to live here, and 1will never pay; [
only pay water and electricity, did you know thatT' When Don Smith, the owner
landlord, arrived in 1955, this place was still rural. "There was nothing here, no
water, nothing, only farms. [ had to build a pool over there, for Ihe people to drink"
he says pointing out a spot at the corner. "The liule river, the Araza, was still
functioning. Now they have filled it up. There were no streets. People carved the
land with plow and mules making a !iule trench, and those were the streets." Don
Smith had several occupations in his Iife: "[ worked for ten years at Herrera Iibrary. [
also worked at the municipality. Once, [ tried to study law, but [ couldn't stand it
because 1 can't lie. 1 prefer being a poet than being a crow." The main housc is a
detached two-story building Wil!, unfinished brick walls, concrete slab and
corrugated iron sheet roof. On ground noor lives Don :.imith, on the lïrst Iloor there
are two rooms with share'l bathroom for rent. Born in Buenos Aires Sr. Smith came
with his parents in 1927. In 1947 when he came to Resistencia from Campo Largo
(interior of the province), his first lodging was a nlllclw in Villa ltatL "1 had a
grocery" he remembers. In 1955 he came to this area and seulcd in a ra"clw nearby.
Two years later he started building his act ''lI house. He de..:ided 10 build rooms to
rent when he realized he was aging and had no coverage: "1 was geuing older, and 1
said, someday 1 will need something to nlllke a living. As 1 don't want to be
maintained 1 thought, why not small rooms to let? After ail, the government could
never provide housing for aIl." Don Smith built his house and the rentai rooms ail by
himself. ''l'm also a constructor" he says. "1 make everything. Do you know how to
make a right ;lllgle? The right angle is the most important thing in the house." He has
seven rooms to let; two are on top of the main house; the rest are organized around
an earth patio. Sorne are very precarious: mud walls, earth noors and iron sheet roof
are the most cornmon building materials. Renters slmre two roof-Iess pit latrines, one
near the main house, and one at the back of the plot. "Now only four rooms are
occupied. Sorne renters come from the bus station; [ have friends there that tell the
families about my rooms. They say: go and see the viejo he will give you a cheap bed
and a mate." Sr. Smith asks "only $ 4 or $ 5 for two days." ror rooms on a monthly
basis he asks $ 70 including water and electricity. Renters share the only water tap in
the house with the landlord. They usually don't :;tay long. Don Smith only makes
verbal contracts. "1 don't have problems with people," he said. At the gate of his
house, he improvises anolher poem for us.

considers his rentai rooms the 'pension' he does nol get from the gnvc~nment.

Sorne landlords, have succeeded in raising their living standard through their rentais. Yet,

their business is far from being a large scale speculative operation.
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Case 02-11: Sr. Ruiz Diaz is a landlord in Villa ItatL Born in Cacui, a smail town
near Resistencia, hc came 10 Villa Itati in 1960. "When wc came to the barria there
was nothing here." His description agrees with many other old settlers: "The olace
was a jungle of houses and footpaths, Before the allotmenl, 1 used to live at the
corner; then, they gave me this plot." He reealls: "Water and e]ectricity, came to the
barrio ahout 1970. At the begging, the installation was precarious. Later, we did the
proper connections," Fir~,t, he built a small room with cardboard sheet roof in the
front of the plot; he used the backyard to grow vegetables and chickens. Later, he
used this spacc to build the main house and the rentais. Sr. Ruiz Diaz claims he was
"the first person in the neighborhood to build a house of II/a/erial (built of permanent
materials). The ground floor has four rentai units; upstairs there are two units for the
family. In the main one live Sr. Ruiz Diaz and his wife; in the other lives their only
son, his wife and three small children (three, five, and seven). Sr. Ruiz Diaz is a
bricklayer. "1 built everything, little by little; the eolumns, the walls; everything by
myself." Occasionally he hired some workers. Sorne times his son helped him. He
built the apartments with renting in mind and rents helped him to continue building.
"When 1 have ail the people, 1 have four renters." Now that he has more time, he
concentmtes in the details. "The housc doesn't have a single crack; it still needs
many finishes, but little by little 1 go on completing the details." Sr. Ruiz Diaz also
does the sanitary installations and electrical wiring. He bought most building
materiais from the shops located on Chaco Av., less than two blocks away. He never
used recycled materials; "only new things," he said. He still works as bricklayer
when he gets jobs from time to time. Sr. Ruiz Diaz carefully selects his renters. "1
prefer renters with a regular employment, with not too many children and that, above
ail, arc quiet. But sometimes it takes lime to rent the apartments, for example now, it
is very hard to find renters." Rents, between $190 and $180, are a substantial part of
his ineome. "They help n;~ to pay taxes; you know, 1 want to get the title of the plot,
so 1 must De on time with the taxes," he said. Rentais not only allowed him to pay
expenses, they also financed the finishing of the main house. "1 started little by little.
With the rents, 1 've al ways tried to buy building materials." At the beginning he
used to make contmets (ln paper, but 110W he prefers to do it verbally. He has never
had problems with renters, "ail good people," he said. Sr. Ruiz Diaz likes the
neighborhood and is very proud of his house.

6.2 OWller-.I'1Iarer.l'

Another type of providers of non-ownership alternatives are owner-sharers. There were

ten cases of o\VlIers providing shared accommodation to relatives or kin. Three of them

were in La Isla, four in Villa Itati, and lhree in Villa Ercilia. On average, they have been

for lesser time in their present house (20 years), and have a smaller household size than

landlords (3.5 persons). Despite having a similar oecupancy rate, 1.88 persons per room,

they have less space per person than landlords, 7.56 m2.
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6.2.1 Type of household

Most owner-sharers are at middle or late stage in thcir lilc cyclc. Filiy pcrcent arc middlc

aged couples with children; 30 pcrccnt arc cldcrly couples; and 20 pcrccnt cldcrly single

persons. Unlike owner-Iandlords, they have irregular low-paidjobs. similar lo thosc of

sharers and renters. FortYpercent do c/UI/WIS IrOiTI time to timc. and 40 perccnt are rclired

persons. Other occupations include. tàctory employees (10%). and maids (10%).

6.2.2 Ineome

Not having the benelits of a more or Jess regular rentai revcnue, owncr-sharcrs have

considerably lower incomes than owner-Iandlords. Thcy carn on average $ 264.00. ranging

l'rom a minimum of$ 50.00 to a maximum of$ 650.00. Their incomcs seem closcr to

sharers and renters', than to owner landlords.•
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Figure 6·9: Owner-5harers: incarne
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6.2.3 Lund ucquisition

I.ikewise owner-Iandlords. most owner-sharers acquircd their plots through mçjorll.i. Out of

ten cases. live owner-sharers bought a mçjorll, four invaded vacant land, and one purchased a

lot in an inlèJrmal subdivision. In most cascs thcy have livcd in their plots for over 20 years,

bul only three out often had gollen the legaltitle by thc timc of the intervicw.

6.2.4 MuiD pereeived problem

For most owncr sbarcrs, thc main problcm in daily life is ta makc ends mcc!. Almost Iwo

thirùs oftbcm pointcd outtheir incomc was vcry low. Somc mcntioned problems relatcd ta

tbeir ùwellings; twenty percent complaincd about lack ofspace, and 10 percent slatcd fear of

eviclion. Olhcrs indicated ncighborhood dclicicncics: lack of adcquate dminagc, (20%), and

lack ofwatcr supply, (10%).

