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Abstract

The current government paradigm towards urban poor housing is to providatlesdo the
poor and promote ownership housing. However looking at the current housing mspketaky

in large industrial and commercial cities, rental housing aacagssible housing option for the
poor cannot be over-looked. Literature review has shown rental housing toridegralipart of

the housing tenure systems in the city, as well as isttlges of a migrant’s upward mobility

from a squatter to ownership housing. Studies across the world have shown the presenale of re
housing in almost all informal and slum settlements. This researh &tempt to understand
rental housing within the informal housing and discerning its charstoterin comparison to the
informal sector owner-occupied housing in the city of Rajkot in Gujarat.

Keywords: rental housing, ownership housing, rent policy, Rajkot
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Part |

1. Introduction

Rental housing provides the much needed ‘room for manoeuvre (Oakpala, 1981 in (Kumar,
2001) or flexibility of tenure arrangements during the lifetime ofusban poor household.
Rental housing lessens the burden on a migrant to invest on shetteetdbn manage to have
disposal income for ownership housing. It is responsive to in an indivsdaad ahousehold’s
life-cycle changes and is an asset for tenants as wihd®rds. Rental housing is influenced
by the local economic conditions and employment.

There is a long-drawn debate on the significance of ownership versing renhousing. It is a
popular belief that all households aspire to own housing. Many studies pnaved this
assumption to be true. However, the crucial question is not if ownerskigsised by poor
households, but if ownership housing is accessible to them (Kumar, 1996).d6agesssibility
have come up in housing policy discussions because the governments acrosge ke nde
countries have tended to design their public housing programmes to @watey demand for
ownership housing. On the contrary, studies across the world have shown thlahaasing is
of particular importance to the migrants. It has been theorizatieafirst entry point for a
migrant in a city. Until a migrant can manage to find a stablejmbsave to invest in ownership
housing, rental housing provides him/ her with numerous options shelter. Yétptiseng
policies do not pay attention to the rental housing needs.

In the quest to be ‘“World Class City’, whatever that means in the cities of the developing
countries, many city have launched demolition drives, with the backinganhiplg legislation,
which consider slums and squatter settlements as encroachmeinéstructure project
implementation has also led to displacement of slums and squatteirs sorde instances they
have been entitled to rehabilitation. Most of the rehabilitation giojgre designed based on an
understanding that the dwellers would desire ownership housing and hence igyatabl
rehabilitation package is a dwelling unit given on ownership basis. Ataime ¢ime, in the
rehabilitation process, house owners are viewed as legitimate hemegiovhile missing out the
tenants of the demolished slums and squatter settlement.

‘The struggle for housing is most often a struggle for land’ (Satterthwaite, 2009). Land
ownership is a state-subject and in most cities government lgrgjest landowner. In the Indian
context, land is under the eminent domain of the state and bfathithe state has the right to
regulate the use and transfer of land. The state thereforesiifentand use and transfer policies
and regulations. In some instances, the state is actively engéedieciding the prices of land
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but in general, its policies determine the land prices. In siugtf high economic growth rates
and increasing inequality as a consequence of growth, which has been elsdndia since
economic reforms, the urban land in particular becomes a parking fdacspeculative
investments resulting in rapid rise in land prices. Land becornesmodity and of speculative
kind. Housing struggles have therefore focussed on either non-avajlafiliands for low
income housing or for evictions from lands for high value activities.

Marxism defines ‘commodification’ as the assigning of economic value to something, thereby
making it part of the market. Due to the liberalisation of the ntarkéhe 1990s, the economy
opened up to Foreign Direct Investments (FDI) and under-developedlaapitkets could not
offer avenues for investments, other than land (Payne, 1989; Angel ansl, 4®@8 in Kumar,
1994). Under the structural adjustments suggested by the World Bank andibtalized
economies became eligible to receive investments, grants, &tanfom them as well as other
large trans-national and multinational organizations. All these changde mvestments into
cities and urban lands of the developing countries very promising. &hdshlas transformed
into a tradable commodity in the market, and the land allocation prdwesdecome very
competitive. Governments in developing countries are encouraged to make fpoaii available
lands, rather than ensuring equitable distribution based on requiremeodrtAs the real estate
market even informal lands are an expensive commodity and thus land gradldirdivisions,
informal sales, etc., have made squatting more and more difficthdquoor. The tendency of
commercial penetration into informal sub-markets has resultebeirprofusion of the rental
housing. Thus the poor have to consider the option of renting and share holdffgydeblke
form of housing in the cities (Amis, 1984 in Kumar, 1994).

Gilbert and Ward (in Kumar, 1994jave argued that, in terms of accessibility to land, ‘an
increase in the cost of land would eventually result in an incnedke proportion of tenants and
sharers.” Informal settlers and urban poor households who originally acquired plets a
motivated to develop rental housing, leading to the emergence of new sket-wiasquatter
tenants and multi-occupancy (Kumar, 1994). In such a situation, even householdsvaiich
have expected to be able to acquire small plots, are unable to dolsavartd continue living in
rental accommodation.

2. Rental Housingin Theory

The Chicago School of Urban Ecology came up with a Concentric Zone Model (Bul@esl)
of city structure, explaining the city in various concentric zone d lase in the early years of
industrialisation and urbanisation processes in the American citiespddrest communities
migrating to the cities, found their first housing in the CentrakiBess District (CBD) or

innermost circle of the city, where the cost of living was theapkst and quality of housing, the
8



poorest. The new migrants tended to live in rented housing. The outmost altett commuters
zone, housed the suburban, high-end, single family residences, roéiolynership type for
households who could afford to spend on travelling daily to the CBD for work.

This model depicts the migrants to be the residents of the dilapidated-gity zone, which

provides the cheapest accommodations and is close to their aregloyment (Kumar, 1994,

p. 4). This kind of process in Chicago was a result of waves of imntgyfrom Europe settling
in the cheapest housing, close to the heart of the city wherekiyjob market was located.

They shared the high rents in the central areas by crowding intertbenents and avoiding
transport fares for the journey to work. The pressure on the inner-moshddedito better

established households leaving the area, once their real incowpes/éd to afford additional

transport fares and settling in better neighbourhoods near the penphere larger land areas
were available. The model portrays a definite zonation correspondirigetaccupational

mobility, ability to save and stage in the immigrant householas More significant here is
relationship between the socioeconomic status of the family andliftance at which it is
located from the city centre. The relationship is stereotypedguadient, the socio economic
status rising with the increase in distance from centre.

The pattern of segregation in American cities modelled by concertnie theory of Burgess
was first questioned by a land economist, Homer Hoyt. Using rentmatan, he found: "rent
areas in American cities tend to confirm to a pattern of secdtiner than of concentric circles.
The highest rent areas of a city tend to be located in one @r saotors of the city. There is a
gradation of rentals downward from these high rental areas inradtidns." (Hoyt: 1939, 76).
On mapping the rent data he found a series of sectors emanatinghfo@entral Business
District (CBD). The high grade residential areas occupied tbst mesirable space and were
responsible for the pattern of urban growth in the city. The otlaglegrof residential areas were
aligned around the high grade areas, with the lowest grade areasingcingyleast desirable
land. Hoyt explained that due to the dynamics of the property mé#nketbsolete (old) houses
vacated by the higher income groups to occupy high grade areasavesferred to the middle
income groups. Vacancies thus created were occupied by lowerdngamups. A filter-down
process was observed when new housing was added to the edge of expanding city.

The third model along the same lines was that by Harris and U{&&4b), which they termed
as multiple nuclei model. It differed from other two by its abandonroétite CBD as a sole
focal point to existence of number of discrete nuclei around whickidudil land uses were
geared. The conditions for the location of these nuclei were observedviarying from city to
city and hence no generalised spatial form was suggested byAlehese models of the urban
geographers indicate one phenomenon; the urban poor housing and renting insieofivor
zones is evident across all.



The neo-classical economists have tried to explain the resideintieture of the cities with the
help of trade-off models. Although, these models are part of getieories of urban land use,
these have exclusive concern for residential activities. Theselsntgkek to deepen our
understanding of how residential phenomena (densities rent and land, vatidsstribution of
incomes and social class) are arranged within cities." (B&dd®84, 18). There are two kinds
of models in urban economics; ones which treat urban activities imexajevay and others
which have residential activities as their primary concern. Ther labes are of importance for
the present study.

Ratcliff (1949) developed the concept of bid-rent curves. Urban aes\ly "bidding' at various
rent levels - their bids determined by their need for cengralitd their ability to pay - formed
efficient land use pattern. His model too was concentric. Thdimgthinctions, which paid the
highest to have the best accessibility for maximising prdéitated in the centre. This land use
was most intensive and with vertical development. The next ring wasiabf industrial and
commercial functions, which required centrality but could not pay hegksrand hence settled
for lower accessibility, for example, ware houses. Largest spaseccupied by the residential
activities and number of trade-offs between the land costs, trarspxigt and density were
involved here. Closer to the centre were high valued lands, occupied dtigkrgensities by
groups who incurred low transport costs. Towards the periphery, lived thdsepmate
transport who can incur higher costs on transport but gave priority to logitydeesidential
areas.

2.1.Urban Mobility: From Renting to Owner ship Housing

Turner presented the ‘Bridgeheader-consolidatorstatus seeker’ model (1968, in Kumar, 1994) of
Intra-City Residential Mobility model in an attempt to explain vitmy-income households take
up rental housing. According to him when the dityat the ‘early stage’ of transition, the
migrantsor bridgeheader’s rent rooms in the inner-city in order to be located close to the# a
of work. This is the initial and temporary phase in the housing liféeecgt migrants. As the
migrants establish themselves in the city and gain accessbie esmployments, they seek land
in the urban fringe zone surrounding the inner city. This is the rarditional phase where the
migrant becomes a consolidatbr the late transitional city’s development, low rents in the inner
city brought about by the rent control legislations, results imedse in supply of cheap rental
accommodation, as owners no longer can make profits from his rental Timen the squatter
settlements which develop at the periphery of the inner-city be¢he new reception area of
migrants. Thus this move from mid-city squatters outward to highdrresidential areas is
called a move from being a consolidator to status seeker. The roatenton of later
researchers against his argument is that infisan residential mobility is ‘as much a reaction to
changing conditions in the housing market as a response to variations in household demand’
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(Edward, 1983). As urbanization proceeds, peripheral settlements assumeeramedrdte

location with new settlements developing around the former periph&e importance of the
inner city declines as intermediate and peripheral rentedmamnodations grow. Thus the
critique to Turner’s model perpetuates the existence of rental housing even as the city develops

and transforms from early stage to late stage (Kumar, 1994)

John F.C. Turner in 1968 argued that self-help housing is the answer to hisgsieg for the
poor. Households should be able to make their own housing decisions and suggestelp self
housing, mutual aid and incremental development as measure to solve lpyablegis of the
poor. The theme of the Self-Help Housimgdry was that ‘what matters in housing is what it
doesfor people rather than what it is’. The governing principles are that: ‘only when housing is
determined by households and local institutions and the enterprisébepatontrol, then the
requisite variety in dwelling environments can be achieved; onty¢he supply and demand be
properly matched and consequently satisfied; and only then will peoplst itiveir own
relatively plentiful and generally renewabtsources’ (Turner 1968 in Hansen, 1988).

Turner’s theory promoted incremental housing by the urban poor and supported the innovative
approaches to housing demands adopted by communities. Following the cuniplgsi of
Turner’s Self-Help Housing theory, Hansen and William (1988) have forwarded tigecBsive
Development Model (PDM) describing the process by which low-income holgse make
incremental investments in housing, moving from rental housing to ownenshiging. This
theory has expanded the framework of incremental self-help hohgiegplicitly recognizing
the rental housing sector within the life-cycle of housing developniédre PDM traces the
mobility of low-income households as they move through four differenestad housing
development:

- Stage Zero: Pre-ownership

- Stage One: Initial Settlement

- Stage Two: Self-motivated upgrading

- Stage Three: External shock motivated up-grading

The pre-ownership stage explicitly recognizes the entry of nfamutyed households or migrants
into the urban housing market. This can be seen through their renamgain or house, as well
as when they are guests or share space with another households. ltyte@gas of migration,
households rented to be able to be close to their workplace and seaofpfoyment. Renting
was seen to be an initial and temporary phase in the housing dife-of migrants with
ownership as the ultimate choice. However, it is to be noted that nbibadeholds move
through all the three stages towards home ownership. If these housélawklssufficient
resources to buy land or they have a no-cost opportunity to occup{thaodgh invasion), the
households enter stage one, by contributing ‘sweat equity’ in construction. Such housing may
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have very poor tenure security, but the concern of the household is tarteriktory for them
(Hansen, 1988).

