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| Hace algunos afios la industria pe-

96 |

trolera y petroquimica nacional ela-
boré un plan para subsanar esta
deficiencia pero no obtuvo apoyo
del Ejecutivo para implementarlo.
Mientras tanto las zonas industria-
les continuaban acumulando dese-
chos de la industria quimica, meta-
ldrgica, farmacéuticay de alimentos
quienes conjuntamente con la in-
dustria petrolerasonlasfuentes prin-
cipales de este problema.

Mientras el hecho urbano continte
su tasa de crecimiento acelerada
copando la cuenca del lago de Va-
lencia, los Valles del Tuy, la costa del
lagode Maracaibo, las riberas delrio
Orinocoy otros rios del pais, se hace
cadadiamads necesario este sistema
de disposicion.

Sin embargo, en todos estos inten-
tos de planificacion e incluso en el
reciente decreto firmado en pleno
interinato del doctor Lepage, en ple-
na crisis de legitimidad politica, la
concepciéndel sistemaestasesgada
hacia la disposicion y muy poco
hacia las medidas de reciclaje e in-
cluso de eliminacién exante.

Por supuesto, las pequenas comu-
nidades como el caso de Ortiz, Edo.
Guadrico -en donde se ubicaria uno
de estos rellenos de desechos toxi-
cos urbanos industriales- se opo-
nen no sélo por razones de indole
ambiental sino también en ese caso

especifico, por verse afectada toda
una nueva experiencia de desarrollo
agricola vinculado al turismo que
vienenejecutandoentes privadosen
estas fértiles llanuras.

Enmomentos que el aparato indus-
trial urbano se reestructura en el
mundo, gracias a los efectos de la
revolucién tecnoldgica y la
implantacién de agresivos esque-
mas que paraddjicamente combi-
nan politicas de libre comercio y
proteccion arancelaria, parece ab-
surdo seguir manteniendo politicas
de tratamiento de residuos toxicos
que no cuestionan en si el propio
hecho tecnolGgico que los generay
el mismo modelo de gestion que es
corresponsable de su existencia.

Lasnuevasestrategiasdedesarrollo
industrial basadas enel redisefioy la
reingenieria de procesos ofrece una
oportunidad para eliminar las cau-
sas de los desechos, es decir, las
viejastecnologiasylosinadecuados
sistemas de gestion en aras de pro-
cesos de alta calidad y de cero pér-
didas como actualmente exploran
grandes empresas internacionales.

Estas técnicas de desarrollo
organizacional, aunadas a las nue-
vas estrategias de relocalizacion y
desmembramiento de las unidades
productivasindustriales,inclusomds
alla de las fronteras urbanas gracias
a los avances de la ingenieria de

sistemasy de comunicaciones, ofre-
cen a Venezuela una opcion clara
para evitar la generacion de dese-
chos y para ahorrarse los costos
sociales, ambientales yeconomicos
de su disposicion.

Quizds por esta via, en la cual las
industrias pierden tamano, se des-
centralizan, redefinensusestilostec-
nologicos hacia instrumentos mas
limpios y modifican sus conductas
gerenciales, pueda lograrse un ver-
dadero desarrollo sustentable que
pasa por la redefinicion misma de
los grandes centros urbanos.
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| have no doubt that upgrading low-
income settlements is a necessary
process and one that should gene-
rally be encouraged. However, it is
vitalthatwhengovemments upgrade
settlementsthey considertheeffects
of upgrading not only on owner-
occupiers but also on the many te-
nants who live in most self-help
settlements (Gilbertand Ward, 1985;
Gilbert and Varley, 1991). Unfortu-
nately, it seems clear that most
upgrading programmes are desig-
ned as if the target community con-
sistswhollyof owner occupiers (Sal-
men, 1987).

Theneglect oftenantsis unfortunate
because many observers have
suggested that upgrading tends to
have a negative effect on this group
of the population (Batley, 1983;
Bogus, 1981; Burgess, 1982; Dietz,
1981; Doebele, 1983; Ward, 1981). It
is claimedthattenantsare likelyto be
displaced by rising rents as the result
of infrastructure improvements and
the distribution of legal title.