MAIN PROBLEM %
Law incarne 60
Lack of space 20
Drainage 20
Lack of monev la conlinue building la
Lack of waler la
Fear of eviclion la

Figure 6-10: Owner-shnrcrs: nHlin
perccived problcm

•

6.2.5 Cuse histories

For most householùs. sharing is a way ofhelping their rclatives. In some cases, such as in plot

sharing, sharing may result cvcn in ownership for the families involved. In the majority of

eases in thc sample. howevcr, it was just a way ofalleviating the suffcring ofextreme poverty.

The following cas(~ historics illusLratc thc nature ofowner-sharers in the barrio.l' of

Rcsi~lcncia.
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Case 03-02. The Gonzalez occupy a plot in Villa Ercilia without any forlll of
permis~ion. Sr. Gonzalez recounts: "we caille 10 the hl/l'ri" 1II0re Ihan 30 years a~o.

The first thing we did was start filling the l'il ~r ail around." ln total 15 persons
inhabit the compound of precarious detached unils: in a rrccarious shack made of
reeycled iron sheets and wood. Sr. Emclio. his wife and four sn,.11I childrcn; in a mml
and straw l'allcllO. his older dmlghtcr. his husband ami l'ive small childrcn (one to
five), and in another iron ShCCI shack, another daughter with IWO children. Sr. Eraclio
is unemployed. He does nol have any sort of income. Although he is 5X he sccms 20
years older. "1 have had two surgical interventions due to a kidney disease," said Sr.
Gonzale~ who also does not have any heallh eovemge. His dau~hter is trying to ~el

the legal tille of the plot. She had started building her "solid" Imuse, but she has l'lin
out of money. The new house is for the moment. a 1.2 m hi~h brick shell buill
around the mud l'lIllcllO. Evenlually it will become the 'material house' of Sr.
Gonzalez's daughter. The three family groups share meals .IS a way to diminish their
expenses. They do not have clectrieity, "Iight has been cul because we didn't pay."
They bring water from a house across the slreet to a sIand pipe located on the corner
of the plot.
Case 03-03. The Ramirez occupy a plot in Villa Ercilia sillce 1%6. "There was
nothing here: just thc 'Iagoons' which neighbors lïlled up to build their houses." says
Sm. Rmnirez. (Whal she calls 'Iagoons,' is nothing but the Amza stream. one of Ihe
scarce drainagc reservoirs of the city). Inilially they houghl a Illt:jlll'll. "a smail mud
l'WZcllO,'' as the core of their house. Albeil a span of more than 20 years, they do not
have the legal title of the plot, but Sra Ramirez says. "we still have hope that soon
the municipality will give us the land," She works as cleaning maill three days a
week. Hel' husband is unemployed. In tolal nine persons inhabit the place. Sr. and Sra
Ramircz, and two of Iheir sons sleep in the front room. Theil' older daughter. her
husband and three children, slcep in a detached hrick room. The Iwo households
share Ihe dinning-room which they use also 10 cook. Sr. Ramirez buill the house by
himsclf. Ta build the detached room he had the aid of his son in law. Allhough made
of bricks, the house i:; very precarious, and does not have signs of recellt
improvements. Floors are of earth, and roofs are of corrugatcd iron sheets. They have
electricity, but no water conllection. They obtain water through a water lap shared
with three neighbors at the back of the plot. Sm. Ramirez likes the neighborhood.
Although they have had the orporlunity to 1II0ve 10 another place, they dccided 10
stay. The main problcm she perceives in their housing situation is the lac!: of proper
water connection.

6.3 Tire relatioll oWller-tellallt

Severa\ factors innuence the relalion owner-tenant. The l'irst amllIIost obvious. is the type

of arrangement between them. While owner-sharers share with previously known

persans, relatives, or friends, owner-Iandlords not necessarily let out JUS! ta people they

know. Most landlords seem ta make a tradeoff al the timc of selecling renters. On one
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FI~ure 6·) 1 : The relutlon lundlord·lenanll. ~reutly
Innucnccd hy close proxhnity

Fi~urc (,·12 : Hourd or rules und rc~uliltions in li

roomin~house

hand they prefer people they know becausc it gives them a sense of security; but at the

same time they like unknown tenants becausc it allows themto have a more impersonal

relation.

Another determinant clement in the rclalionship is if the owner lives in the same place or

not. Eight out of ten landlords live in the premises and share spaces or services with

renters. Consequently, in most cases they have a daily contact. But his does not

necessarily mean thatthey have a good relalionship. On the contrary, conflicts seem more

likely to arise if landlords live in the premises than if they live somewhere cise. In the

interviews, both landlords and renters expressed their relation was good. however, sorne

evidence suggests this was not always the case. For example, sorne renters mentioned

problems with prcvious landlords that obliged them to move. The average length of

tenancy, only six months, also suggests thm a bad relation with the landlord may be one

the reason for moving in some cases.

A third clement al'fecting the relation owner-tenanl, is the socio·cultural background of

both parties. If landlords and tenants have a similar background, the relation between

them seems more benign. When landlords have previously been tenants they seem to be
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morc contcmplativc. As a woman landlord put it. "1 'vc been in their situation. If the they

can't pay, 1stillietlhem slay. 1have one owing me five molllhs,"

6.4 HOl/sillg prol/I/clioll

As it is almostthe mie in informai environments. owners direelly partieipale in Ihe

building of thcir housing. Some with building skills build their houses by themsclves.

Olhcrs hire bricklayers or small contractors for the mosl denlanding tasks, and reserve for

thel11sclves supcrvision .I:;d minaI' chorcs. Landlord-owncrs build main houscs and rcntals

in different ways. To build main houscs, 37.5 perccnt of landlords did the work

thcmselvcs hiring occasional hand labor, whcreas for rentais 60 perccnt of them hired

bricklaycrs or small contractors for most of the construction. This phenomcnon may have

two cxplanations. Many owncrs building l'en lais arc aging persons, Ihus they ean not

participatc in construction <lS thcy did when building the m<lin house: or perhaps heing

rentais <lt a latcr stagc in thcir lifc cyclc, thcy arc in a heller situation to hire workers.

Thc proccss of building rather than unidircction<ll <lnd weil ph<lsed, is elTlltic <lnd nmdom.

For cX<ll11plc, thcre is no c1car cut definition bctwecn huilding <letivities <lnd l'Oom lelling.

For ten<lnls this situation C<lUSCS l11<1ny inconvcl!icnccs, hut for landlonls it is the only way

to continuc building. As soon <lS thc firsl room is aV<lilable, lhe new lamllord rellls il out

to rccovcr thc hcavy invcslmcntthat any form of construction signifies for them.

HOW WERE BUlLT? M.HOUSE RENTAL
Hlt~d bricklayo(S bul supervlsed cons. 2 6

Hlrod bricklayers + sell building 3 2

Help hom rotalivos end kln + solI building 2 1

Sell building 1 1

Nodale 4 2

Tolal 12 12

(~~~~"tOWwt"EDU.";'=in55 a .......•..

., ...........

..........,.....-.......... ..","'.

•
FiJturc 6-13 : Uulldil1~ ur huuscs und renlul rOUllL'i
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Fi~urc 6-14: Snme lundlurds bulld
thelr houses IhcnL"iclves, or hire
nccuslonul bril'kluycrs

Fi~urc (,-15: Othcrs, clI1pluy Snlllll
cnntructnrs

Owner-Iandlords who got lheir plot by oeeupating vacant land, built inilially a precarious

shack as the starling point of their housing developmenl. Atthis early stage, they usually

do not cmplay olher hamllabor than that of their partners or kids, and have ta overcomc

numerous difficulties in gelling building materials.

