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This paper is not a commissioned work. 

It is the “offering” of a concerned resident of Johannesburg weary of the on-going continuity of the old in the new South Africa and of the dangers inherent in the political urgency for “delivery”.

The Constitutional, Planning and Democratic framework of South Africa demands effective and efficient development led by resident and community interests. The City of Johannesburg is putting into place plans that will advance these “rights”. However, there is as yet no model of how to do it and the city still lacks the legal and staff capacities to do it. 

The Rebuilding of Alexandra provides the moment for all in the city to have their say and thus to generate the ways in which new rights are to be realised and the city to progress upon the confidence and accepted responsibility of its people and business. 

The paper has been sent to all relevant city and state agencies and to the editors of all the main newspapers.

Alexandra is an immediate issue for everyone concerned with the success of Johannesburg. The Alexandra upgrade and urban renewal story will be with us for many years. 

Write to the papers and demand meetings with Councillors and other Representatives. Making the right start with Alexandra can make or break Johannesburg!

I will forward copies by e mail: marketnr@iafrica.com
1.  Introduction

The national Government has granted R1.3 billion and Gauteng another R200 million for the “reconstruction and urban renewal of Alexandra”. Alexandra, at least at first glance, is a large and troublesome apartheid legacy beyond the capacity of the City of Johannesburg to fix. 

Alexandra’s illicit, illegal and criminal pastimes pollute a large region beyond its narrow confines by lowering property values, devastating the rates base, destroying existing jobs and communal economic security, and hampering or losing investment. That figure, more than a R1 billion a year, is the real opportunity cost to the city of the present Alexandra. This daily haemorrhaging of the city costs the city at least R2.7 million a day! This is equivalent to about R8 per Alex resident and R32 per family per day. 

The city should be pleased that the backlog of neglect and ineffectual administration might be coming to an end. 

The plan that attracted the funding, however, is problematic. It is caught in an old paradigm. Just as Johannesburg is invited to manage itself as a dynamic economic entity for all its residents, along comes a throw back to the old township mentality. The plan has no base in Alexandra as a piece of a great city. Its location amidst the most global part of Africa’s economy makes it very valuable. Past racial politics and the virtual absence of administration has denied its one-time owners and past residents the chance to see their properties grow remarkably in terms of value. It is now a “dump”, a squalid and crime infested area that pollutes the surrounding areas. It is not what it should be, a vital and stable piece of the city’s economy. 

The city and its residents, indeed the country, have the right to be presented with real and imaginative options. The Plan shows no attempt to work out a range of options, within and beyond Alexandra, with the economic, financial, and social costs and benefits that are possible.  We are all tired of remaining “victims” of our still recent and all to present past! 

The paper sets out to show how the land assets and the cash grants can be used in very different ways to realise high returns across the city, to demonstrate dynamic city modelling, and to create a rebuilt Alexandra that will fit its best possible impact on the city economy and the welfare of city residents.

The “Overall Business Plan” for Alexandra.

The Overall Business Plan aims to create, “ a well-managed residential suburb offering an acceptable living environment with manageable densities and a sound tax base”. The Plan proposes the “incremental upgrading of the existing physical, social and environmental milieu” with some new housing stock. The document handed out at the “Alexandra Summit” contained a very long “wish list” of all the extras – training, cultural, health and other building s and programmes - that will be needed to make the resultant community work. Who the residents will be is ignored except that it will be those already in Alexandra. The wish list does not accord them much get and go!

The difficulty with the plan is that it echoes the past. It is about housing upgrade and township renewal. It focuses on Alexandra and its present population, largely poor and mainly unemployed, mostly transient, and with very low skills. It is also wracked by crime. The plan glosses over the virulent gulf that exists within Alexandra between the established families, now a small minority, the illegal rent lords, and the majority of low skilled transients and illegal migrants who are the latter’s powerless clients and criminal foot soldiers.

The Plan is not about today’s city, its aims, opportunities and strategies and what it has to do to succeed. The Plan avoids discussion of how the present mainly poorly equipped residents of Alexandra are to be accommodated economically within the city and the role of Alexandra and its residents (present people or a different set) in the city’s plans.   