The above are demand side explanations of housing access by thevnieeolme migrants in
the cities of the developing countries. Edwards 81@8allenges Turner’s model by providing
evidence of Bucaramanga, a city in Columbia, where the housing mab#isymuch a function
of housing supply as housing demand. He has argued that if low-incéonédalfe shelter or
land plots are available, which was the case in Bucaramanga atha point in time the
government decided to increase the supply of small lot plots, the ngnamtsi directly went to
become house owners than renters. Structuralists too have challenges$uhgtions of the
demand-based models by stressing the role of structure of housiket B¥ad low incomes play
in restricting housing choices and residential decisions takethebyiouseholds. This is very
important in Indian context as well. The new low income migrants coulgdred the grind of
going through renting in informal housing to directly renting annfal housing or accessing
serviced lands to settle down as legal occupant.

Explaining the various tenure types existing in the cities of deveamuntries, Geoffrey Payne
has put forth an explanation that tenure is a continuum with a mixroafa@and informal tenure

types.

Figure 1: Tenure Continuum as presented by Geoffrey Payne (2000)

1), Pavement Dweller
B 7). Squatter tenant
Tenure 3). Sguatter ‘owner' — un-regular sed
Securty in ] 4), Tenant in un-authorised sub-division
). Squatter owner —regularized
Law ]

Owyrer —unauthorised subdivision
1. Legal owner —unauthorized

construction
Bl Tenant with contract
9). Lease-halder

10}, Free-holder

5
E
.

Tenure category
1 2 3 4 5 (5] 7 & a 10
0% 100%

Source: (Payne, Urban Land Tenure Policy Option: Titles or Rights?, 2000)

Payne has included tenants in his tenure continuum, showing that rentalghisuai part and
parcel of a migrant’s housing need cycle. Focusing more on the security of tenure, Payne has
depicted the rental alternatives to have lower tenure secuaty ttie owners at each stage.
Squatter tenants are worse off than Squatter owner. Likewise, gefantin-authorised
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subdivisions are worse off than owner of un-authorised subdivision of land. Temidmts
contract are at the higher end of the tenant tenure secuwrityngum. However, empirical
studies, as well as surveys across cities have showed the disregacontracts and
documentation in the case of urban poor tenants. A critical andlysiBayne states that
providing titles to all the un-regularised tenure types would iserd¢he tenure security and
consequently, increase the cost of land so much that ‘elite capture’ or ‘downward raiding’ of land

is bound to happen. Thus, Payne is of the opinion that the various tenure typssupgraded
to de facto tenure. This would imply that across tenures, the government should supgibut in
upgradation and site and services programmes, etc., while letting the infomeraléin.

It is seen across cities that many seasonal as welgle snigrants do not use their resources to
occupy land and rather continue living in rental accommodatieaving expenses by sharing
costs with other single migrants or migrant households. Rental hoalsingallows them the
flexibility to shift to wherever they find employment. Turner empex the use-value of
ownership housing but also enumerated the use of renting as ana@xi@nisicome-generating
opportunities for the owner (Kumar, 1994). Supplying rental housing alsdshpssitives for
poor landlords and house-owners. Such landlords use rent receipts in manyovgpplement
daily consumption, safety net against inflation and assistantekmg housing improvements
and also important during ‘poverty-risk periods’ (Pugh, 1995) like providing income security in
times of employment transitions, forming a long-term source of income (K@®@at).

3. Rental Housing Scenario in Developing Countries

Rental housing market is found to be functional in all cities, eslhedan developing countries.
The initial UN studies on rental housing began on the note that cittesv/egloping countries are
dominated by tenants, evident in the cities of Latin American, aaibSouth Africa (UNCHS,
1989). However, thesaudies failed to point out that renting does not depend on a household’s
aspirations, but rather on the availability of land as well as ddrfram migrants (Kumar, 1994,
p. 6). Contrary to the owner-occupation in the western countries, the neeat@rhousing has
induced governments of Indonesia, South Africa and Colombia to initiated feusing policies.
In many developing countries the State distributes public landeftements. The governments
thus feel that ownership housing would mean that they do not have to desfrémitand; rather
they should be making money on the sale of land. In most developingiesumyasion of land
by poor increased the land ownership in cities, like, Lima (Perajadas (Venezuela) and
Indonesian (cities). This critical urban planning failure, howeveesalated by the fact that
such informal settlements are a vote-gaining measure for polgicChile, India and South
Africa are examples of such vote-politics (UNCHS, 1990, 2003). However, with gyowin
urbanisation, cities also become the areas of wealth accumutat@nthat, there is competition

for everything, including land. Under such circumstances, invading land andgwawelling
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units become more and more difficult for the poor. With inadequatdysapfand, other forms
of tenure have risen.

3.1.Extent of Rental Housing

Rental housing covers a significant proportion of urban housing in the develapingies of
Africa, Asia and South America. The Table 1 below depicts the housing tens@ected
countries and cities of developed and developing economies. Two very eleds that appear
in the tenure scenario: (i). Rental housing is higher at thdesigf, than at the overall country
level (ii). Rental housing is higher in developed countries at botltdbetry and city level.
These trends explain that renting is an urban phenomenon. Within the degetopntries, the
expanding economies of cities like Cairo in Egypt and Bangalorgia,lallow greater mobility
of people from rural to urban areas. Both cities have more than 50epetenants in their
population. Secondly, the fact that the countries which are economilsaleloped have much
higher rate of renting again explains the link between renting ambetc development and in
turn urbanization. According to this data, Germany has 60 per cent poputatiecountry as
renters, while in its capital city Berlin, nearly 90 per cent pdpriaare in rental housing. The
other mentioned cities, London (40 per cent), Rotterdam (49 per cent) and N&w58oper
cent) have high percentage of tenant population.

Table 1: Housing Tenure for selected Countries and Cities (in %)

Developing Owners | Renters | Others Cities Owners Renters Others
Countries

Africa

Egypt 77 22 2 | Cairo 37 63 0
South Africa 69 31 - | Johannesburg 55 42 3
Asia

India 87 11 3 | Bangalore 43 55 2
Thailand 87 13 - | Bangkok 54 41 5
Latin America

Bolivia 60 18 22 | Santa Cruz 48 27 25
Brazil 74 25 11 | Sao Paulo 70 20 10
Developed

Countries

Germany 40 60 - | Berlin 11 89 -
The 53 47 - | Rotterdam 26 49 25
Netherlands

UK 69 31 - | London 58 41 -
USA 66 34 - | New York 45 55 -

Source: Kumar, 2001 in UNESCAP/UNabitat, ‘Quick Guide on Rental Housing’

Rental housing is found in large extent in China. The migrants in Chanése tend to live in
urban villages in rental housing markets. Those who cannot affordtblear@om. For example,
in Zhejiangcun area on the south periphery of Beijing, estimated 100,08éntsigved in 1995

14



(Liu and Liang 1997 from Wang 2004: 70). The rents were high and wged & monthly
income of the migrant worker (Wang 2004: 70) and hence those who were italvagehad to
share a room whereas only those in business could afford to meonafor themselves. Zhang
(2001) describes the housing as rural lands subdivided by the faantestheyuan type housing
constructed on them and each migrant, if able to afford, renting a tiny cubicle.ntéeéising
in urban villages not being affordable for large proportion of new migydiney tend to live in
employer housing, either on the construction site or in the industngblex, wherein, they pay
between 10 per cent to 20 per cent of their income as rent (Mahadevia et al 2010).

Inspite of the popular phenomenon of self-help housing, the growingtga#rree urban lands
for building in cities has declined greatly. Thus, even though the proportionwredr-occupiers
has increased, their further growth is greatly constrained and henising is burgeoning where
the owner-occupiers have established self-help housing. This will @dytdefurther increase in
rental housing (Gilbert, 1993 in Kumar, 1994). However, Kumar (1994) is keen toquoititat
the proportion of renting has decreased over the years. He attribigtéact to the diminishing
returns on investments in rental properties, enhanced by the rerdl ¢caws. Even the housing
policies are largely inclined towards ownership housing, for which greateilds#ydoans and
security are provided.

3.2. Types of Rental Housing Sub-markets

Choices in housing for the urban poor in urban areas are very constriitech these
constrained choices, the informal and formal markets togetherdoave up with various types
of submarkets based on themants’ affordability and choice. General housing market can be
sub-divided into both types of market: legal/illegal as well as owargers. Lim (1987)
categorises the sub-markets as Regular, Invasion, Slum ande$duaible 2). Renters are
present across all the markets.

Sub-markets identified in developing countries include, conversion af-aityeaccommodation

by individual households for letting, those built specifically byate sector employers for
renting to their employees and the construction of rental housingyovgrnments and
government agencies for their employees as well as gepebdic. Government provision
dominated the rental housing stock in socialist countries. Kumar (100d¢sathat government
provided public housing has failed across all countries, with the excepfidthsng Kong and
Singapore (Kumar, 1994 p.17; Yeh and Laquian, 1979 in (Hansen, 1988). In China, the employer
provided rental housing has been sold to the occupants with a housing baligedn 1997
(Mahadevia et al 2010). Within owner-occupied housing, existent rental haypieg include,

low income self help settlements, upgraded settlements and sites and serves. proj
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Table 2:Structure of sub-markets for housing

Occupancy of land Legal lllegal

Physical

Characteristics of

Land and Structure

Legal A C
Regular Housing Market Invasion Housing Market
Owners Renters Owners Renters

lllegal B D
Slum Housing Market Squatter Housing Market
Owners Renters Owners Renters

Source: Lim, 1987

Table 3: Features of Rental Housing in Phillipines

T Size Owner | Rent Rent | Profitability | Quality | Legality
ype :
ship Contract
Single  house i Shared | Social | Verbal Free | Loss-making | Condemn| lllegal
private sub4{ room or subsidized| ed or
division/slum uninhabit
able
Shacks on Rente] Room Public | Written | Cheap| Low Needs Legal
plots with major contract
access ¢ repair in illegal
shared dwelling
facilities
Rowhouses i Small Emplo | None Moder | Medium Needs No
private subdivisiong yer ate minor contract
depressed repairs in a legal
settlements dwelling
Rooms/beds in Self Private Expen | High Well Fully
multiunit contained sive maintain | legal
bldgs. (tenements, | (large) ed
medium-rise, high/
rise)
Rooms/beds in houses
Rooms/beds in commercial/industrial establishments (e.g. warehousey fdormitories, hospitals,
camps, etc)

Source: ( (Ballesteros, 2004) and UN HABITAT 2003)

Ballesteros (20049tudy of Philippine’s brings forth two trends as a result of affordable housing
shortage: increase of renting, especially in informal settlesreerd increase on the proportion of
sharers. The incidence of renting was found to be higher in citied walaid higher informal
settlements, with cases of absentee landlords building rental hoosiog/fincome households.
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In spite of such growing trends of renting, there is also a higgein sharers, which has come
about due to the faster growth of rental housing, than supply.

Rental housing sub-markets in India can be categorised on the basiatmin (city periphery,
industrial unit, commercial areas, along important routes, etc), typsupplier (private
individual/ household, trust, employer, government, etc), housing typegsiogm, dwelling
unit, bed) and government policies (contractual, leasing, sub-lettic}g(MUA, Modelling a
rental Housing Market: A Conceptual Framework, Research StudgsSé&ip.36, 1989). In
India, chawls represent the original low income rental housing. Historicallghsental housing
was built by industrialists to attract cheap labour from diffepgates. Mumbai in Maharastra
and Ahmedabad, Surat, Baroda, etc., in Gujarat have extamsiws because of their booming
cotton textile industry. However, post 1950s, these chawls came underrth€détarol Act,
which froze their rentsThis act introduced the ‘Lease Agreement’ which transfers the right of
ownership to the tenant for an indefinite period of time, which can dglgmatic because it
encourages the tenant to claim the right to permanent occupation. Imomgnoases across
India, tenants have refused to relocate and courts have supported tenants imogditigdtion.