Sra. Agusto recalls "at the beginning wc made a precarious ralle/w. My husband was
the builder. and 1 hclped him carrying building materials. We were sa poor that we
didn't have money even ta buy wooden pales. 1 collected timber waste l'rom
municipal building sites. For the roof wc used cortaderas. But as there was not
enough here. 1 had to bring them 'III the way long l'rom Vilelas." After the initial
l'lllle/IO slage. they started building the permanent structure. One of tl'te most
mentioned problems was the difficulty ta gel building materials in the area. In Villa
Ercilia/Araza, Sr. Sânchez recounls, "there was nothing here, 1 had ta bring the
cement and everything l'rom the center, now there arc many stores around here, but
then there was none."

Most owner-Iandlords arc essentially self-builders. Almost 'Ill of them have at least sorne

knowledge of building techniques: Sr. Ruiz Diaz, Sr. Sanchez, and Sr. Smitb daim ta be

contractors, on top of other occupations. Sr. Smith is a bricklayer; Sr. Sanchez is a

painter; Sr. Ruiz Diaz is a bricklayer and has knowledge of plumbing and eleetricity.

Mostlandlor(ls acquired their craft in the process of self-building. Invariably, they are
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BASIC INDICATORS OWNER-LANDLORDS OWNER-SHARERS
Averaae lenath al tenancv Ivearsl 26.6 20.B
Averaae number al Dersans Der hausehald r#l 4.B 3.5
Averaae number al aersans aer raom 1#) 1.36 I.BB
Averaae m2 Der household 1m2) 20.17 7.56

SOCIAL ASPECTS
Aae 01 household head Ivearsl 51 49
Househalds < 30 1%\ 0 20
Hauseholds with children under 10 ('loI 30 30
Averaae number 01 children 2 1

ECONOMIC ASPECTS
Averaae incame 1$\ 611.00 264.00
Averaae rent charaed ($1 93.00 0.00

T1.~lc 6..3 : Chllruclcristics ur clWllcr·lllndlurds und uWllcrs·shnrcrs

proud 01' whatthey have aehieveù: "my house ùoesn't have a single crack," says Sr. Ruil.

Diaz; "Do you know how to make a right angle?.. Most engineers ùon't kno'.\' how 10

make a right angle: the most importantthing in the house," concluùes Sr. Smith.

6.5 Sllmmary

The Findings of the stuùy suggesl a wiùe range 01' suppliers 01' non-ownership alternai ives.

Some owner-Ianùlorùs arc relatively wealthy; though, eomprising mainly miù sea\c

rentais, their practice is Far l'rom a large scale commercial operation. Others arc just as

poor as their lenants anù rely on their rentais for a minimum subsistencc. The case

histories suggesttwo types 01' lanùlorùs: entrepreneurs wbo eonsiùer rentais an

investment, anù smalllanùlorùs who eonsiùer rentais a way of securing a basic

subsistencc. While the Former have higher incomes than tenants anù enjoy a beller living

standarù, the latter have a socioeconomic backgrounù similar to their renlers'.

Sometimes, room lelling provides more than a basic subsislencc. For some landlnrds,

rentaIs represent a way 01' tïnancing lhe comp\ction of the main housc, for olhers lhey

provide a mean to pay taxes and l'ces 10 get propeny rights. Not having Ihe benelïls of

rents, owner-sharers tend to have bwer incomes than landlords. Although recognizing

leuing out would provide them an extra income, they prefer to share on grounds of

kinship. Most owners acquire their plots buying a mejorll or simply invaùing public lanù.

Both owner-Iandlords and owner-sharers are usually involved in the building of lheir

homes. 1'0 buHd the main houses they have the aiù of relatives and Friends. 1'0 buHd lhe

rentais they lend to employ hired brieklayers and small eonlractor~.
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7. TRADEOFFS AT THE LOWER END

SO far this thesis has discussed demand and supplYof rentai and shared housing,

analyzing interactions within them. But thesc sub-markets operate in a broader context

including other sub-markets at the lower end and the overall housing market in the city. It

would be wrong to end this sllldy without looking at the wider eontext in whieh rentai and

shared housing operates. Focusing on the bottom portion of the market, this chapter has

two main parts. The first drafts the main sub-markets at the lower end, diseussing the

supply of land, and the role of the mejora sub-market as ownership alternative. The

second analyzes the dymunies of householJ mobility identifying patterns for eaeh tenure

eategory.

7.1 11le lower elld .wb-markets

Diverse and with fuzzy boundaries, the study in Resistencia unveils that sub-markets at

the lower end arc less homogeneous than what literature suggests. At the beginning this

researc~ assumed that they would be somewhat easy to identify. As the study progressed,

however, sub-markets proved heterogeneous and with unclear boundaries. Over1apping

aInong them was more the rule than the exception.

Concerning ownership orientation, sub-markets fall in two broud cutegories: one,

ownership-oriented options such as informai subdivisions and lund invasions, und two,

non ownership-oriented options sueh as informai rentais and shared housing. The field

study revealed four mujor sub-nlllrkets opernting in informul settlements in Resistenciu:

shared housing, rentul housing, mejoras, and land invasions. The first two have been

extensively diseussed in prcvious chapters; the last two, ulthough ownership oriented,

deserve a closer look eonsidering the decisive influence they exert on rentai and shared

options.

7.1.1 ACCl'SS to land and tenure

The crucial role of land in self-help housing is widely aeknowledged. Tbe availability of

land in proximity of cmployment opportunities is, certainly, a factor contributing to the

development of informai settlements. This hus been the cuse in Resistencia, where a great
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part of the development of the city has taken place through informai settlemenls. in a

proccss that transformed former public IlIralland into popular developments. This option

has been thc most eommon way of gaining access 10 ownership for pOOl' families.

Subliminally allowed by polilicians ,md governmentofficials. lhis mechanism still

constitutes the main form of land acquisition for Ihe pOOl' in Resistencia.

There are signs. however. that indicale this situation may be changing. First. the city has

extended its boundaries beyond its capacily 10 provide reasonable urban services. This

means thal new self-help settlements will inevilably be in Ihe far periphery. with

increased transportaIion costs and without basic services for sevcral years to come. A

second factor is undoubledly the bell of defenses against 110ml thal once finished will

change the status of 'l1ood prone' or low-Iaying lands within Ihe defended boundaries.

Finally, there are signs indicating a ehangc in attitude in ,ite political sel-up. Most

polilicians, wilhin a proccss of increased democratic control, seem to find il inereasingly

difficult to supporl invasions and illegal occupations. Ali this evidel1ce points out thal

land access for the pOOl' has startcd to be rcstricted somehow in Resislencia. The main

consequence has been the formation of informai land markets like, the lIIejo/'{/ sub

market.

7.1.2 The mejora sub·market: ownership option'!

In ils most basic form, a mejo/'{/ is a rWlcllO, a precarious one-room dwel:ing wilh mud

walls, Slraw or recycled corrugaled iron sheel roof, and the boundaries of the plot more or

less defined. The most preferred varialion is a m<'jo/'{/ in which the initial shaek has been

replaced by at least one permanenl room. Mejol'lls found in harrio La Isla generally

consisled of a one or two-room house with brick walls and iron sheet roor. Priees ranged

between $1500 and $3000. Some more preearious shacks in Ihe outskirts of the city were

selling for as low as $ 30.

For some households, a mejol'll is Ihe option c10sesl to the dream of home ownership.

People who do not qualify for a house l'rom the government and have the will 01 building

their house prefer to buy a mejora ralher than sellling in vacant land and starl building

from scratch. At least, a mejora has overcome the difficult initial stages oi informaI
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housing. The mejoru sub-market is the option for those who Il ish to beeome home

owners and do not have the means to access the formai market.