The plan ignores the fact that Alexandra occupies prime land within the most valuable piece of Africa’s global economy. Its future must reflect that, at least, since a central aim is to create freehold title which means tradable properties. The plan never asks what the value of the land is and what profile the residents should fit given land values and the demands and opportunities of the surrounding economy. Without that, it is impossible for the Plan to consider the future role of Alexandra in the surrounding global economy and within the wider city. As a result, it is unable to consider how Johannesburg should treat Alexandra as the enormous asset that it is. It is neither a problem nor a liability unless thinking fails to move on. Properly conceived, it is an opportunity to put the pieces of a dynamic Johannesburg jigsaw together. 

There is no price anywhere in the document, no sense of investment value or of alternate uses, no financial flows, no opportunity cost, no sense of who and when and for what purposes certain types of people will drive a resurgent Alexandra. There is nothing in the Plan on which to hang or to test a concept other than township upgrade. 

Planning for a Past Era

The plan is an old style state expenditure plan governed by housing subsidy and other “township” rules that are inappropriate to any wider consideration. It is a denial of Johannesburg’s right to seek its own future as a world-class city able to care for all residents. The options that the Plan presents are limited to the scale of expenditure; that is from patch up to fully rebuild, within a patently limited overall conception. Not surprisingly, the option chosen is not the complete rebuild, but the next costly variant as that choice gains a moral tone from the apparent savings! It is a pathetic exercise of great disservice to the city.

Just as the planners are caught in the past, so too is Alexandra. Alexandra has become an amazing anachronism. Following years of attempts at removal, the cancellation of black ownership rights, administrative confusion and financial neglect, Alexandra is a decaying dump occupied by, a planning estimate, some 350,000 people amidst and threatening Africa’s richest economic setting.
 The population density is thus 770 per hectare, or just 7 square metres per person for all public and private land uses: from roads and schools to bed space and toilet. By day and by night large numbers of “double uppers” are hanging around on the streets with nowhere to go, nowhere to sit and no work to occupy them. 

Youth and resident groups claim that, following the practice of doubling up, the population is now over 600,000 with many illegal migrants. This seems to be physically impossible though it represents what it feels like to live in Alexandra. Alex remains an entry point into the city. Its dense living and informal anarchy protects many sins. Resident groups now estimate the transient population of younger mostly male persons to be the majority, 60% or more. 

Unemployment is estimated at around 60%. Of these, indigents may make up 15%. They live in Alexandra because, at present, it is cheap though the reports suggest that it is also nasty. Accepting that there are 350,000 residents, few families and children, and indigents, there are some 60,000 odd unemployed, mainly younger men stuck in a tiny space that accords them no economic or social opportunities. Most remain rootless, part of a regional army of transients moving between rural and urban informal settlements. Alexandra receives, like shock waves, the aftermath of events in Zimbabwe, the failing countryside of the Eastern Cape and problems elsewhere in southern Africa.
Some 25 people live on a plot. There are disproportionately few established families and hence children. Only about a quarter of the children go to any form of pre-school. Education and skills levels are abysmal. Only some 11% of adults have secondary or tertiary education. Some 28% have no useful schooling, 61% have primary and a few some secondary education. 

The Business of Alexandra 

Alexandra’s “business” has always been rental accommodation. Its earlier self-governance gave it a unique status that made it a preferred place for blacks to enter the city. With that status went little public funding. Now it means entering into a place beyond the city’s governance. Some 90% of residents do not own property. 

In the last few years many transients have begun to “double up”, to share by day / night turns a single bed space of 3 sq.m. that has inadequate other living facilities like ablutions and kitchen, or even just a place to sit. The recently invaded nearby factories, run by rent lords, charge two people R300 p.m. or R100 sq.m. per month.
 