In practice, | am uncertain that the

"Paper to be presented to the
Encuentro Internacional sobre
Rehabilitacion de los Barrios del
Tercer Mundo,

Facultad de Arquitectura y
Urbanismo, Universidad Central de
Venezuela, 24-30 November, 1991.

impact on tenants is so negative, a
feeling partially supported by several
recentinvestigations into upgrading
programmes (Kool et al., 1989;
Skinner et al., 1987; Salmen, 1987)
Inparticular, | believethatupgrading
may help tenants by encouraging
the growth of rental housing. The
latter is something which should be
welcomed because it helps to
increase the residential choice of
low-income families. Most cities
need both more rental housing and
more owner-occupation; although
many families want their own self-
help home not every household
either wants or is able to become a
self-help owner-occupier. One im-
portant measure of housing quality
is the range of housing alternatives
that a city is able to offer its popu-
lation at every level of income.

My main argument in this paper is
that the implications of upgrading
programmes on both tenants and
current and potential landlords
must be considered carefully. If
upgrading encourages owner-
occupiers to increase the supply of

" The programme was financed by
the International Development
Research Centre of Canada. Local
teams were organised by the Centro
de Estudios Urbanos in Caracas
(led by Oscar Olinto Camacho), by
CENVI in Mexico City (led by Rene
Coulomb), and by the Instituto de
Desarrollo Urbano in Santiago (led
by Andres Necochea). The data
discussed in this paper are
presented in full in the final report,

rentalaccommodation, thenthatis a
very positive development. For
reasons that are discussed below |
am not too worried by the distri-
butive consequences of upgrading
nor bythefactthatrents may rise for
sometenants. The critical issueis to
increase the size of the rental hou-
sing stock and toimprove its quality.

This paperis based onaprogramme
of research into the phenomen of
renting and sharing in Caracas,
Mexico City and Santiago™ .While
that programme was not concerned
directly with upgrading, many of its
findings are relevant to the process.
It should be emphasised, however,
that the thoughts on upgrading
expressed here are both speculative
and provocative. | am making such
statements because | want to
encourage more work on the effects
of upgrading on rental housing and
because |wanttoprovokediscussion
about the whole issue of rental
housing|in Latin American cities.
Both issues have been ignored by
foo many governments in the
region.

prepared by Alan Gilbert, and
entitied In Search of a Home: Rental
and Shared Housing in Caracas,
Mexico City and Santiago.

TENURE TRENDS IN CARACAS,
MEXICO CITY AND SANTIAGO

In all three cities there has been a
consistent decline in recent decades
in the proportion of families who are
living in rental tenure. In Caracas, the
proportion of tenants fell from 55%
in1961t030%in1981,theproportion
of owner households rising from
45% to 64%. In Mexico City, the
proportion of households sharing or
renting accommodation fell from
77% in 1960 to 46% in 1980. In
Santiago, the share of tenant
households fell from 57% in 1952 to
20% in 1982. Although there are
signs that this trend may have been
reversed during the 1980s the cen-
sus figures are not yet available to
support that contention.

Despite similar patterns of relative
decline, however, there are clear
differences between the cities. In
Caracas and Santiago, the absolute
number of tenant households has
remained more or less constant
whereas in Mexico City the number

has increased dramatically. In Ca- 97
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racas, the number of tenant

| households in the Federal District

rose from 126,000t0 132,000inthe

| twenty years to 1981, in Santiago it
| fell from 220,000 to 197,000. In

MexicoCity, by contrast, the number
of households in non-ownership
rose fifteen times between 1950
and 1980.

Therehas beenaclearshiftovertime
in the location of the rental housing

| stock. Whilethe central areas remain

important, the proportion of rental
households near to the centre of the
city has declined. This has been the
result of urban decay, office and
business development, and urban
renewal programmes. Thetrend was
hastened by the severe earthquakes
that hit Mexico City and Santiago in
1985. Government policy has also
helped to redevelop these areas and
reduce the numbers of tenants.

In recent decades, most of the new
rental and shared accommodation
has been created inthe consolidated
periphery. Whereas non-ownership
in the central area of Mexico City
grew by 10% between 1950 and
1980, in the rest of the city it expan-
ded thirteen times; increasingly in
more distant parts of the metro-
politan area. In Santiago, while the
central conventillos have been in
decline there has been a clear pro-
cess of densification in the
consolidated suburbs; an outcome

of the creation of new accommo-
dation for both renters and sharers.