Most families buying a mejortl acquire tenure rights over a house or a piece of land22
;

nevertheless, they seldom achieve legaltenure (title of the plot). Twenty-one percent of

the houscholds interviewed in Villa Ercilia gottheir homes as a mejoru. In barrio la Isla,

the percentage rose to thirty-six percent, and to almost half of the interviewees (43%) in

Villa HatL Despite spans of more than 20 years, only 14.3 % have managed to acquire the

legaltitle of the plot.

A high turn over in neighborhoods such as La Isla is clear evidence of the relative

dynamism of this sub-market. Signs of commercialization, in the form of 'for sale' ads,

arc cusy to find ail over the blll"rio.

ln the transaction, there is no

contract other than the word of

buyer and seller. It is this informai

character what makes the mejora

sub-market one of the most active

of those addressed in this study.

Figure 7·t : Brick mrjoras Ilke thls scll
fur $ 3,000, c1curly out oC the rcach oC

muny pour houscholds

•

Figure '·2 : Precarious mejoras iu
Isotulcd locutions scll for us low us $ 30.
Costs in tbis cuse ure hidden: increased

transportation expendltures, lack oC a
soclul nclwork, dlDÙnlshed job

opportunities, etc.

'1'he lernt m.jo", refers la both the lOI, and the house or unlinished slruelUre.
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Villa Italr$044.64

,-r-]
.~;\" ----------------!fi:,'

rr 1.1
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_r.:~' ...:.... r:...~..

• Housc givcn to a

cllie/ae/or

• Apartrncnt in a rooming

housc

• Bcd in a house in

cxchangc for work

• Buck npartrncnt in il

house

• Rouill in a rooming

house with shared balhroom

Re/llals

• Rouill in a rouming

housc with sharcd lalrinc

SlJared IlO/lsi/lg

• Back apurtmeat

• Rouill in a house

Arca
4 J.80

9.20

l'rift'

$0

$0

Villaltal(

La Isla

• Plot sharing 16.56 $0 Villa Erdlia

Mejoras AuCl p.~ic:e

• Mud and eardboard 8.50 $ 30 Out of arcn2J

mejortl

• Brick mejora 2 rooms 33.61 $ 18(Kl L. Isla

• Brick I1wjora 3 rOOItlS 63.88 $ 3(J{J(J Villa Ercilia

•
Tuble 7·1 : l11t~ rUD.:e uC uptions

"This option is located oUlside the thrce ncighborhoods stud.cd. in an eXiremely fringe location.
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Table 7-1 summarizl's the range of ehoil:es a\'ailabk for ponr households as found inlhe

field sludy. Pieking sekcled examples il gi\'L's a quiek idea of the rentaI. shared and

mcjorll sub-markels.

\ntel'lns of costs. shared options arc logieally Ihe eheapest. RenIai options with relUs for

rooms in the order S 90 pel' month. arc not eheap for Ihe meager budget of pOOl'

households. At first sigh:. II/(io/"{/.\· seems 10 provide Ihe most affordahlc option. with a

preearious house selling for a fraction of the eost of a month rent. Butthen. why do some

households such as single mothers (page 39) prefer 10 rent thanto have their ownlllt:io/"{/

in the periphery. The answer is not easy. hut clearly. the direct cost of honsing is just one

of the aspects weight:d in the proccss of choosing accommodation. Other factors sueh as.

location, sense of seeurity. costs of transportation, soeialnetworks. presence of joh

sources. and so forth. intervene in the deeisions.

7.2 HOllse/lOid II/obilily

Several authors have visualized the move among tenure forms as a linear. step hy step

path in whieh households jump from one fOl'ln of tenure to another ,IS their incOine rise

and as they life cycle evolves. Turner (1968.358) for cxample. in his upwardly mohile

consolidator model, distinguishes tluee transitional phases rclating income and tenure.

Similarly, Edwards (1982. 133) considers tenure a positive function of income in which

each tenaney fOl'ln corresponds to a differenl income hracket. This line of thinking

assumes that poorer households choose rcntal options, and as thcy improve their incomes

they move upward towards ownership.

Most evidenee gathered in this study suggest. however. that although true in some cases,

tenure and income not always have ,1 direct relationship as suggested in the upwardly

mobile mode!. To what extenl is the household income and indication of the preferred or

possible tenure option, or in other words, does an increased incorne mean a change of

fol'l11 of tenure? The following anaiysis examines the relationship hetween incorne and

tenure among households in the sampie.
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7.2.1 Incomc and tcnurc: a rclationship not al ways positivc

A comparison of average incomes for ail forms of tenure produces a staircase-Iike graph

in which to each step representing an income levcl correspond a form of tenure. But this

pielure. allhough correcl. conccals lhe real siluation al lhe lower end of the market. As

Figure 7-3 shows. individual incomes in eaeh tenure group present great amplitude

hetween eXlremes. Householùs with sirnilar inwmes have different forrns of tenure, and

householùs with the saille form of tenure have extremely different incarnes. For instance,

the gap hetween the higher and lower ends of owner-Iandlords is more than $ 800,

ranging from S ISO to S 1000. This makes clear the diversity wilhin eaeh tenure group

anù unveils the danger of any generalizalion.

On the other hanù, it is also ohservahle a range of ineome in whieh one can find ail forms

of tenure. Belween $ 200 and S 400. there were six owners, three owner-Iandlords, five

owner-sharcrs. six sharers, and four tenants. This may suggeslthat, ta a certain extent,

households atthc lowcr cnd have the altern'ltive ta choose among differcm fonns of

tenure.

--+--'0"'"

-w.llrllf

~OWnII'lllndlord

--_.
50403020
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1000 ~--.II-----------~
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ol-_~!.- ---"o'=""_........_-!

o

FiJ:urc '·3 : Income hy tenure J:fOUp

•
Allhough in terlns of incomes, atleast in theory, ail options are possible, other factors

affecting houscholds' decisions must be considered. Ineome certainly influences the type

of tenure, but rather than income, it seems the capacity to generate a surplus what makes

the transition towards ownership viable. This explains how owner-Iandlords or owner

sharers with extremely meager incomes have managed to beeome home owners. Other
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factors such as stage in lit"<: cyde. housL'ilOld eonslitution. or the sol'io-,'ullural

b'lckground also play a delerminant role in the resnlting tenur,' form.

7.2.2 Tenure c)'c1es

\Vhat arc the chanœs lhal a renter IUIllS into lanl!1ord. or lhat a sharer IUIllS intoll\\'ner

sharer or landlord'? Not many laking into account their incomes. Howe\'er. half of th,'

landlords interviewed have passed through 'III forms of lenure before. This may indicale

that for some households the upwanlmohility modd as suggesled hy Tnrner is slill valid.

The cycle l'an be summarizcd as follows:

Migrants l'rom the interior of the provinœ. or newly formed households rent a small room

preferably in vicinily of working opporlunities. Alkr a few ycars of meager savings. Ihey

decide to squat in public land or huy a plot in an informai suhdivision. Either they start

l'rom scratch huilding a roO.ll or they acquire a Iw:io/'{/ lhal comes Wilh the plot. As money

beeomes available and lhe IIeighborhood becomes organized, they get waler and

eleclricily. So far the transition lOwards ownership. bUI whal is what makes the new

settled household lurn inlo a landlord. L'lck of tenure is not an obstade. If location and

demand make rentai housing feasible, eyentually, Ihe potentiallandlord will sIan building

his first rentai room. Often. room letting preœdes lhe finishing of the main house.