The official neglect of Alexandra means that it is not yet an “established” township in law. It should be later this year. The central point about its working is that its illicit rent lord system, in which maintenance, rates and other charges, rules and value for money are avoided. This system enables work seekers to pour into what the plan describes as, “its easily absorbing rental accommodation business”. Its future must be built upon its location and the enormous primary demand for rental accommodation it demonstrates exits in that region. But both factors must be harnessed in socially and financially useful ways. Set amidst a sea of home ownership in the surrounding suburbs, its immediate future is going to be rental accommodation, presumably with rights to buy. The Plan is centred upon owner-occupier development, not rental accommodation.
 Moreover, it has to be designed so as to maximise the local economy and thus resident economic opportunities. 

Reconciliation and Legitimation

The ability to plan and to execute a future for Alexandra must be built upon two words: reconciliation and legitimation. 

Some 1,700 restitution claims have been recognised and the compensation settled in a recent court case. It is not clear what each will do except that few would want to assume control over a dilapidated criminal run house with too many tenants. This is one reason to think abstractly about the vehicle to rebuild Alexandra. Those with restitution payments could become investors if a Trust or similar body legally managed Alexandra and invited them to participate.
 They could then swap a house equivalent for shares with different options for realisation. Since Alexandra’s rebuilding would unlock its considerable land value (see below), a higher net result could be engineered than the present lowly compensation that does not match land value. Moreover, as the Plan suggests, a housing subsidy could be added to their stake if they choose to live in Alexandra. This group represent a much-needed “desirable” resident type providing an element of continuity from the highly regarded past and able to add some “tone” to the future Alexandra. 

The old owners seeking restitution and participating in its future, together with the relatively few established families living there now, have a first prize to offer Alexandra. It is to reconcile themselves and the rent lords and other illicit “managers” of Alexandra so that a normal life can gain ground for all. 

It is thought that about 1,000 illicit rent lords largely run Alexandra. They “milk” Alexandra; they pay few fees or rates and do little for maintenance and nothing for improvement. They invest their income in the taxi business, in smart houses in the nearby neighbourhoods and in crime. Consequently, the city receives little in fees or rates so that Alexandra is an annual net loss to the city budget of an unknown but large amount. The rent lords are powerful and often vicious but they are also to be seen as a potential asset to help rebuild and manage Alexandra. They will have to be “brought into” any new development. What they really want is to be legitimised. For that to happen, they have to be partners, both financially and managerially, alongside the established residents. The institutional model must provide for this.   

Box 1.  Issues To Be Addressed

The key issues the “Overall Business Plan” must address to be acceptable on city terms are listed below. The plan answers none of them. 
1. What is required is City, not Township Planning. 

2. How will the residents of the new Alexandra come to fit the skill requirements of the surrounding global economy, afford rents that relate to Alexandra’s location and land value, and be entrepreneurial enough to take advantage of any new Alexandra city centre commercial and market space, creating a vibrant mostly small scale internal economy? 

3. It will require the exodus of at least 150,000 people to bring the density of Alexandra down to manageable proportions. How will that be done? How many will require / can claim state provided alternate housing and at what cost and where would they go? That scale of relocation is not part of the approved budget. How can that programme be developmental and financially dynamic? Can it make the housing market work in the townships so that established city families trapped in those non-functioning areas can escape?  More people than the numbers game dictates might have to leave to make room for better equipped residents to move into Alexandra.  

4. How will the plan determine who gets what and goes where and on what terms? Or will prices rule and inform and thus will people make choices for themselves by matching recorded rights and their values, altering over time, as against known opportunities and costs? If the former, administrative determination, will the programme bog down in personal / group positioning and recrimination?

5. The Plan has to be an investment in a better city, not just a state expenditure plan to upgrade existing poorly skilled residents.

6. The large opportunity cost, the various options that R1.5 billion cash plus R3.6 billion land value, or R5.1 billion, represents, must be explored on city terms.

7. The law states that the residents of Johannesburg own the city along with the Council. They will want to know how the land value of Alexandra, around R3.6 billion, is to be unlocked to city advantage.