DIFFERENCES BETWEEN
OWNERS, TENANTS AND
SHARERS

Many internacional studies show
that owners differ significantly
fromtenants interms of their socio-
economic characteristics ' (Harloe,
1985; Downs, 1983; Gilbert and
Varley, 1991). This study placed
considerable emphasis on
attemptingtodiscoverwhetherthere
were systematic variations between
tenure groups in Caracas, Mexico
City and Santiago. The basic finding
must be that in none of the three
citiescanowners, tenantsandsharers
be separated into clear socio-
economicgroupings.Thereweretoo
many similarities between owners
and tenants, and even between
tenants and landlords. Owners,
tenantsand sharers do notconstitute
homogenous groups and no single
factor seems to determine whether
households are tenants, sharers or
owners. Nevertheless, some signi-
ficant patterns were discovered.

In Santiago and Mexico City, the
incomes of owner households were
higher than those of non-owners
although in Caracas tenants earned
morethanownerhouseholds. When
per capita incomes are considered,
however, tenants proved generally

to be better off than owners in all
threecities, aresult of having smaller
families. In Caracas and Mexico City,
there were considerable variationsin
the incomes of owner households,
with new owners comparing very
badly with owners in the consoli-
dated settlements. Indeed, new
owners in both cities were poorer
thanany group oftenants interms of
both household and per capita
incomes. InSantiago, of course, new
owners were drawn from a very
different income group because of
the system used to select families in
official settlements.

In Caracas and Mexico City, there-
fore, there is evidence that new
ownersareamongthepooresthouse-
holds. Thisfinding suggeststhatthis
group may have been forced into
owner-occupation by their low
incomes. Thisis mostobviously true
of owners living in invasion settle-
ments who were able to obtain land
at no cost or at least very cheaply.

Tenants and sharers tend to be
drawn from a younger age group
than owners but again there were
exceptions. InCaracas, forexample,
there was no overall pattern; while
tenants were generally much
younger than owners in the
consolidated settlenents, ownersin
the new settlements were the same
age as tenants in the central city. In
Mexico City, however, most sharers

and tenants were much younger
thanowners, theonlyexceptionbeing
in the central areas where tenants
were older than new owners
although younger than owners in
the consolidated periphery. The
comparative youth of the tenants
and sharers was linked to the fact
that this was the most common
tenure form among newly formed
households. In Santiago, sharers
constituted the youngest group and
so-called ‘new’ owners were com-—
paratively old because of the prohi-
bition on land invasions in recent
years.

Owners had larger households than
non-owners in all three cities. The
nuclear family was larger because
ownersgenerally had more children.
Among thetenants centrally located
households tended to be smaller
than those elsewhere. Certainly, in
Caracas and Mexico City, central
tenants had many fewer children
andsingle-headed households were
common.

Generally, size of familiyseemsto be
aimportant influence on residential
tenure although the Mexico study
concluded that «having children
(rather thanthe number) is what mo-
difies the needs and expectations of
mostcouples». Havingthefirstchild
seems to be more significant than
the birth of subsequent children.
Having children affects housing



Alan GILBERT / Tenanis landlords and self-help settlements: a comparison of..

behaviour, once you have a couple it
seems another one doesn't make
much difference. The effect is less
due to demands for space than the
widespreadfeelingthatfamilies wish
to have something to leave to the
children. In Santiago, the number of
| children seemed to make little diffe-
rence to tenure with most families
| have grown in the existing house.
The birth of additional children see-
med not to trigger house moves, an
effect perhaps of the very long stays
typical of most families in the city.

Pravious work in Guadalajara and
Pueblahad discoveredamuchhigher
incidence of migrants among owner
occupiers. It was not surprising,
therefore, thatthe numberof migrant
households found in the new
peripheral settlements of Mexico City
was much higher than their relative
weight in the total sample. By
| contrast, tenants, especially in the
central city, were much more likely
to be natives. It seems that native
Mexicans use their family networks
to improve their housing situation,
either through the offer of
accommodation or through loans
with whichto buy better quality plots
or homes in the periphery. Given
feweralternatives migrants are often
obliged to move into lower quality
owner-occupation. There were also
someintriguing correlations between
birthplace and tenure in Caracas,
although here there was a

complicating feature, the factthat so
many of the migrants were actually
foreign born. The immigrants were
heavily concentrated in the central
areas and did not often become
owners. Among the Venezuelans,
however, there appeared to be only
aweaklinkbetweentenureand place
of birth. Owners were more likely to
be natives but migrants were exten-
sively represented both among
owners and tenants. In Santiago,
therewassometendencyfornatives
to outnumber migrants among the
non-owners but the difference was
not great. Where place of birth did
seem to be influential was among
the allegados where there was a
much higher proportion of natives; a
clear outcome of this group having
more contacts and therefore possi-
bilities to share accommodation.