Rental arrangements in India are discussed in details in Sdctiorthe informal market where
the transactions are semi-legal or illegal in status, other types oj@mants can be seen, which
includes:

a) Sub-letting: High market rents and high demand for affordable rental housing Ves gi
rise to sub-letting of rental housing, whereby a tenant rentsaoudf his rented space to
another tenant to be able to share costs as well as earn some.ifit@rents charged
for sub-letting are lower than market rents (NIUA, 1989).

b) Sharing: This form of rental tenure is an evidence of the terms of demamklousing.
Sharers may be of two types. One, of usually male migrants gharrnom together,
thus, sharing the rent and cutting their cost of living in the &8gcond type can be of
families visiting for short durations or relatives shifting irtie tity. In such cases, tenant
households put them up in their own rental accommodation till they cath&irdown.
They do not pay rent.

c) Rent on land: Other type of rental housing arrangement is when the landtedréut
the structure belongs to the tenant. In Mumbai, another form of temaxgeen when
city authorities rented out 15x20 feet plots to settlers who wegaped to build their
own chawls. However, this led to sub-division and sub-tenancy of the govertanént
and was later discontinued ( (Kumar, 1994) (HABITAT, 2003))

d) Employer-provided housing: Rental housing in India is provided by employers in few
cases. In industrial areas, employer provided tenements f@otveare documented in
the studies of Bangalore and Surat (Kumar, 2001). €hewnls of Mumbai and
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Ahmedabad are products of such employee housing. Such housing came ahibet due
development of townships in remote areas, seen in cases like timngli@iLimited (OIL),

Oil and Natural Gas Corporation (ONGC), Iron and Steel Townships like Jamshedpur

and such other townships were built away from the established settleergrgs and
near the source of raw materials. However, this practice has badunatly discontinued
by most employers.

3.3.Demand and Supply of Rental Housing

3.3.1. Tenant classification

It is argued that rental housing is a preferred alternative ofrigpte the following groups: new
migrants, floating population within a city and the population segmenthwimds any other
type of ownership unaffordable (NIUA, Modelling a rental Housing MarketCénceptual
Framework, Research Study Series, N0.36, 1989). But, there are stilcatagery of migrants
who cannot even afford any rental housing. They then squat, whereverathelyot example,
they squat along the roadside, near construction sites, etc. and digerirair for many years.
Migrants maybe single male migrants or migrant households. Ngramis come into the city
looking for jobs and usually end up as unskilled labour, as it is inoghadifficult for the
unskilled migrants to enter into the technologically upgraded urbetors (Mahadevia Z. L.,
2010). Migrants are the major component of the tenant population of andtyn India the
following type of migrants can be observed (Mahadevia Z. L., 2010):

a) Long-term or permanent migrants with the intention of settling dovtine urban areas,
many getting into regular employment, but keeping strong ties wiéh native
village/town

b) Seasonal migrants, defined as those who stay in the urban areesddhan 60 days in
a year but returning back for some period, mainly returning backgltine monsoon
and going to the cities to tide over lean agricultural seasons

c) Migrants tied to the employers, who move from one place of emgot/to other, and
about who no estimates are available.

“The three types of migrants in urban India, discussed above, facemtiffgpes of challenges
in urban areas. The permanent migrants, those who eventually geatetewith the urban
settings, tend to enter the urban labour market at the loweasetesinporary workers, eventually
working their way up into the system. Many a permanent migrantg ¢orthe urban areas as
single male migrants, at young age, and then call their &anibbnce they are reasonably
financially, socially and shelter-wise secure. Migrants fromesstates, in particular from Uttar
Pradesh and Bihar, do not settle down and would like to return back to ttiegr vibkages and
hence do not bring their spouse or family to the cities. In these communitieke fgroases tend
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not to work. Since female members do not work, it is sometimes not oss#lpport a family
in urban area and hence they do not bring them to the city. The chainossst migrants
returning back to their native villages are rare except underfpeiccumstances such as urban
violence emanating from communal polity and regional ¢hdtm and also slum demolition”
(Mahadevia and Narayanan 2008, pp.).

3.3.2. Determinantsof Rental housing

The demand for rental housing determines the scale of rental housingityn Even though
theory states that the commaodification of land promotes rental housitegs there is demand,
the rental housing market will not strive. Demand for rental houssirgjrectly linked to the
migration rate into the city. India has nearly 29 per cent migvapulation, with nearly 59 per
cent migrants migrating from rural areas to urban areas thiese waves of migrants into cities
who constitute the mass of tenants in cities. Nearly, 35 per cerdtenigto urban areas with a
motive of finding better job opportunities (NSS, 2007-08). Migration and urlwdility theories
predict a gradual shift of migrants from rental to ownership houggtg.there are distinctions
between the actual mobility and desired mobility (Kumar 1994). Actuallityolsi determined
by the market conditions as well as the socio-economic situation of the household whibé: inc

a) Opportunities of livelihood especially in terms of casual and unskilled labour: Cities
with high rate of industrialisation, but with greater demand for unskifiéour tend to
attract single male migrants. Analysis shows that rural population do not enégisity as
they face low capability and inability to overcome institutionakibes in urban areas
(Kundu and Sarangi, 2007 in Mahadevia, 2010). Thus along with greater opportunities of
work, a demand for unskilled daily labour is essential for the pratiten of rental
housing market for the poor. Construction industry has a direct link wighants, as
there is a huge requirement of manual, unskilled labour in this sector.

b) Affordability: “The range of housing alternatives available to the individual households
is determined by the income they have available for expendituteoasing. In other
words, ‘choice’ in housing is a positive function of income” (Edwards, 1983 in Kumar
1994). Most tenants end up staying in rental housing because they cdortbtabuy a
house or land for a house. Ironically, studies have shown that because timeainfor
market is uncontrolled by any regulations, rents tend to be much higlmewhat is paid
in the formal market. Nearly 26 per cent of the urban poor householdstimnated to
have an income of Rs.578 per capita per month which puts them below they pioeert
Even in smaller municipalities with an urbanising economy, a 25 to 30 sq.ne ®us
available for a monthly rent of Rs.1000 or more. When the daily wagesnogrant
labourer is about Rs. 20 or less per day in the urban area (the baricleattulated by
the Planning Commission, 2011 for people who are above poverty line), then he is paying
much more than he can afford on paying rent. In such a situatiowptise the location
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and amenities available, the lower will be the rent. Moreover, tce st@sts, the per
capita consumption of rental housing is increased through the optiohsraigs sub-
letting, sharing bed (as found in the case of Kolkatta, (Gilbert, 2003, p. 26).

c) Stagein life-cycle of household: The affinity to rental housing is linked to the age of the
house-hold head, such that, younger couples, with younger/few children temd &md
as households gradually becomes economically stable, they invest irsbipriesusing.
This is an implication of Turner’s Bridgeheader and Intra-urban mobility theories (1968).
Staying in rental housing is a feature of single male migramho are yet to establish
themselves in the city, and rental housing provide them a flexiblenofur the short
term. The per capita consumption of rental space gradually insreas¢éhe migrant
families shift to the urban areas. But the gradual shift ofggant household from rental
to ownership housing is not always visible. If a particular locatidavieurable, it may
discourage a shift to ownership and so on (Gilbert and Varney, 1990 in Kumar, 3694)
rather than a simple age determinant, shift from rental to owpeishietermined by a
bundle of advantages, which many be different for different households.

d) Lack of access to ownership housing: Ownership housing is not affordable for a large
number of urban poor. Squatting is a direct way for the poor to claim dwpédrsusing,
even if illegally or informally. But there are many citiwhich do not allow squatting of
land. Moreover, there is a big gap between the demand for affordabledhansl the
supply in the market, so much so that there is an eminent ‘down-raiding’ or ‘elite-
capture’ of affordable housing by the non-poor households. There are rampant black-
markets in affordable housing. Majority of the Delhi Development Aitthiats are for
LIG and EWS class housing, but is a blatant case of elite capture of affordable housing.

3.3.3. Supply of Rental Housing

Renal housing plays a key role in housing supply in the housing markelyimaaic situation of
ever increasing demand on account of urbanisation. An understanding ofirteat rental
housing supply mechanisms suggests tthatusing in urban areas is primarily the responsibility
of individual residents, about 90 per cent of the investment and 70 per cira sdipply of
housing being in the private sectors (USAID, 1989 in (Kundu, 1993). This is consedubat
fact that, ‘starting in the 1980s, and in much of the Third World, the illegatdsuibion of
agricultural land seems to have become the largest source of informal urban development’ (
(AlSayyad & Roy, 2003, p. 2).

In the urban areas of India, the dominant mode of house constructiba fortnal residential

colonies is through small-scale private developers and self-help hoigitign the informal

market also, in especially slums and squatter settlementhptisng supply is self-help, which

is incremental housing by the households themselves through eithag pattheir own labour

(sweat-equity) or lands provided by many small-scale privatelaj@s who have subdivided
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the lands and sold them off through different informal instrumentsgrglibversive practices
on which the households build their own dwelling units. At some phases of inlisetioa,
there has been employer housing provided to the employees in the dorimf@rmal sector. All
the informal housing is called slums. The informal housing thus develdp®dhave a rental
component in it, as there is a demand of rental housing among thé mageants. The owners
of the self-built housing too are interested in renting out a paineafdwelling unit to earn extra
income for the household and recover investment in housing.

As per a study by Kundu (1993), nearly one-third of the units added totlsng stock every
year in India is within this category and together they account of 50 per cent of thieglweits

in urban areas. Within this market, the share of rental housinguiky/ 130 per cent (as per NSSO
figures, 64 Round). It is evident across all studies that owner-occupiers or piavatdords are
the most important agents of housing supply in general, which also incerdashousing. They
provide a range of rental options (both in terms of quality and rées$)raaccording to the
affordability of individuals and households (Kumar, 2001). The supply mechanismentz
housing can be described under two types:

a) Squatter settlements: Lands on which squatter settlements come up are vacant either
due its unsuitability for development or it being embroiled under sonpeitdis Such
settlements are found near low-lying areas, river beds, gnkmstis, etc. Communities or
slumlords stake claim on such lands by squatting and building illegally. Such ‘land-
grabbing’ are used as a political instrument, whereby the support of these squatters are
used in return of a promise for non-eviction. Such informal or illsgilements develop
quickly to ensure security against quick evictions. With the pasdageey households
who can manage to build more tenements than they need for trengaleuse, put up
rooms for rent. Due to the low quality of housing and high risks of ewictsuch
locations have very low rents. Another characteristic of such setileisthat they come
up near place of work.

b) Quasi-legal settlements. These kinds of settlements are defined by Mehta and Mehta
(1987) as those which consist of quasi-legal sub-divisions and tenemefrucons,
observed in Ahmedabad. These sub-types are applicable in most ipldod&. Their
study points out three types of such settlements:

- Community-based sub-divisions: A community on the basis of their social or
occupational groups buys or leases out land from a landlord often withlphefhe
some middlemen. The requisite sub-divisions and allocations aredcaut by
the group leaders, who also determine the rents to be paid by the members.

- Landlord based subdivisions: Lands which are seemingly on peripheral areas and
are not likely to get any good returns, landlords tend to give out ands for
housing, directly himself or through other agents (through Power ofnétfpr
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Rents on these lands are found to be higher than the actual raarl®t, income
groups rent such lands and build their own shelters. Such renting and e€lling
land was done to escape losing out land under the Urban Land CeilintPA6t,
The tenants overtime themselves become slum lords and make mibrdivo
their plots to rent out.

- Owner-developed Rental Units: A variant of the landlord based subdivisions is
this model, whereby the owner undertakes both land-subdivisions as well as
shelter construction. Such type of development is usually without thentaofse
the local authority. There is uniformity of construction and land subdnssand
strict tenant-landlord relations. Evictions are common in such rehtalsing.
Overtime, as such settlements come to be served by the |dcatites, and the
landlord can increase the rents accordingly. Such settlemernits ttees previous
case, are situated in the peripheral lands or areas whichpnerkker green belts,
etc.

The same study also takes a very pragmatic viewpoint of the sappintal housing by the
various land-holders. It is found that more than 80 per cent of thensetits are developed on
private land, by petty landlords who have strong links to the locdigmts. The moment they
have any information of urban expansion and development programmes oslisnetganise

squatting on such lands. Public lands are more open to squatting ass tflogresupervision on

such lands.