8. If the land and cash asset is R5.1 billion, what prices will future rents command and what role is there for other investors / developers / owners? Preliminary figures suggest that Alexandra could attract R6 billion additional investment over ten years. For that to happen, it has to be driven by a vision that is greater than township upgrade!

9. If the Plan is followed, once title is given to individuals with little capacity to “make it” economically, developers are likely to buy them out at big discounts under distress sales, unlocking for themselves the un-priced land value. Alexandra will then be knocked down 5 to 10 years hence and rebuilt according to market values. The city will loose the R3.6 billion land value.   

10. It is known that economically active if “small” people do often pay high rents per sq.m. because they use little space intensely. A rebuilt Alexandra can attract and reward a densely settled community with good amenities if the residents fit the opportunities for jobs and for local business and service activity the region and the area can provide.   

11. What institutional / management / investment model will achieve all the above requirements?

Johannesburg: City Aims and Planning for the Future

Johannesburg is completing a period of active strategic re-thinking and planning. This follows more than two decades of weak public leadership and considerable “transformation” to meet Constitutional and new policy requirements. It is now seeking to become its own transport authority and housing agency. The province retains these key functions which undermines the city’s ability to plan holistically – as the law and commonsense requires it to do.  

1. Demography. The population of Johannesburg is stabilising with low growth predicted over the next ten years. This change is compounded by the social and economic costs of AIDS and by the current massive exodus from Zimbabwe.

2. Housing as a Strategic City Investment. There are a number of housing projects underway that together will accommodate a large part of the city’s housing backlog. Many of these have been caught up in delays but can be expedited in the near future.  The vast existing infrastructure of the Inner City and the adjacent East-West “rail and mining corridor” represent the largest opportunity for urban renewal and for the accommodation of many residents nearer to city opportunities than can Soweto and Orange Farm that house over half the city’s population. 

3. De-congesting Alexandra. In Alexandra there are about 10,000 shacks on riverbanks or other unsuitable sites that have to be removed. Some 35,000 odd people will be provided with housing elsewhere. To this must added the far larger number of people who must leave if the density is to be reduced to manageable levels, 150,000 plus. Given the uncertainty about the total number of people living in Alexandra, this is a difficult element to handle.  Many are transients and “illegal migrants” paying rent and thus have doubtful claims to housing. It does re-enforce the urgent need for the city to learn how to augment rental accommodation working with various partners. 

There are areas in the region, hence well sited in city terms, notably Frankenwald, close by, and Waterval, north-east of Woodmead, that can accommodate about 70,000 and 35,000 people respectively. There are some areas close to Alexandra but, as with Frankenwald, they have high value alternate uses to consider, notably existing or potential industries and hence nearby jobs, or, with Frankenwald, green space uses and higher class suburban development. Bertrams,  Malvern and  Princess Holdings are high priority urban renewal areas within the East-West corridor that can accommodate around 50,000 people between them. The Inner City and the remainder of the East-West corridor can hold a large additional population. 

The city first needs a clear settlement and urban renewal strategy. The rush to spend on Alexandra without that Plan being worthy of execution and without a city renewal and settlement strategy in place can only lead to poor ad hoc decisions, the costs of which will ricochet for years to come.  

4. Linking Alexandra to other City Ambitions. The issue of movement out of Alexandra is made more complex than just numbers if the end result is to be a resident population able to make the most of its location and to create economic activity that reflects land values. To the need of Alexandra to house capable economic residents must be added the parallel question, “Who will best move into the Inner City and the East-West Rail Corridor”, the “city” priority areas for urban renewal? For the first time the city has large well-sited areas to promote. This must spell the end of developer led “greenfield” housing projects away from city structure and economic opportunities. 

5. The Reform of Housing Policy. South Africa is still good at the delivery of housing as an object in its-self. Supply has meant control. The housing market and how it works has not been important. The task now is to learn how to work on promoting the demand for housing and ensuring that the housing market is effective at the township / urban renewal end. At present many new state subsidised houses are selling for a few hundred Rands because the owners are unemployed and because the housing is away from city structure and economic opportunity. Some R20, 000 of public land plus subsidy per starter house changes hands for a massive discount.  Housing subsidies should work not minus once but several times; i.e. not –1 but around +3 to +3, a difference of 300% to 400%!