It is clear that the structure of the
housing market in each of the three
cities is sufficiently different to
complicate any simple pattern
between socio-economic characte-
risticsand tenure. Age, family struc-
ture, income, and migrant status all
contribute somethingtoexplanation
but none correlate very closely. A
morecomplexpatternisalsoencou-
raged by the diversity which exists
within each tenure group. Indeed, it
is clear that only if we examine the
characteristics of each subgroup in
each city, can we make real sense of
their residential behaviour.

HOUSING CONDITIONS

Housing conditions vary consi-
derably between and within tenure
groups. Ingeneral, however,owners
in consolidated settlements live in
well-constructed homes which have
been fully serviced. They have lived
a long time in the settlement and
many have lived for a number of
years in poar conditions. Gnly now
have circumstances improved. By
contrast, new owners in Garacas and
Mexico City are at the beginning of
the self-help consolidation process
and are currently living in very poor
conditions. The situation is different
in Santiago oecause there are no
new selfhelp settlements.

Tenants generallyoccupy lessspace
than owners. However, the quality of
that accommodation is superior;
tenants only rent property which is
supplied with infrastructure and
services, theydonotrentaccommo-
dationwhichisflimsy. Tenants gather
inaccommodation, therefore, thatis
well-established and the proportion
oftenants rises with the age of a self-
help settlement (Gilbert and Ward,
1985). Crowding tendsto be highest
in the central city but the tenants
benefit from the location and often
from superior services.

Sharers also live in somewhat
cramped conditions and the quality
of the accommodation tends to be

lower than that of tenants. Their
shelterismuchbetter, however, than
that of the new owners.

PREFERENCE FOR OWNERSHIP

Most tenants said that they wished
to be owners. However, it is clear
that there is a significant difference
between the general desire for
ownership and the practicalities of
becoming an owner. When tenants
say that they want their own homes,
they are expressing their preference
for a particular form of ownership.
They are saying that they want to
own a particular kind of home, may-
be one similar to the home that they
are now currently renting or maybe
even a palace. If what the market
offersis notthis kind of home, some
households may choose to forego
the opportunity for ownership until
their preferred kind of home be-
comesavailable. Ownershipremains
an aspiration which will only be
taken up when they find the kind of
ownership option that they want.
Meanwhile others who may harbour
a much less overt desire for
ownership may find themselves in
circumstancesthateitherencourage
purchase or which may push them
into it. If they cannot afford to pay
the rent, then they may have to find
another form of tenure.

Insum, the goal of horme ownership
is much cherished in all three cities.
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However the form in which home
ownership becomes available is
highlysignificant. Somefamilies will
accept home ownership even when
it means building a home on the
unserviced periphery, forothersthis
is anathema. For some, ownership
on the periphery is highly desirable
but is an unobtainable dream. The

: resultisthatwehaveahighly diverse

response to seemingly the same
aspiration.

RESIDENTIAL MOVEMENT

| One of the most intriguing findings

ofthestudyishowstaticthe housing
market appears to be. Neither ow-
Ners Nor Non-owners move very
frequently. Once owners acquire a
self-help home they seem not to
move. Thistendencyis mostmarked
in Santiago where the mean length
of residence in the consolidated
periphery was 23 years with most
of the families having lived in the
same house since they first became
home-owners. In Mexico City, ow-
nersaverage 14yearsintheirhomes
inthe consolidated settlements and
in Caracas 18 years. Among the
owners, indeed, the degree of
stability seems almost to be a
problem. Do they stay in their pre-
sent home for so long because they
arehappythere, oris it because they
simply cannot sell it?

Tenants, especially in the central

city, also tend tolive for long periods
inthe same accommodation. Thisis
particularly true in Mexico City and
Santiago where rent controls have
helped some families to retain their
accommodationoveryearsandeven
over generations. In Santiago, one-
quarter of the tenants in the
conventillos had lived morethan 40
yearsinthe currenthome; in Mexico
City, almostthree-quarters had lived
more than ten years in the same
home. A different pattern was
apparent among the central tenants
of Caracas, the average tenure being
only five years. Clearly, the urban
structure of Caracasis different, rent
controls have been less influential,
and the widespread presence of
immigrantsalso affectsthe length of
tenure in the centre. Nevertheless,
tenancies are hardly short.