Sunil Kumar (2001, 1994, 1996) is of the opinion that in many cases, the thidiar different
from the tenants, in terms of socio-economic and financial conditibéesased his arguments
on the fact that many of the slum dwellers, also many a timesanwdmaded households, tend to
make small subdivisions on their lands, or upgrade their building and rent out portiaments.te

Other less potent suppliers of rental housing are:

- Government supplied rental housing, whose instances are rear in Indiext @npublic
housing itself is limited in the entire supply mechanism. The govent rental housing
is largely confined to its employees.

- Housing Co-operatives, which in fact are ownership housing whereie seovwmners
would rent out part of the house or entire house.

- Industrial housing wherein the employers construct rental housigefavorkers. Early
industrial cities of India, such as Mumbai, Ahmedabad, etc. had ladgstrial housing
provided in the beginning of the last century to attract the ruigdamts to work in the
industries. These housing remain neglected and dilapidated. In sonreghestsites, the
original owner has divested the property offering the occupants thgae¢he dwelling
units.
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- In the 1950s and 1960s, the national government had two schemes, SubsidiseadlIindust
Housing Schemes (SIHS) and Integrated Subsidised Housing Scheme (V@tt3),
were meant to create rental housing for the industrial workers. Téesemes
subsequently discontinued and there remained no scheme to create rental housing.

- In the 1980s or so, some cities took their own initiative to cridaghat Shelter (Rain
baseras), which went into abuse on account of lack of their managementwéte
meant for the vagrants and homeless. There is still a demand for such rentaj.hbues
Supreme Court ordered the Delhi Government to provide night shelters improve
facilities of existing shelters, and provide additional facditiee., blankets and mobile
toilets, to homeless people in the state. (High Court Order datenR@rya2010) and
then by order of February 10, 2010 and then May 2010, mandated that thevitie
more than 5 lakh population to provide one night shelter per lakh population etjuippe
with basic facilities such us electricity, water arrangesiettilet facilities, sanitation
arrangement, and beddings i.e., blankets, mattresses, and jut® mats.

3.4.Issues

The major problems embedded in rental housing emerge from the fact that government’s
approach to urban poor housing has been focused on providing them with ownership housing and
land titles. This has led to neglect of the importance ofrental housing, epebiah the tenants
are in a more vulnerable position that informal urban poor home ownersnégiect is evident
in the housing policies of most developing countries where the provisionsntat housing are
mostly left vague. While the rent control legislation was meanprotect the interests of
vulnerable against the powerful owner lobby, this legislation’s rigid application has itself caused
supply restriction in the rental markets in all the cities. Tenaften do not get accounted as
legitimate in the beneficiary listing, as the house owner gi®jhim/herself as the legitimate
owner of the house and thereby a beneficiary of any government prograhhis is because
there are rarely any agreements between the owner and thedboantenting a dwelling unit
or part of it to avoid application of the rent control act. Anecdotalmétion suggests that the
such government exercises at many times bring about the expwitenants.. There is
therefore a special need to focus policy attention on the rentaingpuis particular in the
informal sector.

% Sourcehttp://sccommissioners.org/Homelessness/homelessnesg@btmésed on October 8, 2011).
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4. Policiesand Legidationsin Rental Housing in India

4.1. Legal Rent Agreements

The rental housing market in India works under two main types of rental agreements

4.1.1. Lease(or Rental) Agreement

This agreement is covered by the restrictive rent control laws.amuwnt of rent that can be
charged is based on a formula devised by the local executiveatag or judicial government,

as the case maybe. For Delhi, the maximum annual rent is 10% odghef construction and

the market price of the land, but the cost of construction and ite gfrland are both based on
historical values and not the current market valuation. So the old@rdperty, the smaller is

the rent. Rents can only be increased by a fraction of the acstaihe landlord has incurred in
improving the property.

4.1.2. Leaseand License Agreement:

This agreement only grants the tenant a license to occupy thergyrégr a period of 11 months,
with an option for periodic renewal. Because the rent control laws (\ahéclargely in favour of
tenants) only apply for lease agreements of at least 12 monthbliskeng an 11-month
agreement serves as a pre-emptive measure. Such lease agregenmriewed every 11 months
whereby, they are not registered under the Rental Agreement and deentgrgnts power to
partly own the property (globalpropertyguide, 2Q06)

4.2.Rent Control Act

The first Rent Control legislation In India was introduced in Bombal©Qil8 immediately after
the First World War, which raised the demand for housing suddenlgldisrs returned home
from war fields. The next landmark in Rent Control legislation thasDelhi and Ajmer Rent
Control Act of 1952. This act was amended in 1958 to protect the intereélts lim dwellers
and enactment on rent control in Delhi was passed in 1958 (NIUA, 2006).

Rent control can be defined as the practice of imposing a legamomaxupon the rent in a
particular housing market. Rent control aims to check uninhibitedimergases and tenant
eviction, bringing the notion of social justice in the housing market. Unlder Indian
Constitution, housing is a state subject. Thus the enactment and enfuroémest control laws
are the responsibility of the states. Thus, most of the shaes their own rent control
legislations making it difficult to have a generalized undaeditay the influence of the rent
control acts in Indian housing market. Dev (2006) have identified two @mthreads running
through almost all the rent control acts and legislations in India.
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- To protect the tenant from eviction from the houses where he is bxicgpt for defined
reasons and on defined conditions, and
- To protect t the tenant from having to pay more than a fair/standard rent.

Academicians and the policy researchers have made varied oponiotne relevance of rent
control acts in neo-liberal India. Some of the major criticisms aganstontrol act are:

- Fixation of rent is perceived to be a major disincentive for themating to invest in
rental housing as it has a very low rate of return compared to ahts of investments,
resulting into loss in available housing in the future for the tenants.

- Rent control distorts incentives and price signals, leading tificieat allocation of
resources (land and building).

- World over experiences including that of India tells that rentroblegislations have led
to the formation of black, uncontrolled rental housing markets, negatklcting not
only the tenants but also the owner of the building to be rented.

- It’s difficult to resell a tenanted house from which it is difficult to evict tenants. This
reduces liquidity in the market for ownership housing.

Though been criticized heavily, rent control acts and legislasitihbave their significance as it
is based on the notion of justice and equity. In the present ned-kbbaravhere the gap between
the sections of the society is widening and the resources éirggetcumulated in the hands of
the bourgeois class, a rent control act with timely price raigoaystem can be a more feasible
alternative to be adopted than just simply scrapping it only fosalke of providing enough
flexibility to the housing market. (Dev, 2006)

4.3. National Housing Policy 2007

The NUHHP, 2007, has nothing specific for the migrant workers, excephtratis discussion
on increasing supply of rental housing, which could be for the redgnants. There is mention
of temporary rest accommodation with appropriate toilet fadlie the construction sites, to be
provided by the construction companies and the public authorities. Thése mention of need
for employer housing. For each of these suggestions some actiagablda has been suggested.
However, there is no mention of the transit accommodation or anythingalsfecthe recent
migrants.

4.4. Rent Control Reformsunder INNURM

Amendment of rent control laws is one of the mandatory reforms sieghen the Jawaharlal
Nehru National Urban Renewal Mission (JNNURM). States are expect@adplement the
reform within the Mission period. The objective of the reform of remtrol act is to bring out
amendments in existing provisions for balancing the interestanafldrds and tenants. It is
envisaged that reforms in the rent control laws will go a long waymiproving housing
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situations in urban areas, lessen distortions in the market, andéastcial impact on urban
finances. Some of the major benefits that is perceived to beagedainom rent control reforms
are:

- Increased investment in housing will have positive multiplier immactState Domestic
Product (SDP) and consequent increase in supply of rental housing wilbleadiiced rent
levels and a decline in number of slums.

- Improved and adequate housing situation will reduce the need to aljoseienment funds
for housing and will enable them to release additional resourcesntorcfng other social
objectives.

- Rent control reforms in the long term will ultimately resultimcreased accessibility and
affordability of rental housing, improved security of tenure and atalu of black money
deals on account of unlawful payments (e.g., key money) by landlords or tenants.

Reforms of rent control legislation have already been undertakémeistates of Karnataka,
Maharashtra, Rajasthan and West Bengal. JINNURM is playing theofr@ecatalyst in this
process of rent control reforms in other states also by mékmgndatory to go ahead with rent
control reforms for the cities and towns under this Mission.

5. Current Scenario of Rental Housingin India

Rental housing comprises of 30.4 per of all housing in urban India as peatioaal Sample
Survey Organisation’s (NSSO’s) 65" Round of data of 2008-09 (NSSO, 2010) (See

Table4). There is a marginal increase in renting from 28.1 per ceheid&' Round (1993) to
29.0 per cent in the §8Round (2002). This means that in the last 20 years, which coincide with
the two decades of reforms, there has not been any significargecimarenting in urban India.

In comparison, the proportions of households owning the dwellings have incfeasesl’.3 per

cent in 1993 to 61.6 per cent in 2008-09. The shift to ownership has taken phaceniployer
housing as well as other types of housing and not rental housing. Indsatiealishifting to the
private sector has resulted in the share of employer housing declining oxer tim

Table 4: Tenure Status of Dwelling Units in Urban India overelim

Tenure status 49" Round 58" Round 65" Round
1 No dwelling 0.3 0.1 0.0
2 Own dwelling 57.3 59.9 61.6
3 Employer’s quarters 7.7 5.8 4.7
4 Rented 28.1 29.0 30.4
5 Others 6.6 5.3 3.3
Total 100.0 100.0 100.0

Source: NSSO (2010: 35) *Others include all other types ségrsion of the dwelling unit such as encroached one.
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State-wise comparison in Table 5 on tenure types puts Andhra Pradesh (47 per cahyadiam
(46.7 per cent), Karnataka (44.2 per cent) as the top three statesiénaferental households.
Other than these, Delhi (36.4 per cent) and Himachal Pradesh (31.ehpeareethe other two
states which have rental housing above the national average, whichnd 8fbper cent. On the
contrary, Bihar, Jammu &Kashmir, Uttar Pradesh (UP) and Madhya $thr4tP) have the least
occurrence of rental housing, all below 20 per cent. Except Gujatdflaharashtra, other states
with higher than national average of urbanisation have large propafticental housing. In
some special states such as Himachal Pradesh, Orissa, Cthatibgakhand and Chandigarh,
employers’ housing is quite significant in proportion, All these housing is likely to be
government housing.

Table 5: Tenure Status of Dwelling Units in Urban India by States

State/U.T ./all-India Owned Employer’s quarter Rented Others All

Andhra Pradesh 40.9 3.0 47.0 9.1 100.0
Assam 64.1 10.4 23.2 2.2 100.0
Bihar 78.5 3.4 13.0 5.1 100.0
Chhattisgarh 53.9 13.0 27.6 5.4 100.0
Delhi 51.7 6.5 36.4 5.3 100.0
Gujarat 69.1 3.4 23.5 4.0 100.0
Haryana 73.7 4.6 20.7 1.1 100.0
Himachal Pradesh 39.9 24.9 31.6 3.5 100.0
Jammu & Kashmir 791 4.8 14.4 1.8 100.0
Jharkhand 58.0 13.2 23.8 4.9 100.0
Karnataka 51.6 2.8 442 1.3 100.0
Kerala 74.8 5.6 16.9 2.6 100.0
Madhya Pradesh 71.3 7.2 18.9 2.6 100.0
Maharashtra 65.3 3.4 28.5 2.8 100.0
Orissa 60.7 141 23.0 2.2 100.0
Punjab 62.9 6.5 29.1 1.6 100.0
Rajasthan 72.9 2.8 21.2 3.1 100.0
Tamil Nadu 48.2 3.6 46.7 1.4 100.0
Uttarakhand 66.9 8.0 23.3 1.9 100.0
Uttar Pradesh 75.3 3.6 18.8 2.3 100.0
West Bengal 65.2 5.5 26.7 2.6 100.0
Chandigarh 42.7 15.7 30.0 11.6 100.0
All-India 61.5 4.7 30.4 3.3 100.0

Source: NSSO (2010: 58)
The tenure status by the Monthly Per Capita Expenditure (MPCE) (

Table6) shows that the renting increases with increase in MPCE. In otbets, the lower
MPCE classes tend to live in self-owned housing as they cannot aff@deh pay rent and
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would instead prefer to squat. While only 18.3 percent households lived id fenising in the
lowest quintile, in the highest quintile, the proportion was nearly 38 per Rental housing is
not feasible for urban poor, as it does not allow them to save and sperftepasgects of their
well-being such as health and education.