In Soweto and other marginalised areas there are tens of thousands of families in leasehold and freehold properties who cannot sell as there is no effective demand for their houses. By funding mainly new housing developments, the state denies this valuable established city resident group the chance to move up through the city’s opportunities by selling to the state and then buying elsewhere (created demand). These seemingly separate ends can be linked (see proposed solution below).  

Alexandra as a Johannesburg Asset

Alexandra is now the property of the City of Johannesburg (legally defined as Council plus residents).
 The Plan presumes that Johannesburg will receive legal title to properties and then “may” transfer ownership to individual owners. The plan, thus, essentially uses public subsidies to translate this valuable asset into upgraded or rebuilt properties to be “given” to existing residents as new homeowners. Does that set up a conflict of interest between the city interest and that of those residents who think that they might be beneficiaries? To estimate this a land value for Alexandra must be established. 

The price of land in Johannesburg varies from R100 to R1, 200 sq.m; the latter under speculative conditions in Sandton, nearby to Alexandra.  At present, Alexandra has a low land value because of the problems associated with it. As the city takes charge of its property and opens it up for re-development, so the land value will rise according to the quality of the vision and institutions being used.  

Later this year township registers should open as a step towards formal township status. That procedure will open the way for residents to claim rights that will translate into future ownership of subsidised rebuilt housing. Given the excessive number of residents, the power of the rent lords who may well manipulate the process to defend their stake, the many who might try to claim a stake who are not always there, and the divided nature of Alexandra’s society, is such an exercise possible? The Plan proposes, “Developing a queuing protocol for eligible Alexandra residents to access a new housing opportunity.”

It might be political and administrative folly.

What densities can be achieved with such a model? The East Bank is now largely developed at totally inappropriate low densities as if the land had little value. Old Alexandra, the main site for redevelopment, must be built to appropriate, that is, high densities that reflect land values. Will the model achieve that? 

More fundamentally, is that the way to go? Will it foreclose more valuable options for the city, now its owner? Will it hide the value of the land, the city’s asset, by building and giving away subsidised houses that have no price?
 If that happens, developers will then move in, buy up large chunks of Alexandra to unlock for themselves the land value. They will flatten houses and walk-ups and rebuild according to its site value and potential “city” uses. Vast public money will become some cash in hand for families who sell. Given the current resident profile, high unemployment and the loss of many residents’ previous participation in rental business, many sales will be distress sales. A valuable city asset will pass cheaply into developer hands through the market.  

Is the re-building of Alexandra going to be about the public subsidy by Johannesburg residents and the state of developer profits and a subsequent new class of Alexandra resident with the original homeowners again destitute and a city problem?   If so, why not unlock the land value now so that the city and the planning can benefit from that large asset? And, if done properly, “small” but economically active people can prosper in a marvellously located city centre? 

Options for Redevelopment
This is not a fully worked up plan in itself. It is a series of statements, questions and counter proposals that hopefully will find a constructive response. They are:-

1. Local government is defined in recent law as the Council plus the residents. If the residents of Johannesburg now own Alexandra, will they not want to see its future determined by high economic, financial and social gains to the city as a whole? The city is completing its legally required Integrated Development Plan (IDP). It outlines new approaches, misquoted or not quoted in the plan, to Alexandra, housing, nodal development, transport and local economic development that provide a radical context in which to rethink Alexandra beyond its present township limitations.  

2. The city still does not have the accreditation to be its own housing agency. This it must do urgently to ensure that housing provision is a servant of city planning and development, not something initiated elsewhere outside of its vision of itself. Co-operative Governance under the Constitution accords the city and its residents the role as the cutting edge of development and guarantees support from higher levels of government, including in the distribution of national funds. 