Tenants in the periphery aiso live
reasonably stablelives. In Mexico City
and Santiago, the average tenure is
three years, and in Caracas seven
years.Evictionisaworryforthetenant
population as are increases in rent,
but these perennial problems do
notseemtohave producedtheinsta-
bility that was so characteristic of
say nineteenth century british cities.

When households do move they
tend not to move far. Most tenants
move less than five kilometres and
many owners-move similarly short
distances.

THE PRODUCTION OF RENTAL
HOUSING

Landlords are older than other
owners and much older than most
tenants. They have smaller families,
are more likely to be divorced or
single and are much more likely to
be retired. Landlords are also more
likely to be self-employed. They live
inlarger propertiesthan otherfamilies
and have lived longer in their current
home. In Caracas and Mexico City,
their household incomes are higher
thanthoseofotherowners, although
thisis notthe casein Santiago, butin
all three cities their per capita in-
comes are higher. While they are
generally more affluent than other
owners they have similar per capita
incomes to those of their tenants.
Clearly, landlords, owners and
tenants in the consolidated
settlementsaredrawnfromthesame
social class,

Landlords vary from the large-scale
owner of central property to the
landlord with a single sitting tenant.
In the central city, both large-scale
and small-scale landlords can be
found. Intheconsolidated periphery,
most landlords operate on a small
scale. In Santiago, seven out of ten
landlords only let to one tenant
household, in Mexico City three-
quarters, and in Caracas two-thirds.
Few landlords had been renting for
very long; in Santiago only 45% had

been in business for five years or
more, in Mexico City two-thirds had
been letting property for three years
orless.

While some landlords had cons-
tructed separate dwellings with the
intention of renting them out, most
landlords let rooms in their own
home. For this latter group, entry
into landlordism is often stimulated
by the departure of grown-up
children. Spare roomsareconverted
intoa source of income. Such land!-
ords may even evict the tenants in
the event that their children wish
to return home. In Mexico City,
landlords tend to live separately
unless they rent in invasion
settlements where they fear that in
their absence the tenants may take
over their property. In Santiago,
many landlords merely let the land,
the tenant building a separate
dwelling at the back of the owner's
plot. This phenomenon became
widespread during ‘the military
dictatorship when the Church in-
troduced its Hogar de Cristo pro-
gramme.

The research shows, therefore, that
few landlords follow a commercial
rationale. Indeed, it is this lack of
capitalist behaviour that sustains
the expansion of rental housing.
Many of the landlords recognise
that renting does not produce a
large income. In Caracas and San-
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tiago, few ‘domestic’ landlords
thought that they got much out of
letting, especially given the hassle
involved. In Mexico, the reaction
was more variable with some small-
scale landlords admitting that it was
asatisfactory business. Inno sense,
however,aremostoftheselandlords
operating on a commercial basis.
Theyaremerely supplementing their
income, anincome severely reduced
by the effects of inflation, and trying
to provide themselves and their
childrenwithaslightly saferfinancial
future. They do not know how to
invest in, nor do they really trust,
otherformsofinvestment, theirspare
money, therefore, goesinto housing
and land. This is a very different
landlord fromthat depicted inwriting
about nineteenth century Europe.

RELATIONS BETWEEN
LANDLORDS AND TENANTS

Relations between landlords and
tenants are frequently portrayed as
posing one of the major difficulties
of rentalaccommodation. Landlords
denounce the actions of tenants,
tenants those of landlords; the
frequency of confrontation is
emphasised by both sides. Our
research shows that relations
between landlords and tenants is
| much more benign, even amicable,
than this picture portrays. Relatively
few landlords and tenants speak
badly of one another.

The most common feature of
landlord-tenant relations in the
consolidated settlemnents is the lax
legal basis and the generally friendly
relationship. Good relations are
helped by the selection procedure,
few landlords accept tenants who
they do not know or most typically
who have not been recommendedto
them by friends. Civility is helped
because both landlords and tenants
live in the same settlement and
contactis eased by the fact that most
landiords and theirtenants had simi-
lar kinds of incomes and social
backgrounds. It was also helped by
the long average rental tenure, over
the years, landlord and tenant got to
know one another quite well. Bad
landlord-tenant relations are more
common in the central areas.