Table 6: Monthly Per Capita Expenditure Quintile Class: Exparalitn Housing

MPCE Quintile Class Own Employer Rented Others All

0-20 71.6 1.5 18.3 8.4 100.0
20-40 69.7 2.6 23.7 4.0 100.0
40-60 62.0 3.7 31.6 2.7 100.0
60-80 57.7 6.2 33.8 2.3 100.0
80-100 53.6 7.3 37.9 1.2 100.0
all 61.5 4.6 30.4 3.3 100.0

Source: Calculated from NSSO (2010: A-66)

Table 7 depicts that of the house-types available for renting, neabyp&t. cent argucca
houses, and another 20 per cent are qgmta houses. It is also indicative of the fact that the
house-owners who are economically better off invest in building tenementdly usingle
rooms, for rent whose housing is giicca or semipucca type. In fact in informal settlements,
comparatively prosperous households let single room tenements out orrboktpa house on
rent, while many a times commonly sharing bath room-toilet faslias well as water and
electricity. 71 per cent of thikatcha housing is owned by the occupant when this proportion in
the pucca is 60 per cent. This once again proves that the poor tend to live in ketoking,
which is of self-owned type and the non-poor tend to be livimmaca housing, which also has
high proportion of rented housing.

Another observation is that ownership housing has greater averagsifle@rea in housing, in
comparison to hire or rental housing. Ownership housing is almost doublezéhefsiental
housing in terms of average floor area. Yet, when it come to the average peflcapgaze area
consumption, it is found that there is hardly much difference betweertwo tenure types.
Rather it is in the employer provided housing units that has maximuroapéa housing area.
Rental housing studies across the world has proved the scarcitfprofable housing for the
poor, which has brought the variation in renting like sub-letting andngharhus, a single
dwelling unit maybe sub-let to other families, or single migraotkers. While in many cases,
tenant families put up with relatives, sharing their rented unitmyna times without any
monetary remuneration.
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Table 7: Dwelling Unit Characteristics by Tenure Type (in %)

Dwelling Unit Characteristics Own Employer Rented Others All
Pucca * 60.4 5.0 31.5 3.1 100.0
Semi-pucca * 74.8 1.1 19.7 4.4 100.0
Katcha * 71.4 0.4 17.4 10.7 100.0
Average floor area in sq m. 48.03 36.71 27.23 24.24 39.94
Average household size** 49 3.5 3.3 2.4 4.2
Average Per Capita floor area in sqm 9.8 10.5 8.3 10.1 9.5

Source: * Calculated from NSSO (2010: A-66), ** Table 26 (NSB®38)

Thus the overall rental housing scenario in India is indicative ofetred of urbanisation across

the country. Only 30 per cent over all tenure is in hired or rental fgpusihile, most of India

still lives in owner-occupied dwelling units. In fact, UN studies loé 11990s show that the

highest level of owner-occupation is actually to be found in develomogties (HABITAT,

2003), with percentage of home-owners in India hovering around 46 per cent in 1961pard 54

cent in 1980s.
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Part Il

6. Study concerns

6.1.Aim

To analyse the dynamics of the rental housing markets pertainihg tarban poor in informal
settlements of Rajkot city, Gujarat

6.2. Objectives

1. To understand the process followed by the poor in accessing rental housing in the city’s
informal settlements, taking supply mechanisms into account.

2. To study the housing conditions, space use patterns and tenure armasggrttee rental
properties in an informal settlement.

3. To analyse various socio economic characteristics of owners amistema interrogate
underlying differences in them in terms of factors like location, odommpal Sstructure,
and demography.

6.3. Resear ch Questions

1. What are the types of informal rental housing available in the city?

2. What is the extent and spatial concentration of informal rental housing inythe ci

3. Who are the suppliers of rental housing and what is the supply mechanism in thalinform
market?

4. Who are the clients of the rental housing market and what is their afforgabilit

5. What are the options required to meet the rental housing market demand?

6.4. Study Methodology

From literature studies, an understanding of the dynamics oimafdnousing and, within it,
rental housing dynamics were studied. A look into informal and rental ngpusiross the
developing countries of the world was undertaken. From such studies, theidsagis and
household survey questionnaire was compiled. The socio-economic chatiastefi ownership
households and tenants were focused upon for the understanding of specdotecistics of
both. Numerous previously conducted housing studies by UN, and other independecheesea
were consulted to get an idea of the topic of discussion.

An inception visit to the city was undertaken by the CUE team, suppoytéake official of the

Rajkot Municipal Corporation (RMC) tget an understanding of the city and it’s informal and

slum settlement scenario. This visit ensured the assistance andtsfpjper RMC during the

study, as well as collection of secondary level data from tiye City Development Reports,
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Slum Survey Reports, BSUP DPRs, etc., were mainly collected fromuhecipal office, while
the Geographic Information System (GIS) maps and data were providie Ii3hief-Executive
officer on city boundary, ward boundaries, slum locations, infrastructure mapping, etc

The secondary data collected helped in the planning for the ssample size, as well as a
tentative slum selection. A slum list was acquired from RMC’s City Development Plan
(CDP). As per this list, there are 84 notified and about 110 non-notiiets $n Rajkot. Wards

14 (inner city) and Ward 21 (periphery) were mapped in GIS by the BRditbey were kept as
bases to select slums. From the on-going literature revieet, @ sjuestions were prepared for

the survey keeping in mind the intention of enquiring into both rental and non-rental households.

Thereafter a second visit to Rajkot city was undertaken to tegugtstionnaire. A small sample
survey was done to ensure the validity of the questions and whet theddesiics for the final
survey. This was also a visit to ascertain the slum selection washdone by talking with the
RMC officials and visiting the slums selected through our previous desicis® From this
visit, seven slums were selected, namely, Khodiyarpara, Kubaliyapdranagar, Chhotunagar,
Amarnagar, Shreenathji Society and Rukhadiyapara, which were spread different wards.
Each settlement was selected keeping in mind its specifitdaqaity periphery, near industrial
estate, near commercial/residential areas, etc.) anddesicter (squatter, non-notifiesichit*
society, etc.). After slum selection, a sample size of 15 gmrfwouseholds from each slum was
decided upon keeping in mind the size of the smallest selectediskmsued that we surveyed

more than 30 households in each slum.
Table 8: Sample for Rental Housing in Rajkot

Name of slum Ward No. | Area (in Ha) | Total Household* | Sample % of sample size
surveyed
Khodiyar para 16 3.34 274 43 16
Amarnagar 14 0.51 255 48 19
Kubaliyapara 17 4.46 401 61 15
Lohanagar 19 0.71 310 51 16
Rukhadiyapara 23 6.49 612 99 16
Chhotunagar 11 2.72 467 77 16
Shreenathji Society 21 1.35 778 123 16
Total 3,097 502 16

*HH numbers as provided in slum-list by RMC, 2011

Through stratified random sampling, households for survey were skledterein every sixth
house in a lane was selected for survey However, we faced much difficutigintaining this
method for selecting samples as during the survey, many of the housélnoled out to be

* Quchit means private, subdivided agricultural lands, sold out feideatial and commercial purposes without
registering its landuse activity with the municipal corporation
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locked with its members out for work, or many times, households eefts answer our
guestions. People were antagonistic due to the fact that Rajkothistery of large-scale and
aggressive demolition drives for reclaiming of land reserved under tlsefdMmes to be used for
government funded projects. To deal with this issue, it was decided orpdhehat each
surveyor would select a particuldneri and conduct surveys to ensure wider distribution of
samples within the settlement.

6.5.The Research Locale: Rajkot

Rajkot is the fourth largest city in the state of Gujarahwitpopulation of a little more than 10
lakhs as per Census 2001 with a strong rate of industrialization anlthn¢surbanisation. The
Britishers established their camp at Rajkot in 1822 and stanéding their residences and
industries on the western part of the Aji River, which divides Rajkottimo halves. Rajkot has
British influence in the formation of theity’s civil lines and city gardens, educational and
administrative institutions in and around Race Course Road. Most ofdltemmercial area is
also around this area.

Rajkot has numerous small-scale industrial units, specialisirmqumdfy products, iron and steel
products as well as other industrial material. Rajkot has about 3880 and medium scale
industrial units within the city (RMC). The industrial development ardutiban influence of the
city started with the establishment of the first textile mmlthe region towards the end of 1910.
The establishment of cloth mills in the city led to the developtroénew residential areas like
Millpara Harishchandra Plot, Gundawadi, Kevdawadi, etc. About 60 industrial camne into
existence between 1900 and 1920, which induced greater industrial develapntieatcity.
Further, around the year 1940, new industrial estates, residentiglsoieasls, colleges, cinema
houses came into existence.

Rajkot has nearly 20 per cent land use under industrial activitiese wefive main industrial
areas are:

(i) Bhaktinagar Industrial Estate (GIDC)

(i) Aji Industrial Estate (GIDC)

(i) Industrial area around National Textile Mill

(iv) Sorathiawadi Private Industrial Area

(v) Industrial Estate by Saurashtra Small Scale Industries Board

Rajkot city has developed as an industrial city, which has resultiésl mixed land use pattern.
With increasing industrial, trade and commercial activity, thexe been tremendous growth in
the population of the town. The city has grown in area from 150 hectad@0into 10,404
hectares in 1998, i.e., it has grown approximately 70 times of itsl isitia (RMC, 2010). Over
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the last decade from 1991-2001, the growth rate has been noted to be 79.&atpanich can

be attributed to the increase in the Rajkot Municipal Corporation limit (RMC, 2010).

Table 9: Population Growth Rate of Rajkot

Population Growth rate
Year
1981 4,45,076 48.3
1991 5,569,407 25.69
2001 10,02,000 79.12

Source: CDP Report, RMC 2010

The emergence of slums in the urban areas is the direct outcongeeaktr economic
opportunities available in Rajkot and the subsequent failure to house thgrating workforce.
The city has around 8,000 small and medium sized enterprises, whichirhetedtpeople from
the nearby rural areas to migrate for the purpose of employandrbusiness. Just like any other
city, with the growth in economic activities and industries, Rajkgtlais also faced an increase
in the number of informal settlements.

Table 10: City-level Slum Information

Year No. of No. of households | Population in | % growth in slum | Slum population as
notified slum in slum area slum area population % of total
population

1971 24 4927 43,210 14.39

2001 84 44,914 2,02,371 468.35 20.20

Source: Poverty Alleviation Plan, RMC, 2008

Figure 2: Location of slum-clusters in Rajkot (bold dots)

[ 211 H VI | H e

Source: Poverty Alleviation Programme Report, RMC 2010
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From the Figure 3 it is evident that most of the slums are contemhtom the east side of the
river, and these are all industrial areas. The slums on thisrgdestablished more than 30 years
ago. For the study, two of the largest slums, Khodiyarpara and Kapata were chosen from
the eastern side of the Aji River. The western side of the riverhngher proportion of
residential and institutional land-uses, and the slums formethisnside of the river are
comparatively newer than those on the eastern side of Aji. The infeatiiements selected for
this study can be classified into three categories based on thst@gyudiishing characteristics
with respect to: (i) land ownership and tenure documents, (ii) housing congdarmhsgiii) basic
services. The categories formed to ease the study of the slums areves:. foll

6.5.1. Public Informal Settlement

Most of the land is owned either by state or central government ankdibNeave no documents
for the right to use the land. There is low sense of security in such platles,gowernment may
reclaim such lands at short notice. Among the surveyed settlements, dRwaldzaia and
Chhotunagar fall within this category.

(). Rukhadiyapara is a notified slum, established on railway land, while the Aji rivews$
along one side. Established about 15 years ago, the settlement covarsaanfl6.49 ha and has
an estimated 550 households of which about 30 per cent are tenants. Tientloecupation of
the households is selling vegetables, as a wholesale vegetable markatby. As the railway
station is close to the area, many are into ancillary éiesviikke wage labourshémaal, kooli),
tea stalls, food stalls at railway station. The community is csegbiof Devi-pujaks, mixed with
migrants from South India and Rajesthan. The RMC has provided thesvsaitl with individual
taps, common water points, concrete internal roads, open drainage dnditgleSubsidy has
been provided for toilets. The perceived security of tenure duerte provision by RMC has
encouraged the growth of this slum. Due to the undulating land, the low lyéag af the
settlement have to suffer from flooding in the rainy season. Recenfigw households have
been allotted houses under BSUP and asked to vacate their currenirsgruThere is also a
recent controversy that the land on which Rukhadiyapara is estaldtiabdeten sold to a private
company.Due to this people are willing to move to any government approveddousglot if
provided to them.