As il came out of interviews with owners who were building or consolidating lheir

houses, letting out seems to be inherent to the ownership prncess, rather than induœd by

exlernal inOuenccs. Self-builders, or should one say self-managers, tend 10 lhink of

renting as a natural consequence of thcir ''slate of ownership." This suggests a strnng link

belween owner involvement in construction and the Iikelihood of rentais.

Moreover, the possibilily of renting out is an inherenl part of the idea ownership, and as il

was menlioned in lhe inlerviews, it is one of the aspects that make it attraclive. For the

majorily of households, ownership is overwhelmingly lhe most desired option. Very few

households, however, seem to complele the cycle, at least in a transitional palh.
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7.2.3 Mnhility patterns

Auaining 10 diffcrent ineome Ievels and soeio-eullural eharacteristics, cach lcnure

eategory has diffcrent mobility tendencies. Although the ease histories rccorded in the

study were far l'rom exhaustive, they provide some insights of the form poor households

1ll0VC ovcr lime.

• Renters (R): ln most eases, renters lend 10 keep the same fOrIn of tenure when moving

(that is, they move from one reniai to another). Some, however, eventually achieve

ownership in the self-help periphery resembling Turner's bridgeheader consolidator

mode!. In other cases, the move is towards shared accommodation: for example when

dose relatives move 10 town and get a home \Vith some extra space.

• Sharers (SI'I): Most sharers keep their aecommodation for several years. Some, when

the relation with the owner deteriorates. move out to renled housing. Others. move

direelly into ownership: for example when they inheril their parents home or when

lhey buy a I/I/'.iOI'll with lhe sa\ ings of several years. In the case of plot sharing. they

may turn to ownership when they achicve legal recognition.

• Owner-Iandlords (aL): Being a landlord, is lhe higher step in the tenure ladder. Il

provides owners a higher status and bctler incomes. Fur lhis reason, owner-Iandlords

tend 10 remain in their tenure option. Some have achieved this condilion passing

through ail tenure stages. Others have al ways been owners and lUrned into

landlordship as a business. Rather lhan moving. lhey tend to improve and enlarge

their houses.
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Fi~urc 7·4 : Examples of sta~natin~ trajectories

• Owner-sharers (OS): Owner-sharers very seldommovc. Frequently, they tum into

• landlords onec thcir shared accommodation is frecd.
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• Owners (OW): Some owners lmn illlo renters ,'r sharers. For inslanel'. wlwn dlildren

marry and fonn new 11l1useholds or when d,krs decide l,' mon' with Ihl'ir S,lIlS or

daughters. Some owners mrn inlo landlords. Moreo\'er. lhe possihilil)' of kttin): ouI is

usually associaled wilh the acquisition of owncrship.

7.3 SI/mmary

Presenting the main ownership option: the 1II<:;om suh-market. and ils l'Ole in relalion III

renIai and shared alternatives. lhis chapter has compleled the speelrum of oplions al lhe

lower end of the market. Acccss 10 land for lhe poer has slarted to hc rl'stricled in

Resistencia indieating that achieving ownership c\'en in informai scttlemcnts is likely to

become increasingly diflïcult. The 1II<:;om suh-market constitutes thc main owncrship

option for lhose who cannot acccss Ihe formai market. Yet. with the most alTonlahle

options in distant and isolated locations. a variety of 'hidden costs: such as more

expensive transportation and lack of social networks. turns Ihese alternatives inconvcnient

for some families.

Households at the lower-end have a range of ehoiccs at their disposai. however. very fcw

move among these options. Income is cert:\inly nol the only factor inl1uencing thcir l110ve

in the housing market. Other determinanls sueh as stage in life cyclc and saving capacily

seem to have a preeminent role. Households even in the same income hrackel have

different mobilily tendencies. Some with similar incomes choose different forms of

tenure, and vice-versa.

Although the linear transitional step hy step model holds truc in a few cases such as sllme

landlords, residential mobility for the majority of households does not necessarily mean

upward ascension. Furthermore. for some. the jump from rentai and shared options III

ownership seems inereasingly difficult to aehieve .
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X. CONCLUSION

11.1 SUl1Il1IlIry OJfl1/{lill~s

The Iïndings of this researeh have made c1ear lhat informai seltlemenlS provide many

more options than mere ownership through squalting. :he alternatives diseussed in this

paper constitute extremcly fragile suh-markets. providing. in most cases. defieient

housing i~ terIns of space and quality. and sometimes involving speculative praetices. But

in any case. no one could argue they do not diversify the range of housing solutions for

the poor. Moreover. contrihuting to alleviate the demand for ownership housing. they free

units in government sponsored projeets. Arguments on hoth demand and supply suggest

that if the aim is to improve the livin~ conditions of the poor. rentai and shared sub

markets must he earefully considered.

The demand for non-ownership options in informai environments in Resistencia.

although in the holtom portion of the income seale. seems fairly varied. Two main types

of demand were identified: demand hased on need. and demand hased on preference. For

some houschoIds renting or sharing is strietly a malter of need. Households sueh as single

mothers with several kids or eider persons with virtually no ineome. clearly have no

choice. For others. on the eontrary. renting or sharing is a voluntary deeision. Some

households. although having ineomes that would allow them to endeavor the ehores of

ownership. prefer to rent or share as a way to spend less in housing and aehieve other

priorities in life. Among the factors innueneing households' tenure ehoices. location.

affordahility. and stage in life cycle seem to play the most important role.

Reasonably varied is also the supplYof alternatives. RentaIs comprise mostly mid-seale

rooming houses with the landlord living in the plot. Although in most cases main houses

arc of better quality than renIaIs. living conditions of both renters and landlords are fairly

similar. Surprisingly. small rentais seem less frequent than what the research assumed

initially. Shared housing presents two main variations: housc sharing in which sharing

concern a part of the house. and plot-sharing in whieh sharing refers to a piece of land.
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CONCLUSION

The Iïrst variation is ,Ioser to r,ntal housin~. and frelju,ntly d,ri\'l' in a small rl'ntal

husiness: the later ,on\'l'rsely. seems more biased tO\\,;lrds o\\'nnship in the lon~ mn.

Suppliers of non-ownership alternatives do nol ùlIlform a sin~1e pattern. Some owner

landlord< arc relatively weallhy with in,omes doublin~ those of lenants. Their l'raetice.

however. seems far l'rom a lar~e s,ale ,omml'r<:Ïal busines,. Other arc just as poor as their

tenants and rely on rents for subsistenec. Eider po:rsons approachin~ the end of their worK

cycle, consider renting as a self providcd pcnsion. In most cascs. rcms arc just cnou~h for

food and some other expenses. but at lea't renls pl'l1\'ide them with a nhll'e or less steady

income. Not having the henefits of rents. owner sharers arc even more disadvanta~ed than

landlords. \Vith incomes c10ser to that of renters and sharer.l' than to that of landlords, they

resign Ihe possihility of having ;\Il extra ineome on ~rounds friendship and good will.

8,2 Assessillg the roie ofrelltai al/d slwred IlOl/sillR

Perhaps the main merit of rentai and shared sub-marKets is that they diversify the supply

of low income housing incrcasing the range of options available for poor households.

Although not constituting l'cr-sc ideal housing solutions. they certainly increase the

possibility matching households' needs in certain moments of their lives.