One way of measuring the degree of
harmony between landlords and
tenants is through the frequency of
evictions. Of course, evictionis by no
means uncommon in any of the
cities. In Caracas, 12% of tenants
had left their penultimate home
througheviction; inMexico City, 20%
of tenants had left their previous
home through eviction and another
13% had left because the cwner had
sold the property; and, in Santiago,
28% of tenant families with a pre-
vious rental home had been evicted.
These figures do not include cases
where tenants left because the rent
wasraised, acase whichthe Mexico

team argue constitutes de facto
eviction,

While their point is often valid,
inclusion of all such cases would
surelyoverestimate the real number
of evictions.

However, eviction cannot be such a
significant issue in cities where so
many tenants have long tenures. In
Caracas, more than one-quarter of
tenants had lived more than 5 years
inthe previous home and more than
half had rented only one homeinthe
last 5 years. In Mexico City, the
average tenancy was 7 years in the
current home and 6 years in the
previous rented accommodation.
In Santiago, tenants had spent an
average of 6 years in the current
home. Inthecentralareas, tenancies
are usually even longer.

RESIDENTIAL CHOICE

Any residential model should
consider carefully the options
availabletothe poorintheir housing
choice. To consider the demand
side of the tenure equation is
meaningless withoutunderstanding
the range of options available to
poor families. No choice is without
constraint, we have to consider
barriers as well as opportunities.

If access to serviced land is effec-
tively denied to most of the poor in

all of these cities, there are
nonetheless important differences
between them. In Santiago, no self-
help land of any kind while in Cara-
cas distant land is freely available
and serviced plots are on offer at a
price in the more consolidated parts
ofthe city. In Mexico City, cheap land
is available in the periphery and
some relatively expensive plots in
the consolidated self-help settle-
ments.

These differences mean that the
desperately poor in Caracas and
Mexico City have more housing
options than in Santiago. They can
rent or share, or they can invade or
occupy cheaply land in the distant
periphery. Living conditions are
rudimentary but it is still an option
that is not available to the poor of
Santiago. Inthe latter the high cost
of land meansthata higherincome
is necessary to gain access fo home
ownership; a barrier only partly
mitigated by generous housing
subsidies.

The availability of cheap plots is not
only significant in determining the
numbers of poor househoids
gaining accesstoland. Italsoaffects
the level of rents, which differ
considerablybetweencities. itis clear
that the Mexican families pay much
less in rent than families in Santiago.
The higher prices of land in Santiago
have had the effect of raising overall
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rentlevels. Sinceitisfinancially more
difficult to move into home owner-

| ship, there is a knock-on effect on

rents.

Of course, the cost and form of land
access is not the only influence on
rents. Government legislation also
has some effect, for example, in
holding down the rents for some
tenants in the centre of Mexico City.
Similarly, different patterns of social

| relations between landlords and

tenants have a considerable effect
on rents. The fact that Mexican
tenants stay in their rented
accommodation for long periods
helps to lower Mexican rent levels
(Gilbert and Varley, 1991). Since
landlords admit to raising rents
much more for new tenants than

| for sitting tenants, a low turnover

rate has the effect of holding down

| rent levels. It should also be

remembered that rents vary quite
dramatically through time even
within the same city. In Mexico,
rent levels fell by half relative to the
general price index between July
1970 and July 1987; during 1988
and 1989, however, they rose more

' than twice as fast.

The importance of these variations
in rents and purchase costs is that

- they are likely to influence the
| desirability of ownership vis-a-vis

renting. Clearly when rents are very
low, families will continue in rental

accommodation even when the
accommodation is inadequate.
Should rents rise they may well
reconsider their housing situation,
either because they cannot afford
the higher rent or because the balan-
ce of advantage between ownership
and renting has shifted. It is this
balance of advantage, not just in
costs but in convenience, servicing
andlocation, thatseemstobecritical
in the process of residential choice.
This balance, of course, is not deter-
mined by individual families but by
the political economy of land and
housing in the city and country
concerned.