3. In order to think about the options for Alexandra, we must first give it a land value. To take a value that is possible for that site, R600 sq. m., the land value of Alexandra is R600sq.m x 600ha x 10,000 sq m = R3, 600,000,000 or R3.6 billion. If the R1.5 billion grant is added, the total value held by Johannesburg is R5.1bn. If we take the IDP figure for a rebuilt Alexandra, 220,000 residents, the current value of the assets is R22, 300 per person or, for a family of four, R89, 100. This is five times bigger than the housing subsidy used in the expenditure plan. There have to be interesting alternatives to township upgrade. 

4. The draft Johannesburg Integrated Development Plan (IDP) calls for Alexandra to be “reconstructed” as a small persons’ city with its own strong local economy within its rich global economy region. That means that it has to have a large component of commercial, workshop and market space. The current plan admits that Old Alexandra should be largely rebuilt. The houses are “very old and mostly beyond repair” and the proliferation of backyard shacks must be removed. But it is limited to residential and tied to existing residents. If Alexandra is developed mainly as from three to five stories around its perfectly good basic city grid, there will be plenty of “economic” space at ground floor level and for residential above that.  

5. If the asset value of the land, R3.6 billion, can be unlocked, that will attract vast other investor funds if needed. There is no prima facie case to tie the concept for the rebuilding of Alexandra to the spending of a relatively small state grant that is itself tied into limited housing supply concepts. 

The question becomes, “What is the legal and management vehicle needed?” The Council can form an Alexandra Trust to hold the assets and the grant. That Trust can then float a company under the Trust to partner other investors to rebuild and manage Alexandra. The total that can be raised should be well above the present cash grant of R1.3 billion. It will, of course, look to a competitive return. The city, now losing billions a year because of the crime and other related problems that stem from the present “dump” that is Alexandra, can afford to take a back seat on returns till Alexandra and the region pick up - so long as the economic and business haemorrhaging stops.    

6. The 1,000 odd rent lords and the 1,400 old owners receiving compensation packages of around R50, 000 are potential investors and managers. As in item 7, below, they can be invited to become landlords in partnership with the management company. A partnership may be needed for many of those who wish to be registered landlords, as they will have to know that they can “control” sufficient lettable space to earn a sufficient income, plus their investment dividend, giving them a respectable income able to cover all costs, rates and maintenance, plus their investment dividend in return for playing a crucial role. This is the best way to realise the reconciliation between these parties that is so necessary to any progress within Alexandra’s fraught community – to cut an acceptable and common purpose deal with both parties. 

7. No longer can Alexandra be a major entry point into the city for those with little to offer the job market. The IDP foresees the city as having fixed “entry points” where new residents will be helped to buy existing houses in places like Orange Farm, Soweto and Diepsloot. 

The IDP goes further. The city must see that public intervention into the housing market can be subtler and more dynamic than merely the supply of “greenfields” housing. Supply is a particularly confining view. In the past it was related to the control of people. Dumping people in new housing areas without an economy is little different. It is time to work harder on the demand side as well. This has two important implications: -

a. Being largely without work, housing for first time owners will have to be treated as a “business”, as rental accommodation that produces an income. For this to happen, the city will have to both register and regulate new selected homeowners as landlords. To ensure that they earn enough income to be viable and to pay all bills, rates and maintain the property properly, the city must also see to it that they command enough rental space, that each “business” is viable. To do this, it may have to “partner them” to own more space than R17, 000 can buy. 

b. The public housing subsidy and the additional city funds to buy a viable rental business plays two if not three roles. Greenfields housing plays one, often to be heavily discounted when sold. By buying a house from an established city family seeking to sell and to move to a better locality, public monies work to install a new first time owner in a business and provide the cash for the selling family to move elsewhere. 