Rentais in informai environments seem to perform a variety of roles. One of them is

'social': for example, when they act as a support for eider landlords out of the social

se.:urity system. Another role is eminemly 'lïnancial.' Rentais provide home owners a

surplus that, in some cases, contribute to complete or enlarge their houses. Finally, a thinl

role is merely 'speculativc.' For a fc\\ hctter off landlnrds, rentais in informai settlements

constitute a way of securing wouId-he valuable land, avoiding taxes and ohtaining

substantial return in their investment. This negative face, however. is more an assumption

than a documenled fact, since most landlords interviewed were small, or mid-scale

operators, residing in the same l'remises. Despite this unavoidahle speculative component

inherentto its very nature, the 'social' and 'financial' sides of rentai housing make il

worth encouraging home owners to produce rentai alternatives in informai environmenls.
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CONCLUSION

Thc rok of sharcd hOllsing is cmincntly ·social'. ~1"'t sharcd alternatives cater to

hOllscholds not covcrcd hy thc ollicial hOllsing policies. for instance newly formed

familics and cldcr pcrsons. In sorne cases its role also turns IïnanciaJ. By diminishing

cxpcnditufcS on hOllsing. sharcd accomJllodation can gcncratc savÎllgs that cvcntually will

givc sharcrs thc chance of becoming homeowners. Onen. shared housing is the 'cushion'

that prcvcnts poor houscholds from heing strcet-sleepers when the supply of cheap

housing is restrict( d.

Informalnon-ownership altcrnatives arc important components of the lower end of the

housing markct. Enriching thc supply of cheap housing with options such as. part of a

room. or evcn a hed. which arc not found in formai suh-markets. they contribute to

illlprovc the performance of the overall housing market.

8.3 Scope for actioll

Rentai and shared housing arc no substitutes of ownership options. As mentioned cartier.

they perform a deariy differentiated IOle in the housing market. But neither rentai nor

shared housing. of the kiml wc have discussed in this paper. cOlhtitute models of housing

solutions for pOl'f households. Under certain conditions they can result the least desirable

of the alternatives. The question. then. is what should be donc aboulthem'?

Comprehensive inlerventions such as rent controls. or enforccmenl of restrictive

.'egisl;ltion seell1 to be the Iess recomll1endable of the approaches. As proved by

widespread evidenœ in different countries. by restricting the supply of options they create

even more hurden for poor households. Instead. localized actions such as. direct subsidies

li'r the most unprivileged tenants: single 1l10thers with several children. seems the most

advisahle approach.

Actions on Ih': supply side of non-ownership alternatives entai! greater risks. as they

would only result in eonstraints in the provision of rentaI and shared options. Allhough il

may be argued that securing tenure is a cause of speculation. it seems advisable to case

the proccss for alloeating tenure rights. As it came out from household's histories. in cases

in which tenure rights have been secured. quality of rentaI faeilities tended to be better.
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and whal is 1ll0sl important. withollt signifi\.:anl rl'l1t illlTl':lSl'. l'hl' hl'sl illl'l'nti\'l' t~l

encourage the production of n:ntal housing. Sl'l'IllS tn hl' ~d..'l'pillg dirl'l'I marKet

intervention to a minil11um. The main drawbaCK of Ihis pertllissi\'l' appr,'aeh is Ihal il cm

resul! in an speeulati\'e outburs!. Yct in this l·Olllex!. r;l\hn Ihan restrictin~ tl1l' supply of

rentais. the hest al!ernative would be to impl'lll'e the supply of ownership options.

targeling the demand for rentai and shared bousin~.

8.4 Met/wdology

This sludy has heen an exploratory e,ercise to apprnach the Icsser Known sub-marKets in

Resistencia. Most of the issues it has deall \\'ith arc usually nurtured hy heavy stalistieal

information. Inthis case. ho\\'ever. most of the analysis relied on qualitative. rather than

quantitative data. Considering the scarcily of resollrccs and the short lime availahle for

the field study. the approach prn\'ed to he highly effective. Indeed. the qualitative set of

data produced a large amount of information e,cceding the limited seope of thi, thesis.

The resulling picture may not be that aCClirate and comprehensive. hut this \\'as far Ihe

objective of this researeh.

8.5 Filial remarks

There is a tendency either in governllleill or aeadelllic circles in Argcntina to IhinK about

rentai housing as a 'non sanctulll' business. a ealamily frequenlly associated with

prostitution or drug dealing. But far beyond this narrow Illinded view. this research has

found that rentai housing in informai settlements has quite a respectable role.

Constituting'1I1 incollle generating activity. it allows poor owners to ensure a minimal

subsistenee. and in sorne cases even eonsolidate or enlarge their dwcllings. Ilesides. it

provides incxpensive housing to a Illinority of people. not for that reason less important.

who is out of Ihe possihilitics of ownership. or who for various reasons simply do nol

need to own a housc.
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APPENDIX 1 SUMMARY TABLE 1
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SR. CAYETANO ALARCON

SR. AYALA
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SR. GUTIEAREZ
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AVE
MAl<

SR.MlNO
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SM. FIERAO

SR. RUIZ DIAZ
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SR. JUAN SANCHEZ
SR. RAFAEL SANCHEZ
SR. LUIS SMITH
SM. AIDA GOMel
SR. VllLALBA
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25 2 1 38
35 4 7 58
37 7 4 80
222648

35 7 6 57
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10 4 3 46
16 13 4 40
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01·04 l"mlly w/chlldlon , shl\Iotl olhul bmnCl ;,!".o
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WNER 01·07 n.a. n.D. 1000

NDLORDS 01-13 family wl childron , n,no lU' 550
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01.()1 OC(u~hon no 220 roc1angu1ar dclDch-l story 4 1.25
01·02 occupatIOn no 14. irrogular s.dolach-ls1ory 3 0.6667
01.()3 OCGup3bon no 256 Incgular dclach·' slory 3 '.3333
01·04 malera no '05 roclangular s.dolach-l slory 1800 2 2
01010 rnojortl no 212.5 ract.angular dclllch·1 slory 3000 4 2.25
02·02 mOIOro no 180 roetangular s.delach-ls1ory 4 1.5
02·04 occupallOl'l 1"" n.n. 2 ,.5
02·07 mOlora no 180 roctnngulnr dolnch·l slory 2 0.5
02·10 mojo.. 1"" rectangular 1 ster)'
02·13 occupation '0' rodangular n.a.
03·13 mOjora no 70 Irrogular 1slory 3 '.3333
MIN 70.00 1800 2 0.5
AVE 170.94 2'00 3 1.'
MAX 256.00 3000 • 2.3
01·07 Inl,sUbd/v. ,os tmmgular l.dotach.,1sIOry
01·13 mOJora no 27. roctnngular 5.delach-l story 3 1.6687
01014 mOjoro 'os 225 rodangular s.dolocfl.lS10ry 2 3.5
02·11 moiom no 200 roctangulm compact. 2s10ry 47 7 1

02"4 OCGup;llion 'os 3.' squ3ro a.do1ach..lstory 5 0.8
03·01 occupation no 115.2 roclangular s.dolach.• 1slory 3, .... 2
03·05 lnf.subdi.... 1"" 400 çquoro col'l'lPl1ct, 2s10ry 4 ,..
03·06 occupnlion no .,8 °L' shape s. delach" 2slory • 0.25
03·09 mojoro no 254 mcto31lgular a. dotoch.1slory 4 0.75
03·11 in!. subdi.... '" 250.00 rectangular compact. 2slory 5 0.8
MIN 115.20 '7 2 0.3
AVE 299.91 '7 4.1 1.4
MAX 618.00 '7 7 3..