Itisforthese reasonsthatthe results
of this and previous research do not
produce a simple explanation of
low-incomehousing behaviour. Not
all poor families rent, not all poor
families occupy shanty towns.
Within cities there is a diversity of
response; between cities still
greater variation. As such it is
erroneous to make general state-
ments either about the desirability
of renting vis-a-vis ownership or
the nature of tenants and owners.
There are certain similarities but
there will be major variations
between cities according to the
production system. Households
have different needs but they are
forced to modify their behabiour
according to the different circums-
tances facing them. Thus, in Santia-

go, many households have been
forced to double up with kin or
friends because nocheapalternative
is available. In Mexico City, we find
single women building homes in
invasion settlements because,
despite the immense problems they
face, land is free and no rent has to
be paid fora self-help home.We also
find that there is a higher incidence
of extended families in the central
slums than in the self-help peri-
phery; location and services are
more important than space to these
families.

This diversity isalso why researchin
different cities comes to different
conclusions about the nature of
owners and tenants. Thus, some
years ago on the basis of researchin
Bogota, | concluded that renters and
shares «are an excluded majority,
excluded fromanalternativethat few
wouldregardas positively desirable»
(Gilbert, 1983: 473). The researchin
Mexico City possibly leads to the
opposite conclusion that «it isn't a
high income that permits home
ownership, but precisely the lack of
one. Itis economic pressure, the im-
possibility of paying a rent, the need
to have ‘some kind of roofin order
to live an independent life’ that
leads them to obtainalotand build
their own home, notwithstanding
the poor conditions and the lack of
services in the settlement.» There is
no contradiction between these

different conclusions; the expla-
nation behind the difference is that
the opportunities facing the poor
household in search of a home
vary considerably from city to city.
Their socio-economic charac-
teristics and tenure vary accor-
dingly.

THE IMPLICATIONS FOR
UPGRADING PROGRAMMES

In new settlements, which have re-
latively few tenants, the advantages
of upgrading seem clear. Better
transport facilities and reliable
supplies of water and electricity will
make the settlement more attractive
to tenants. This will create the
opportunityforsome ownerstobuild
rental accommodation; a process
that is amply demonstrated
throughout Latin America and
specifically by this research project.
Since the IDRC project has
demonstrated that tenants live in
betterserviced accommodationthan
most owners, that landlord-tenant
relations are not bad, that some
tenants choose to remain as tenants
although they could afford to be-
come self-help owners, there are
clearlyadvantages to be gained from
increasing the rental housing stock.

Tenantsdonotappeartobegenerally
poorer than owners. Indeed, some
tenants are more affiuent than
owners. As such the conventional
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wisdom that upgrading leads to
problems for poortenants is thrown
into some doubt. Since tenants only
seem prepared to rent accommo-
dation thatis provided with services
and infrastructure, an alternative
interpretation is possible. If poorly
serviced self-help settlements are
upgraded new tenants will be
interested in moving inand owners,
perhaps faced with higher costs
because of upgrading, will produce
rooms for those tenants. New te-
nants will benefit from access to a
larger rental housing stock and self-
help owner/landlords from an
increased household income.

Butwillexisting tenants be displaced
by the upgrading process? In fairly
consolidated settiements some way
be forced to move but as we have
seen eviction is not all that common
in Caracas, Mexico City and Santia-
go,and mosttenants seemtostayin
the same accomodation for many
years. We should not assume that
the «grasping» lanlord automatically
raises rents and evicts his or her
tenants. Insofar as the costs to the
landlord have risen as a result of the
issue of title deeds or the provision
ofservices, therearetwoalternatives.
The first is to evict current tenants
andtotakeintenants whoare willing
to pay more. The second is to retain
the existingtenants, possibly raising
the rent a little, but to increase in-
come by expanding the accomo-

dationavailable. Some landlords will
no doubt follow the first course,
most, | suspect, the second.

In any case, since the incomes of
landlords are little different from
those of tenants, we are not
addressing a major distributive
problem. Even if tenants do move
andlanlordsincreasetheirincomes,
this will not have any significant
effect in worsening the distribution
of income.

Of course, many of these ideas are
speculative becausethe researchon
wich | am reporting did not look
directly at the upgrading issue.
However, the findings of the re-
search suggest that the common re-
action to upgrading, that it is bound
to hurt tenants, is highly debatable.
According to local circumstances, a
case can be made that upgrading
may well increase the supply from
higher rents, all tenants will gain
from the greater supply of rental
accommodation. Providing that
upgrading isconducted sensitively,
my view is that the overall effect of
upgrading on tenants is likely to be
favourable. What is absolutely clear
is that in designing an upgrading
programme government agencies
must consider very carefully the
impact on landlords and tenants.
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