8. This will correct the absence of a publicly driven housing market that has trapped thousands of families and lowered house prices. Most green field developer led housing projects have failed to create working local economies in the immediate area. The owners often have no work and so a highly discounted market has risen characterised by “distress” house sales as low as R400 for a house that cost a R17, 000 subsidy plus free public land.  More serious is the inability of that public expenditure to “fuel” the housing market since it does not touch existing stock at all. The new policy being adopted under the IDP is to use public monies to buy existing housing for first time owners, to help them run viable and registered rental accommodation businesses, so that it releases the seller to buy elsewhere through the market. There are many areas within the city waiting to be renewed where established city families might move to be nearer to economic opportunities and preferred amenities. Since they will arrive on the back of the housing subsidy, now working twice, there can be justification for further public funds to help with urban renewal, as in the Inner City and the large Rail Corridor, and, with this proposal, in Alexandra. 

These established families with skills, work experience and city “know-how” would then be able to buy into new strategic development areas, into priority urban renewal areas like Alexandra and the large east-west rail corridor and Inner City, or find a place in the private market for housing. Alexandra’s position in the midst of the growing global economy makes it a key piece of such a push–cum-demand led strategy to provide opportunity and a common sense of urban possibilities to all families. 

The future of Wynberg, Kew and of Marlboro South, across the M1 from Sandton, is linked to that of Alexandra. The difficulty is that the levers of power in Alexandra are not concerned with public issues. The recent loss of jobs in nearby factories, some abandoned due to crime and others then invaded in order “to farm” for rents, illustrates the inability of residents or city to represent the full cost.  To the direct loss of some 6,000 jobs must be added the indirect loss of jobs and the working of the local multiplier when workers take money home to spend locally. The full loss to Alexandra residents is probably equivalent to the loss of 10,000 jobs: not something an informed and empowered community and region would tolerate. Yet the politicians and administrators never counted that cost. Consequently, public and private costs and benefits have been allowed to widen disastrously: lost jobs and family incomes and increased illicit rents. The further impact on regional investment, property values and the loss of city revenues raises the cost to staggering figures, perhaps R10 billion. 

Clause 33 of the Constitution, on Administrative Justice, and the Promotion of Administrative Justice Act of 2000 may well enable a court to entertain resident and investor redress for policy and administrative failure of this kind. That might open the way for massive claims, claims that the city must avoid at all costs. It would set the precedence for redress of administrative failure from other areas as well.  

� The plan figure of 350,000 is based on an assessment made by counting all roofs, giving each type a character – house or shack – and ascribing a number of people per roof.


� The highest monthly rents in the city, in nearby Sandton, are now R120 plus a sq.m. But these are commercial rents! Here they are to sleep and little more. Being ill equipped to enter the city, legally as migrants and in terms of skills, many transients are vulnerable to exploitation. 


� It is of note that the city can remove those who do not pay rents. It is altogether harder to deal with owners who do not pay rates, bonds and fees.


� Johannesburg Council has now equipped itself with a Property Company that can play such a role, drawing in other partners, investors and managers. 


� Municipal Systems Bill, 2001.


� In 1999, the Council followed a similar route in trying to allocate sites in the new Yeoville market. On a fixed date, all street trading in the area was to stop. 750 hawkers, of whom 370 sold tomatoes and vegetables, applied for 230 trading sites. Sites were to be awarded based on a complex formula of years traded in the area, national or not and then within categories that laid out the market like 70 sites for fruit and vegetable, 12 for shoes etc. It has led to endless negotiations, market closures, criminal interference and attempts by weak traders to stay on despite never paying the fee.  The task now is to move to an auction of sites every three months and insist that each trader has paid that day, week or month before they can occupy a site. The traders must jockey for position and prices must rule that reflect the value of each site. The administration cannot chose between people – that way lies madness!


� All developers of publicly funded housing projects  “trade” on the price of the land they develop. There are several ways, all long established. The easiest is to divide the project into serviced sites that are passed on to another firm to build the top structure with the remaining subsidy – now minus a charge that is the conversion of free public land to private profit.1, 500 sites @ R300, for example, is a lot of money, R450, 000. Officials go along with it as they believe it swings the financing of the project. With greenfield sites this may be so though it still a loss of public asset value to the developer. In valuable well-sited locations the figure grows exponentially and so cannot be publicly acceptable. A site in Alexandra may be worth up to R80, 000  (see below). 
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