(i). Chhotunagar is a non-notified slum situated along the 150 feet main Melalikri in the

proximity of the airport. It covers an area of 2.72 ha. The aredemsely populated with a

complex network of narrow internal alleys with unhygienic living condgi RMC has not

provided this settlement with any basic services or infrastruc@wer the years people have

occupied government land for free and constructed houses. Many housem@diw main road
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were demolished when the 150 feet main road was widened. There Ise@mca of basic
municipal services specially water supply and electricipdfe have to purchase water daily or
go 4-5 kms long to get water from hand pump if they do not want to spene. i$tar informal
arrangement of water supply and electricity connections (@ wethin the area. There are also
provisions of financial arrangements within the area by thenmdbmoney lenders. Majority of
the people are construction labourers and vegetable sellers aettlenment is close to a
wholesale vegetable market. Other occupations include country liquor produntioeceap
collection. Tenants pay about Rs.500 to Rs.1500 rent on their room(s). Wihstece of any
basic amenities, the tenants have to spend a lot out of their own pocket along with paging rent

(ii). Khodiyarpara is a notified slum located near the Aji Industrial estate, on thieseses of
the Aji river, covering an area of 3.34 ha. It is connected to tliee®Gnain road and Bhavnagar
road. The industries manufacture automobile spare parts, oil engitiestexon casting, etc.,
which requires both skilled and unskilled labour, resulting in large ntigrlax. This informal
settlement came up as a result of the demand for affordablengdusthe migrants working in
the industrial estate, lacking which they started squatting on the myaic lands along the Aji
river, close to the industries. The settlement is informal andlises are built on public land.
However, not all the settlers here have squatted on public land. Manye peaph to have
brought land from land dealers. It is a typical case of illéad sub-division and sale, where
untitled land is sold on stamp paper documents or at most times wahgupapers. The
residents who own houses here are aware of the fact that their land is illegal fact! tthet they
are buying such illegal lands indicate towards the presenceoofysind mafia. Overtime, the
land parcels were further sub divided and sold to people. Yet themssitidias grown to its
current strength due to the perceived security derived from t¢ivésjon of water connection and
paved main roads by RMC since around 1985, thereby recognisingttemest and collecting
taxes from the residents. The RMC had to provide these basic rndtase facilities as
Khodiyarpara has been established for more than 40 years and grtWirdhediyarpara has
almost a grid-pattern development, with well defined, numbered s{ieeiwn assheri). The
sheris are used for multiple purposes like cooking, socialising, sleepiegirkg live stocks and
doing other household activities throughout the day, which indicates towardd-settted
community life.

The households receive the property tax bills from the municipal coigorhich was reported
to be paid by all recipients. Recently Municipal Corporation has gedvihem with the sanitary
fittings and connected all the houses to the municipal gutter. HousekieldMaste collection on
daily basis is part of the future solid waste management proposaholiseholds are mainly
employed in the surrounding industries, self employed with foots,s&dlops, drivers, etc., as
well as some households who are well established have also reported having govefrsnent |
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(iv) Lohanagar is a notified slum and falls within the Mavdi industrial area in@eatral zone.

It lies between the industrial sheds and workshops along one side and railway trdekstbe,
covering an area of 0.71 ha. The structures along the railway traderaporary (made up of
bamboo and jute) in nature. It is largely deprived of basic serviceslorg rows of houses for
tenants mark the locality. Squatter households have established numamtads rooms for
seasonal industrial workers. Freely available public land, cheap mneatsiess to work areas and
an existing social network of family and friends are the pull factor migrants. Many
households in the settlements are irtol making, hawking, and scrap collecting. Apart from
the idol making season, thelol makers turn into daily wage labours for rest of the year. The
residents wish to shift outside the area due to lack of basic services and unhggetiiions.

6.5.2. Privatelnformal Settlement:

Most of the land is owned by a private person(s), whose name is itartdeownership
document called 7/12 document, while theellers have ‘Parchi’ right (stamp paper documents
or sale deeds) given by the original owner to use the land. Such lamdstde claimed by the
government and the government has no power to move settlements offreighTlae surveyed
settlements that fall within this category are Khodiyarpara, Kubaliyapatd ohanagar.

(). Kubaliyapara, a notified slum, is one of the oldest informal settlementsercity spread on
an area of 4.46 ha. Royal land along the river was given outel &amilies, which has today
turned into one of the largest slums of Rajkot. The land is st8kdied underajashahi or royal
lands. Over the years, the area has been illegally sub-divided and sold. Itlzedsta the basic
amenities up to a higher extent and has degraded housing conditions. Very few housesagre ha
individual toilets and there is lack of community toilets. Tenants dohawée availability of
facilities like access to water, electricity, toilet,.€fbere is a variation within the area regarding
receipt of property tax and its payment. It is a large slumerms of area (4.46 ha) and
population (612 hhs; second highest after Shreenethji Society, whickuchiasociety), it was
reported that activities like country liquor production, prostitution,tshetfc., are commonplace
and well-established. The settlement is stratified in varioustarls according to communities
and occupation. All the scavengers mostly live together at Bhangaalgtie idol makers are at
one location, while the Occupations are caste-based and the various occlzatimitées
including, mainly idol makers, wood suppliers, daily wage workers, fiskeriscrap-collectors,
etc.

6.5.3. Suchit Society

Such societies have evolved out of the sale of private, agriculamds Iby an individual
without formally converting the landuse to ‘non-agricultural’ (NA). The settlements which have
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come up on such subdivided agricultural lands are calielit societies. They are characterised
by the fact that such lands are subdivided and sold by the owner onpeviéh power of
attorney (POA), unlike slums on private lands, where the land is squgited without the
owner’s consent. The dwellers mostly do not even have any sale deeds on the purchase of th
land. Housing units in such settlements are well-developed and rpostly; and provided with
basic services such as water supply, drainage and toildisefa@t household level provided by

the RMC. Amarnagar and Shreenathji Society are such infaudaik societies.

(). Amar nagar is situated near Mavdi industrial area, covering an area of &flita. It is a
Suchit society where though the settlement is informal, it is recegnizy the municipal
corporation and provided with sufficient basic services like watectratity, roads, etc. A long
litigation was on-going on the status of the land with the Corporatiomhwias demanded that
the people pay the charges for converting the land to NA. Residerdsrd@orted that many
have paid out the Rs.29,000 (approx.) per household charge that was to betlpaiMC and
have thus become registered owners of their homes. RMC has prdvesiedtoper roads and
street-lights along with other basic services and facilities.

The settlement is characterised by mixed landuse of both reaidamdi industrial. However, the
growing industrial activities in the locality have induced the sél®any of the residential plots
for industrial activities. The residential units are being graduaken over by the small scale
industrial units which have found a very strong foothold in this locality amedseen as an
extension of the Mavdi industrial area. There are numerous metalmartufacturing foundry
products, automobile spare parts, machine bearings, machine tools, etettlément is divided
into two parts by the Mavdi main road, with the small scale inégstin one side and the
residential part on the other. People are employed majorly intotireduand services. Some
workers employed in the small scale industries within the arearavided with rental units by
the industry owner above their workshops. The market value of land/housel as the rents
is higher within this area due to the greater tenure secwityedd as demand from commercial
establishments. People have reported that certain 40-50 sqg.mt. unitsekaveold at more than
Rs.18 lakhs to Rs.20 lakhs.

(i). Shreenathji Society is anothersuchit society in the city. The area was found to be well
developed with houses ranging from single room tenements to large intlivichgalows. It is
well provided with all the basic services. Residents have convertedeéhgorary houses into
permanent ones over the years and gradually many households have becoradrommenters
by informally buying or constructing own houses. The area has bettesjomiof water supply
and electricity and thus the house values and rents are higher arghisompared to the other
areas. Due to its recognition by the RMC owners and tenantsahéngher sense of tenure
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security. Household heads are mostly employed in industries as salai&drs. Many own
businesses like shops, food stalls, carpentry and furniture making worksth@pglany people
are in government and private services. Rental housing is informab asnt agreements or
transactions are registered. Generally the rent is inclusive of the prapesgyd electricity bills.
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Figure 3 : Surveyed Slum Location on Rajkot Municipal BoundaapM
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7. Rental Housing in Rajkot: Types

7.1.Typesof Rental Housing

There are mainly following types of rental housing found in the infosmtlements of Rajkot.
They are of the following types:

Single-room tenements: This type of housing is the most common across all settlements.
Single rooms are built in a row to be given out either to single majrants (who prefer

to share with other single-male migrants) or to migrant familié® size of such room
was found to be around 10 sg.m., and generally without facilities of windows or
ventilation. These rooms have a slab or a corner dedicated to coolang.tbhements

do not have any dedicated kitchen space and in such a case, cooking nvis [seeat
times carried out outside the room, or on the street. Such tenanttolshare washing
and bathroom space amongst themselves or with the owner. Many a timesnhahe
sanitation facilities are provided, tenants use the communitytstade defecate in the
open and bath at community taps. It was reported that such tenemeents aneant for
long time occupation as there is little or no scope to expand. Suemeats are best for
single-male migrants who share single rooms while working at negldmes. The
landlord is seen to reside with the tenants in a similar unit. Owseally stays with
family in a larger unit within the same compound. The owner and tenanbpeayout

into the same compound, thus sharing common activity space (for cookitigg cut
vegetables, washing, etc.) or sometimes the tenants are in rowslopesgng out on the
road, without a common space.

Figure 4: Single-room Tenements

Part of house given on rent: Many owners tend to give part of their house out on rent.
The survey found many owners giving the upper or lower floor of the house outton re
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In some cases, the room that can have a separate entry i®givanrent. In such cases
the tenants are families rather than single male migranis,isaperceived to be a safer
option. Both families (owner and tenant) share washing space and bathroom.

Figure 5: Tenant sharing common space with owner
. .

iii. Full house given on rent: Many households whose affordability increase move out of
the slum or informal settlements towards localities of greataurgg of housing tenure.
In such cases, they rent out their houses in the slums and inforniainsets. Many
households use the rent from their informal house to support the monthlynerstis on
their new house. In most cases, the owner of the house stays in amoibemhithin the
same locality. However, there are cases where tenants have bewsrees of their
property on account of death of the owner

Box 1: Renter becomes Owner through Owner’s demise
Kiranbhai Batuk, 40, is a scrap-collector and has stayed in Kapalig all his life. After hig
marriage he shifted into a rental house with his wife lnedr years ago. He started paying a r
of Rs. 200 per month which increased to Rs.500 nearly 8 years agovétpsiace last 4 years n
one has bothered to collect rent from him, because the ownereosbardl the relatives who we
taking care of the property shifted out to Mumbai. It is aleingom house of 21 sq.mt., witho
separate kitchen. He has made extensions to the house on higpemding nearly Rs. 12,000 g
building toilets.

iv. Employer provided rental housing: This was seen in small number of cases, one case
being in Khodiyarnagar where in the owner of a small metal workshopsimgle room
tenements above his workshop to house the workers. In spite of large industrial activity in
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Rajkot, employer provided housing is missing in the Rajkot housing markengg
impetus to large-scale informal settlements and rental housing.