01-05 majora no 375 roetangulnr • dolDch·l slory , •
01·06 mclom no 241 iuegu'nr s.delach-lslory git! 3 2
01·11 OOCup3lion no 500 1f;·1u1ar do!Dch-1 slory 2 1
02·05 melorn no 440 square deloch·' slory , ,
02·06 OOCup3lion 'o. '82 _.r compact 'Slory 5 0:8
02·09 mcjom '0' roctnngulnr compact 2 slory
02·12 CCCUp:llion no '80 rectangular s.delaCh-l$!ory 3 0.3333
03·02 occupation no ,.,

inCgu~ar delach·l slory 2 2
03·03 mojoro no '48 Irrogular 00l0ch·1 slory 2 2
03·14 inl. subdiv. 'o. 230.00 roctangular s. delach.1 slory , 4.0
MIN 148.00 0 , 0.3
AVE 269.89 0 2.2 1.•
MAX 500.00 0 5 4.0
Ot-oSb n.o. no n.a. n.a. 1 2
01·06b n.a. n.a. n.a. n.a.
01-12 n.o no 500 Itrogular dot'lch'1 stOIY 2 3
02·05b n.a. n.a. n.a. n.a. 1 3
02·0Gb n.o. n.a. M. n... 3 2
02·09b n.a. n.a. n.a. n.a. . .. 3 1.•••7
Q2·12b n.o. n.a. n.a. n... .. •03·02b n.a. n.a. n.a. n.a. : 7
03·Q3b n.o. n.•. M. n.a. 5
03·14b n.o n.n. n.a. n.o. i 2.0
MIN 500.00 0 , 1.7
AVE 500.00 0 ,.. 3.'
MAX 500.00 0 3 7.0
01·08 n... M. n.a. n.a. ........... 1 3
02·01 n.a. n.a.

1
'.2 roctangular

1·
s.delach.,lstory ....

1 '.'~
0.5

02·03 n.o. n.•. !".n. rt~ 1'· '.' 1..33:13
02·08 n.n. n.a. 96, reclangular compact. ,~_sl~ry ,.. ' ,
03007 n.o n.o. n...1 n...1 ,c,· ....~
03·08 n.o n.a. n.a. n.•

li .. i l "; I.··.i:r l03-10 . n.o M. ":8. r~" 1...•..• ,
03·12 n.o n.a. n.a. n.a.

..~

MIN 96.00 0 , 0.5
AVE 129.00 0 '.4 2.'
MAX 162.00 0 3 4.0
01008 n.o. M. n.a. ·',rt~ .. ,., ...... ,:: ..•. i ":.'.'03·04 n.' n.a. n... n..
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01·01 positive noodlng.lost lllle n. .... n.a.
01·02 positive l.lCk ollenufO no IcUlng, laI Irom conlm nn
01·03 tilV(lmblC lackotjob would hke, II $ avathlblo n.a.
01·04 positive 1I0OOlog would ~ko IOnl ln lM lul"'o nn
01-10 posltl ...o tloodAack 01 joMow Incomo n.l'l. n.a.
02·02 posilivo w"tef when Il f.,ins nn Iln
02-04 gooO dt3inagCl n.a, n.D.
02·07 nol bad lowmcomo would 1110.0, Il S l\vnlloblo nn
02·10 gOO<l wnlcr Mxon Il 1'311'15 n.a. n.a.
02·13 positive n,a nn lU'

03·13 gOO<l lack of 5PQClV1ack ollnnurc n.n. n.a.
MIN
AVE
MAX

"'·01 1
Improv'ng but insacurc burglnrs lnYostmant n.a.

DS 01·13 Improvod laloty 1l000010g lonant looks nltor kuts Il. !JOOII
01014 fi.. bek of space Invllltmont lot ful:uro v. good
02·11 chango il 101 ln 40 yoars hard 10 lind renlors holpod improvo main houso v. good

02·'4 gOO<l dminngcl h3rd 10 tont
mIIIn """'"'"

gooO
03·01 convonionl lack 01 jobJ hmd 10 IOnl spalO np., nood 5ubslSl. Il.1\.

03·05 gOO<l bck of lobS, dOlinquoncy good will, help poopla. inComo gooO
03·06 poor, bu! good 1ack 01 income la mako n living v. good
03·09 posltlvo lack 01 st,OOI Rghting mAIn Incomo all.r hus, dlod v. good
03·11 negalive (insecurol burglars investmonl
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AVE
MAX
01.Q5 good nelghbofS ftoodingl amati Inçomo n.n rogula,

S 01·06 posilive noodingllow incame Il,/1 gcod

0"" . good, -anor 40 yoars' .... n.n v. good
02·05 ,000 loar 01 oVldion nn ,cod
Ô2·06 gOO<l !Dek. ollpacoJlow lncoma tlofp son'slarnUy good
02·09 improv" willer, eloc1. no room lor olpnnsion hnvo /1 sparo room nn
02·12 gooO Imallincomo shaIo Ollp0n50S good
03·02 goOO ( lirs. soll1or~) lowincomo nn gcod
03·g3 gOO<l lack of walor/low Income n.n v.good
03·14 good lack ollunds 10 bui1d. n.n ocod
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il 01·0Sb n.a lowlncomc now ln town, GDYO monoy n.a.
01·06b poS;livo,lillkalive no;gh. lowincomo slny W11h Inmity, no hn. ,.""""
01~.12. posltlve dralnllgallack 01 lob thOy carl hAvo own houso good
02·0Sb rogulnf 1owi~camo 110 nUomhltVo, locnllDrl ,cod
02·06b posltlve educatlon 01 childron silva monoy, location good
02·09b posilive 1ack 01 space savo moooy. no ntLloe. n.n.

O~.~~. gOO<l Iaw 1nc.om00lack monov to bUild no ait, slay w1th lotNly good
O3002b posilivo lack 01 monoy lor building no nllomalivo (Wllh Iwo kids) n.a.
oi);63b n.o. low lncomoJIack of Spact nowlntown n...

•n,;"" n.o. lack 01 spaco slny wilh Iho fnmily v.good
MIN
AVE

,,' MAX
01·08 positlv1J.!ts quiOl lowlncomo e:t'lOapnesa, locetkln good
02·01 1 good lock 01 foodl droinagos convonlent gooO

i}'
iii·iJ:j , 1 good noIso from upsta/ri now ln town. good location good
02-08 ,000 nono oltordablo, oood localion good

; ~~!X 1 . ~Ot~o,_~.~llocaIOd lowlncoma oNy cnotco, oflordabfo rogula,
03008 good noigh~rs lack ~I spaco, low incame can' nllord own houso good
iJ:j;1~

·1· posltlvo .... convaniOnlloeetlon rogIÛ'
03012 posilive IDck 01 Sp4ce can' altord 10 own -'
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AVE
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01·01 n.a. n.D, n~. scH·bulR pairll
01-02 n.a. n.a. n,a. sell·buill none
01-03 n.a. na. n.n. 5Clf·bUltt+brlcklayors n~.

01·04 n.a. n. n.a. elec1ricily, paint

01010 n.a. n,o. n.a. none
02·02 n,a. n,a. n.a. sell·built+bricklayer n.a.
02-04 n.a. n.o, n~. IOI1-ooUI+blicldayer bulldlng oxtensiOn
02·07 n,a. n.a. n.n. sell·buill none
02·10 n.n. n.8. n.a. hirod~O($ nJl.
02-13 n.a. n.a. n.a. sell·buill+ lreo nid n.a.
03·13 n.a. n.D. n.o, soll·buIn n~.

MIN 0 0 0
AVE 0 0 0
MAX 0 0 0

01-07 1 no '50 n.D. hou.. hirod bnddayors n.•
S 01-13 , 6 Y" 0 ward s(larE~d room (bed) hired bricklayors n.'