7.2.Extent of rental housing in informal settlements

As per the RMC records there are about 190 slum and informahsettie in Rajkot city, where
the migrants are most concentrated. The migrant population formoteedemand group for
rental house. In that case it was found that on an average evlmneatthas about 30 per cent
rental households. In our surveyed informal settlements, a similar picturewvas f

Table 11: Household-level Tenure Arrangements (in %)

Settlement name Sample size (no.) Owned (%) Rented (%)

Khodiyarpara 43 74 26
Amar-nagar 48 79 21
Kubaliyapara 61 70 30
Lohanagar 51 71 29
Rukhadiyapara 99 77 23
Chhotunagar 77 68 32
Shreenathji Society 123 67 33
Total 502 72 28

There are nearly 28 per cent tenant households in the surveyed insettieghents in Rajkot. It
is close to the national average of 30 per cent rental housing amdadhown by latest NSSO
data. Amongst the surveyed settlements, Shreenathji Society Hagltast incidence of renting,
i.e., 33 per cent. This is a ‘suchit’ society, which designates it as recognised by the RMC. This
recognition has made it a popular location for the upwardly mobilénoeme working class, as
well as long-staying migrant families who can afford to stay itebeental housing (if not own
one) to shift to this location. Chhotunagar is the other surveyed settienhnich has high rental
households. It is a slum settlement located near the airport on tlieet5ng Road. Unlike the
theory of intra-city Residential Mobility Model as discussed inti®ac2.1, Chhotunagar
provides evidence of migrants settling down on city peripheries on theialato the city.
Theories have presented that migrants start their housing in e cé the city where the
housing is cheaper and gentrification is high, and then they move ongertpkery. However,
in Indian cities, the prime development efforts continue to be indgh&at parts of the cities
where the migrants are unable to find a foothold. Instead, the periphegiepen to squatting
and the migrants attempt to find a foothold in the peripheries and comsdhé#a lives in the
peripheries. They do not move into the city core unless, they have saevarkselike friends
and family.

Amarnagar had the lowest presence of rental housing, as the veryaofatigesettlement is fast
changing from residential to industrial. The Bhaktinagar industréa axtends to one side of the
Amarnagar slum, and the settlement beirgychit society, made the selling of land easier for
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industrial development. There are cases, of households selling then.i25 households at
nearly Rs.22 lakhs in the year 2011.

Figure 6: Residential units converted to Industrial in Amarnagar

- = ; [

7.3. Security of Rental tenures

Table 12 Flexibility of Rental Payments in terms of money and time

Slum name Sample household size (no.) Flexible (%) Non-Flexible (%)

Khodiyar nagar 11 36 64
Amar nagar 10 50 50
Kubaliya para 18 83 17
Loha nagar 15 60 40
Rukhadiya para 23 78 22
Chhotu nagar 25 56 44
Shreenathji Society 39 75 25
Total 134 67 33

A most encouraging fact revealed through the survey data isd¢hdy 67 per cent households
reported that their landlords are flexible in terms of timely payment gfasntell as the amount
of rent payments made. Kubaliyapara which is one of the oldest sttienreents in Rajkot has a
very strong and well-established rental market for the low incardastrial workers. Here
nearly 83 per cent tenants reported that they will not be asked atevih¢hey cannot pay the
rent on time. For many tenants, paying a fixed amount is not pessidlthey tend to pay their
rent in instalments as per their capacity. During discussiomastfound that landlords who are
mostly residents of the same slums understand that it is not conviemigrants to pay regular
rent. Thus, great flexibility exists in rent payments in termé&iroé and money. Of the total,
about 33 per cent of the tenant households reported insecurity in teewistmn due to non-
timely rent payments. In Khodiyarnagar which is an industrial inébrsettlement, the fear of
eviction is the highest. The reason for it could be a higher demand fal temising by
industrial workers due to which owners expect to find a tenant replacement quickly.
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8. Supply of Rental Housing

8.1. Supply Scenario

Individual households are the major suppliers of rental housing in the aifa®@ttlements,
which is also found to be the case in the formal housing market. Theesagpk owners) are
found to have lifestyles similar to that of their tenant, but meymarked by regular paid job or
better self-employment. The Rajkot survey also found a couple of cdsesman owners,
renting out rooms. Overall, the tenants in the informal settlemenfRagdot are not very
different from the owners. Infact, in many cases, tenants have nupvee affordability ladder
and become rental housing suppliers themselves. Box 1 gives an ingsigbihé such household
in Rajkot.

The rental housing supply works on a very informal mechanism. There wease®reported of
rent agreements or rent receipts between the owners and tenantg of #re surveyed
settlements. There are no formal information sources for engubout available houses. The
availability of houses in the market is gathered from friends andyfaithe owners at best
indulge in word-of-mouth marketing. The tenants are aware of the meates and most
respondents of the survey reported that they were paying rents the pates on-going in their
settlement. However, everyone faced periodic raise in rents, which diskeot to have any
form of regularity either in timing or rate of increase.

Sub-letting of rental units was missing from the Rajkot rental housing markan lte attributed
to the fact that the rental housing market in the city is ntdrge and rental housing demand is
not in short-supply as in other larger metropolitan cities. In wests, the land-lords or owners
tend to stay with the tenants within the same compound or same sattlemhich makes it
difficult for tenants to rent out to other tenants illegally. Igéarcities, where rental housing is
provided by employers and owners who do not stay in the same localting out to other
tenants by the original tenants is possible. Sub-letting in Rajkot is not widdsisrgat.

8.2.Typesof Suppliers

Supply of rental housing is seen under different circumstances:

i) Rental housing was found to be supplied by households who can afford tarmrid
than they require. Households who have settled at a location for longpaadh steady
flow of income (usually, self-employments or regular salarte)e constructed single-
room tenements or put part of their extended house on rent. In suchamass#guction is
carried out specifically for renting purposes.
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Figure 7: House extension given out on rent

"

Box 2: Evolution: Tenantsto Ownersto Rental House Suppliers

Karshanbhai is &hagda-driver (auto driver), staying in Khodiyarpara for last 35 gebie originally
was a farmer in Chotilla, on the outskirts of Rajkot, buttetifto Rajkot looking for bette
employment opportunities. He started staying on rent in a smallesiogm tenement near th
current plot where he stays. Through the last 30 years héuiason the original plot of lang
(50sq.m) and house he had purchased for Rs.35,000 in 1980, constructing a I®usenwith
separate kitchen and bathroom. He and his family have now extdraetiduse to include a sma
tenement within their plot to house single male migrants.

Currently, they have three male migrants from Uttar Pradesing with them since last 8 month
sharing a rent of Rs.1200. The migrants have a cooking space ihsideam, while they have t
resort to open defecation or use the community toilets. Karshaluutkai after the maintenance ¢
the room. He raises the rent annually, or if the electrlwitycomes too high for him to bear alon
He prefers to give his room out on rent to people from other statesise they do not stay on for t
long and have fewer demands.

i) In some cases, households who have migrated out of the city and paabhas homes
give out part of the house on rent to earn extra incomes.
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Box 3: Renting out to Support Family Income
Niraliben is a migrant in Rajkot from Chotila, an urban centrievakilometres away from Rajko
city. Her two sons have been working in the city as industriakeve since last 10 years, staying
tenants in Chandreshwar with steady monthly incomes. After her husband’s death in 2009, she sold
their ancestral property in Chotila and purchased a house éer&tihji Society at Rs. 80,000. H
sons spent another Rs.20,000 in renovating this house after contrimatnay with their mother tq
buy the house. They have rented the upper floor of the house tolw fiammi their own community.
The tenant-family women keep Niraliben company and shedsnalsa complete burden on her sg
because of the monthly rent they earn.

iii). Free land is encroached upon to build not just self-help housingléutrental

housing. In Rukhadiyapara, which is railway land, many employeeteofdilways

encroached upon the open land next to the railway colony which was lyigina
crematorium ground, to build their own housing. Overtime as the settlertaateds
growing the original encroachers whose perceived security irctelsilt rental housing
on their plots and have become part of the informal suppliers.

iv). Certain communities have natural inclination to act in the informalket through
organising encroachments or capturing of public lands. One such comnrumitsmniy
cities in Gujarat, including in Rajkot is tHgharwar community. The modus operandi
applied by this community in land capture is to cordon off large open, dirlasds,
mostly belonging to any government organisation, sub-divide thenselhthe land to
the buyers through stamp-paper sale deeds. Many of these buyers Wihoimas, over
time become the suppliers of rental housing.

9. Clientsfor Rental Housing

The migrants are the main users of rental housing. Rajkot being anrigdasd commercial
city, a high proportion of the population constitutes of migrants. The mgyamt be classified
as: seasonal migrants and permanent migrants. Seasonal sngmand to the city for some time
looking for employment during lean periods in their home villages and atiionras and when
opportunity arises. In Rajkot, such migrants were found to be singeemigtants from outside
Guijarat state. Permanent migrants were mostly the singkesmgrants or households who had
migrated from around Rajkot or within Gujarat, who migrate looking forebetmployment
opportunities. Such migrants eventually become home-owners as their affoydatiébses.

Some major characteristics of the migrants as are detailedraut the survey analysis,
comparing and contrasting them against home-owners.
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9.1.0rigin of migration

Rajkot has provided the employment opportunities and services whichnbiEased the
attractiveness of settling in the city. Owners have created the hotstkgmhich now serves the
tenants housing needs. Most of the owner households (93 per cent) who hadars&#got
are originally from surrounding areas of the city and mostly fromhiviGujarat itself. Even
amongst the tenants nearly 70 per cent of the households are from anoand the city and
from within Gujarat state. This indicates a strong rural-urban togravithin the state. Overall,
only about 30 per cent of the tenant households surveyed were from d@bitgadlat— coming
from places like Uttar Pradesh, Bihar, Maharashtra and the sosthéga of India. Labour from
outside Gujarat has provided cheap, unskilled labour requirement in the iegluBlrese 30 per
cent out-of-state migrants also include most of the single majeants. Khodiyarpara and
Amarnagar which have attracted the highest inter-state miguesiadustrial settlements which
have developed around the Aji and Bhaktinagar Industrial areas.

Table 13: Origin of Migration

Slum Name Owners Tenants
Total Intra-State | Inter-State Total Intra-State | Inter-State
household (%) (%) Household (%) (%)
(no) (no)
Khodiyar nagar 32 100 0 11 18 82
Amar nagar 38 94 6 10 22 78
Kubaliya para 43 95 5 18 64 36
Loha nagar 36 92 8 15 89 11
Rukhadiya para 76 80 20 23 100 0
Chhotu nagar 52 97 3 25 95 5
Shreenathji Society 83 97 3 39 66 34
Total 360 93 7 134 70 30

9.2.Duration of Stay in Rajkot

Taking a cue from the origin of migration, it was found that most of tineest owners have
migrated to Rajkot from within the state of Gujarat. From the aisabfshe number of years of
stay, more than 50 per cent of owners have settled in the city for thane30 years. By
cumulating the data, we found that nearly 86 per cent owners have dRajkan for more than
15 years and only 27 per cent tenant households have been in the cityréothan 30 years.
Nearly 20 per cent tenants fall in the less than 5 yearsargiteghile as expected only about 1
per cent of owner households are in the less than 5 years category.
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Table 14: Comparision between Owner and Tenant HousehlRigration of Stay in Rajkot

Slum Name Owners (%) Tenants (%)
<15 years 15-30 yrs > 30 yrs <15 years 15-30 yrs > 30 yrs

Khodiyar nagar 9 38 53 100 0 0
Amar nagar 13 37 50 40 40 20
Kubaliya para 2 16 81 28 17 56
Loha nagar 3 22 75 34 27 40
Rukhadiya para 14 25 62 39 43 17
Chhotu nagar 15 56 29 40 28 32
Shreenathji Society 25 49 25 53 25 23
Total 14 36 50 46 27 27

The above table contrasts the duration of stay of the tenants aodvitiees in the city. The
survey found that more than 50 per cent of the owners have lived kntRaj more than 30
years, while 46 per cent tenants have been staying in Rajkotsrthan 15 years. Only
Kubaliyapara which is an old established slum has 56 per cent of thgexite@ant households
as residents for more than 30 years. Among those who have been ity tfee @ss than 15
years, 56 per cent were in rental units.

9.3.Household Size and Sex Ratio

The surveyed data on sex-ratio presents a very poor picture of genddtyeig the informal

settlements. The Census 2011 put 940 women per 1000 males at the natibnaiiengst the

tenant households surveyed, the sex ratio was as low as 781 whereasi¢hm she owner-
occupied housing was 875, both much lower than the national level.