01014 6 4 no 90 worU rooms, 5hat'cd bath hired britkl4yors n.•
02·11 5 1 Y" 180 ward apartmonl sell'built+bricklayers sanilalion

02·'4 6 2 yo' 70 worU roolTlS, 6hated bath scIl·buill+brlcklayors n.•
03·01 1 Y" 100 wa,d apartmenl sell·built n.•

03.0' 11 5 Y" 90 wotdllormal rooms, aN$:lrfv bath ccll·built+btlcklayers plantation yard
03·06 11 , Y" 70 ward ooms, sharod la!lino sell buil1+blicklayers upperunils
03<19 6 1 yes 80 worU rooms, shared bath "rod bricI<JllyDtS flnlsh lMngnTl
03·11 15 , Y" '00 ward rooms, shared bath hilad bricklayors now rooms
MIN , , 6.00 0

AVE 6.3 3.' 600 93

MAX 15 , 6.00 IBO
01·05 n.a. room solt·buIlt addltlonaJ room
01·06 n.a. room sell·buil!+bricldayers n.a.
01·11 n.a. ~., solf·buIl! g3kHlD

02·05 n.a. ,oom self·buill brick room
02·06 n.a. npartmonl self.built+brlck1ayors GOt1's naw apal1menl
02·09 n.a. apMmonl, room sell·buitl+bricklayors upper roorn
02·12 n.o.. roo"" soH·buIn nJl.
03·02 n.o.. shacks, plo!s soll·buill n.a.
03.03 n.C1. room' soH-buln none
03·14 27.00 n.a. ,oom sell·buin finlshed core
MIN a 27.00 0
AVE 0 27.00 0
MAX 0 27.00 0
OH)5b 23.11 n.a. 'oom soll·buIn nJl.
01·06b 5.72 n.• room n.a. .n:a.
01·12 30.06 n~. ~., 181f4)tJ1It+,bricldayor nJl.
02·0Sb 10.56 n,a. ,oom n.a.
02·0Gb 41.8 n~. IIptlrtmonl

sell.buill+bricklaYo'rs
somo brh:kwIUs

02·09b Je n.a. apartml)nl n.a.
02"2b 20.' 1 .n.a. 'oom seil·bUiIt+ tree âld Ir1StOJlatiorlfi,f oleiét.
03·02b 16.56 n.a. 1 ""'cl< sell·bui" sorne brickwalls
03·001b 10.56 n,a. ,oom 50If·~.n nJl.
03·14b 27.00 n.a. ,oom sell·bui" n.a.
MIN a 5.72 0
AVE a 22.42 0
MAX a 41.80 0
OI,Qll

1
9.6 no 70 W()~ .1l)C)mS.~~bal~ 1 .. nJl.

02·01 44.64 no a worU ....... .. 1.\.
n.a.

02.Q3. 45.88 Y·' '80 .YICi~l """rtnlon'F· n~

02·Qll . '.06 no '0 warU rooms. shared balh
........•.....

n~.

03~. ~.75 )'(tS 76 Wôrd
~""ri>dl""'" 1· ·i .. ·n:O

. 03·08 '.9 Y·' 7S warUtooms, shared Ialrine

1> / ....
1.,. ......... ~:!.iXlo10 9 )'G:s ; e5 woid ~~·ïH#.:c(~ F· I···········i.·.•..~~

.
03·12 7.3 Y·' 95 warU rooms, shared balh n.a.
MIN a 7.30 0
AVE 0 17.n 82.S
MAX 0 45.88 IBO
01<19 ; nA . ... nJl. 1 ..... 1 ....... ..

• ..'C, ':'l~
03·04 n,a. n.a, n,8,

OWNERS

OWNER
LANOLORD

O\'llERB.

OWNER
BHARERS

RI!KTl!RB

SHARERS

•

•



APPENDIX 1 SUMMARY TABLE 6

N enN :lô en
:lô a: a:.. w

a: .. Q. W
W a: , !i.III W 0 N

'" :lô:lô en N 0 :lô w:> E ..J a: a::> 0 u. ..
'" «z ri :I: '" ..J ..J

W Z 1- '" '"
0 0

en .. ;;: Z l- I- ~
;::

'" w 0 0 '"u IL :lô a: l- I- a: a:
01·01 0.2151 47.32 47.32 47.32 9.4G4
01-02 0.3715 53.5 53.5 53.5 26.75
01·03 0.1863 47.68 47.68 47.68 11.92
01·04 O.3?Ol 33.61 33.61 33.61 8.4025
01·10 ~,3006 63.88 63Ba 63.88 7.0978
02·02 0.3814 48.66 68.65 68.65 8.11

02·04
02·07 0.1167 21 21 21 21
02·10
02·13
03·13 0.6643 46.5 4G.5 <16.5 11.625
MIN 0.12 21.00 0 21.00 21.00 7,10 000
AVE 0.32 45.27 0 47.77 47.77 13,05 0.00
MAX 0.66 63.88 0 68.65 68.65 26.75 0.00
01·07

S 01·13 0.2531 69.85 4 69.85 69.85 13.97 l,'
01-14 0.4444 100 100 100
02·11 0.7794 17.48 165 155.B8 243.14 11.009

02·'4 0.4913 74.96 102.4 177-"6 177.36 18.74
03-01 0.5806 42.08 24.8 66.88 66.88 7.0133

~'O5 0.51 GO.07 204 204 406 10.012
03,06 . 0.2735 46 145 169 197 46
03·09 _ 0.5385 67.86 68.92 136.78 136.78 22.62
03-11 0.68 120.00 170 170.00 290.00 JO.oo
MIN 0.25 42.08 4.00 66.88 66.88 7.01 1.20
AVE 0.51 70.04 109.35 138.86 187.67 20.18 1.20
MAX 0.78 120.00 204.00 204.00 408.00 48.00 1.20
01·05 0.1544 39 39 39 9.75
01-06 0.2585 62.3 62.3 62.3 10.383

01-1' 0~4 30 120 120 15
02-05 0.0994 43.74 43.74 43.74 10.935

02·06 0.6451 73 104.5 104.5 8.1111
02·09

02·12 0.3257 18 58.62 '6.62 2.58
03-02 0.366 16.56 56 56 1.6
03,03 0.3916 4' 57.00 57,96 ,

'" 03·14 0.12 27.00 27.00 27.00 4.50
MIN 0.10 16.56 0,00 27.00 27.00 1.80 0.00
AVE 0.29 39.40 0,00 63.24 63.24 7.56 0.00
MAX 0.65 73.00 0.00 120.00 120.00 15.00 0.00

01·0~
. 22,65 0

01·06b 3
01·12 0~4 39,53 120 120 6,5863
02-05b 3.52

02·06b 6.9667
02·09b , .. 7.6
02·12b 1· 4.1(.

03·02b 27 2.3651
(j3·ô3Ïi .. 2.112
03·14b 13.50
MIN 0,24 22.65 000 120,00 120.00 0.00 0.00
AVE 0.24 29.73 0.\'0 120.00 120.00 0.00 4.98
MAX 0.24 39,53 0,00 120.00 120.00 0,00 13.50

O,~~8 ·F 100 '00 3~

02·01 0,2156 4~:~4 44.64 44.64 44.64 44.64
... 02~":"

0,6613
1 . 11.47

02·08 63.48 63.48 6.06
03-Ô1 ., 2.9167

•••
03-06 2.225
~~~'~.'

..
91· 1

03-12 2.4333
MIN 0~6 44.64 0,00 44.64 44.64 44.64 2.23

AVE 0.47 44.64 0,00 69.37 69.37 44.64 10.49
MAX 0,66 44,64 0,00 100.00 100.00 44.64 44.64..
01~_'; :1>",
0:>04

OWNERS

OWNER
LANDLORD

CllÏ/NER
SHARERS

SHARERS

•

•
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