Table 15: Comparison of Household size and Sex ratio

Owners Tenants

Slum Name Sex ratio HH size Sex ratio HH size

Khodiyar nagar 758 5.2 462 3.5
Amar nagar 935 6.3 276 3.7
Kubaliya para 963 6.2 881 4.4
Loha nagar 957 6.4 1364 5.2
Rukhadiya para 883 5.1 911 4.7
Chhotu nagar 801 5.4 793 4.2
Shreenathji Society 840 5.4 691 4.0
Total 875 5.6 781 4.2

The average household (hh) size among the tenants households was far lower ¢ér8pared

to the owner-occupiers (5.6). It was evident that most of the male nsgshiit to the city alone

for work which results in skewed sex ratio on the whole but more so amongst the tenants who a
recent migrants and tend to come alone to the city. Amongsittnaseholds, Amarnagar and
Khodiyarpara had the poorest sex-ratio. Being industrial settismthere were higher instances

of young couples and single male migrants which explained the loaldgmmesence. Lohanagar
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was a unique case of high sex-ratio, where the sample included tenaehblols with multiple
girl children. Over all it was observed that male migrants corfrimmm outside Gujarat, from
states like Uttar Pradesh (UP) and Bihar and the Southern Stafesnil Nadu (TN), Andhra
Pradesh (AP), etc., come for short duration of 6 months to a year. BEvey ifome for longer
terms, many do not bring their wives or family along. It v@served from discussions that
migrants from Bihar were keen to permanently settle hereajkoR as they do not have
sustainable income opportunities in Bihar. While the migrants fromadFRsajkot as an area for
alternative source of income during agriculturally lean period iir titmme state. Migrants who
come from in and around Gujarat are more likely to bring in theie,valhildren and parents to
the city over time, as do the inter-state migrants from dh®ff Southern states, which do not
plan to return back to their villages.

Box 4: Single Male Migrants contributing to Poor Sex-Ratio amongst Tenants

Babloo Gupta, 23, his father, 40, and two younger brothers 18 and 22, all stay and work in Rajkot’s
Kubaliyapara slum. They have been staying in Rajkot for last 4&ye rented apartments, but ha
never thought of completely shifting their whole family froratiariya, Uttar Pradesh. They all wo
at a bakery as bakers as well as hawkers of the bakery’s food items. The youngest brother is studying
in a college in Rajkot. Each year, one or two of them go back tovilage to till their land and work
on their fields. They have been staying in Kubaliyapara simeie father first came to the city an
have been shifting around Kubaliyapara whenever they have tcevihedt house. They have beg
living in the current house for last 6 months.

Another characteristic of rental housing that can be understood thif@le 14 and Table 15 is
that owners are the ones with longer duration of stay and have bigger hdusi®okthan
tenants, indicating towards the fact that the permanent migrants establisbdtsein the city by
expanding their household size and eventually become home-owners and rentsupphezs.
Seasonal migrants on the other hand stay for shorted durations and alsonhdge household
sizes.

9.4.Workforce Participation Rate (WFPR)

Table 16: Comparision of WFPR between Owners and Tenants

WEPR Owners Tenants

Slum Name Male Female persons Male Female Persons
Khodiyar nagar 54 7 34 85 8 61
Amar nagar 67 17 42 66 25 57
Kubaliya para 63 6 35 57 16 38
Loha nagar 56 15 36 58 9 29
Rukhadiya para 60 18 40 66 24 56
Chhotu nagar 53 7 33 52 15 36
Shreenathji Society 59 6 35 67 23 49
Total 59 11 37 63 18 43
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The workforce participation rate (WFPR) reveals the total populaticiially employed,
notwithstanding the factor of age of worker. Data from the survey show$WRBR is higher
amongst the tenants and this is explained by the fact that moreerwémom the tenant
households are working to increase family incomes. WFPR amongst teoar@n is 18 as
against 11 of women from owner households. The WFPR of men from owner households is 59
as against 63 of tenant households. The higher WFPR amongst tenant noamparison to
owner household men can be explained through the fact that there are csgreos and
children in owner households, who do not work. This may not be the case in tenattdhdsis

where to maintain the family income most of the family members work.
Table 17: Employment categories of Tenant women

Category of work % of female workers
Regular Salaried 21
Casual Workers 40
Self-employment 38

The higher participation of tenant women in workforce can be explarned the details of the
kind of work they are engaged in. It was found that nearly 40 pemaanen are employed as
casual labour like occasional housemaids, festival-time cooks, cdimtaieiage workers, etc.,
while 38 per cent have taken up self-employment as vendors and sqiiieatelike shops,
tailors, etc. Only 21 per cent are regular salaried employeleste they are in industrial
labourers and regular housemaids.

9.5. Employment, Income, Expenditure and Affordability Scenario

9.5.1. Employment

The industrial 9-fold classificatiGrtan be taken as an indicator of the socio-economic status of
the households. The table for the owner households shows highest employmade jrhatels

and restaurants, followed by manufacturing. Table 19 for tenants indicatéisethare involved

in the same sectors of employment.

®> The 9-fold classification depicted in table 18 illustrates onbse classifications which reflected atleast 1 per cent
households from the total sample. Similar is the case Wibhle 19: Industrial Classification of Tenant
Households.Mining and Quarrying and Real estate and Business Services
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Table 18: Industrial Classification of Owner Households

Slum Name Agricultur | Manufa | Elec., gas | Construction Trade, Transp Community,
e& cturing & water & daily wage hotels & ort social &
Fishing supply restau. personnel
services
Khodiyar nagar 5 34 0 13 20 14 14
Amar nagar 0 46 0 9 13 7 26
Kubaliya para 1 18 1 14 62 2 2
Loha nagar 0 23 0 24 39 5 9
Rukhadiya para 0 11 1 28 31 8 21
Chhotu nagar 0 8 0 3 82 2 5
Shreenathji society 3 33 2 10 26 12 14
Total 1 24 1 15 38 7 14

Amongst the owner-households, 38 per cent households are involved in the food bikisess.
of them own small eateries and mobile food units. Chhotunagar has higlusstholds in this
sector because the major vegetable market is near thigregttlewhich has led most of the
residents to become vegetable sellers. In manufacturing, nearbr 2émt of owner households
are engaged in home-based manufacturing. Most eminent home-basedatuaimgf was small
metal workshops and foundry units in the settlements. Many people arpenters and scrap-
collectors. During the survey we found cases of women manufacturing children’s dresses,
imitation jewellery, aggarbatti, handicrafts andpapad at home. Nearly 33 per cent owner
households own their hotel and restaurant trades. Nearly 42 per cenbofmdehouseholds are
engaged in personal and 44 per cent in private service provision. Teas®stly government

employees and those engaged in private enterprises.
Table 19: Industrial Classification of Tenant Households (%)

Slum Name Agricultur | Manufacturin | Constructi Trade, Transport Community, social &
e& g on & daily hotels & personnel services
Fishing wage restaurant
Khodiyar nagar 4 65 17 13 0 0
Amar nagar 0 43 33 10 10 5
Kubaliya para 3 17 10 63 0 7
Loha nagar 0 26 22 26 13 13
Rukhadiya para 0 14 12 47 4 22
Chhotu nagar 0 0 5 78 0 16
Shreenathiji 1 54 14 12 3 17
Society
Total 1 32 15 35 3 14

The tenants are similarly engaged in the same sectors of englows the owners. Nearly 35
per cent of the tenant respondents are engaged in the trade, hotedstanchnt sector. This
sector can be further classified as hawkers and vendors, scragiars|lenterprise owners and
employees in related enterprises. Most of the tenants are invalgéeet hawking and vending
whereas the owners have small businesses in the same sectags.aBendustrial city by
character, the industrial manufacturing is the next highest gmplat sector for tenants, with 32
per cent respondents in our survey being employed in this sectgorifsa employed in
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manufacturing among the owner households was less at 24 per centd,Iikeaowner
households were found to be more in petty trade and transport than thehtarseitolds. In the
services sector, more respondent tenants were employed in governmeptisgethan in
private and personal services.

Table 20: Employment by Migrant type (in %)

Intra-state Inter-state
Employment category
Regular salaried 24 47
Casual labour 17 14
Self-employment 60 39
Total 100 100

The intra-state migrants are more engaged in self-employmerd greiater numbers of tenants
are employed in regular salaried jobs.

Table 21: Nature of Employment (in 9%)

Owners Tenants

Slum Name Total workers| Regular | Casual Self Total Regular Casual Self

(nos) salaried labour | employed workers | Salaried labour | employed

(nos)

Khodiyar nagar 56 41 16 43 23 65 17 17
Amar nagar 101 46 18 36 21 48 29 24
Kubaliya para 94 14 15 71 30 20 10 70
Loha nagar 82 18 29 52 23 26 30 43
Rukhadiya para 157 26 34 39 49 35 22 43
Chhotu nagar 92 11 5 84 37 19 5 76
Shreenathiji 156 39 13 48 78 53 21 27
Total 738 28 20 52 261 39 19 42

Contrary to the expectation, there is higher proportion of salariekevsgoamong the tenants (39
per cent) than among the owners (28 per cent) (table 19). The proporseif-employed is

higher among the owners, as it is expected because the newntsigrece consolidate their
situation in the cities, tend to move into self-employment aa#itlThe proportion of casual
labour among the owners as well as tenants is the same. It desnikase captured in the
regular employment are industrial workers, whose employment appegrserm and they get
salaries, but, the inter-state migrants among them may not wasdttte down in the city.

Women among the tenants take up regular salaried work as domegtiKhiedliayapara and

Lohanagar, have very large proportion of self employed among therswarobably on account
of long duration of stay in the two by their occupants. There is no ettanation for this

phenomenon. Even Chhotunagar has very high proportion of self employed.

® According to NSSO Recommendations
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Table 22: Quality of Employment vs Years of Stay for Tenants@wners

Owners Tenants
Years of Stay Total (in Regular Casual Self- Total (in Regular Casual Self-
no.) salaried labour employed no.) salaried labour(%) | employed
(%) (%) (%) (%) (%)
<15 34 9 36 55 60 47 18 35
15-29 95 27 15 58 35 34 9 57
>30 179 22 14 64 37 22 14 65

Owners across all the years of stay are predominantly selbged, which is an established
phenomenon. It is only the owners who can afford to invest in their own esgsrpFenants in
Rajkot are more into regular salaried jobs in their initial yedistay and gradually get into self-
employment. It is interesting to note that engagement as dasaair which is expected in the
case of the tenant workforce is not very high. Instead it isotineer households which are
engaged as casual labour, at least in the first 15 years o$tidnein the city. The shift of tenants
from regular salaried workers to self-employed over time is |tgbahifting out of the
industrial employment into their own small businesses.

9.5.2. Income

Table 23: Average Monthly Household and Per Capita Income

Slum Name Average household Ratio of tenant Ave. Monthly Per capita Ratio of tenant

income in Rs. to owner income to owner

Owners Tenants Owners Tenants

Khodiyar nagar 7,680 8,335 1.09 1477 2381 1.61
Amar nagar 11,965 7,915 0.66 1899 2139 1.13
Kubaliya para 7,850 5,300 0.68 1266 1205 0.95
Loha nagar 6,845 5,770 0.84 1070 1110 1.04
Rukhadiyapara 7,345 6,350 0.86 1440 1351 0.94
Chhotu nagar 6,035 4,800 0.80 1118 1143 1.02
Shreenathji Society 9,025 7,420 0.82 1671 1855 1.11
Total 8,110 6,555 0.81 1448 1561 1.08

The comparison of income of the owners and tenants shows that total hduseboie of the
owners is higher than of the tenants, the overall ratio of tenant teramgome is 0.81. In all the
slum selected except Khodiyarnagar, it is the case. But,gpeiadncome among the tenants is
higher by about 8 per cent than among the owners, primarily on accoungtérshousehold
size among the tenants (refeible 13. As explained earlier, many of the tenant households are
not family and are comprising of single male migrants. Theseithdil send remittances back
home and hence the per capita incomes calculated here are mot @triat sense that of a
family. This needs to be kept in mind while analysing the data ineTzhl The average income
per month of owner households stands at Rs. 8,110, while that of tenant houssemolotH
lower at Rs. 6,555.

Amongst the owner householdsmarnagar, which is a ‘suchit’ society, has reported the highest
average household income of around Rs.11, 965, which is 34 per cent more thaerdge
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tenant household income. Linking incomes to employment (reder 2) it is seen that
Amarnagar has the highest owners in the category of regulaiedagsmployment. Unlike other
settlements where the regular salaried are in small inalusffices, the household heads in
Amarnagar are employed in high ranking designations and well-pggvegrnment and private
company jobs, which explains their highest average income. Likewibe isase of the next
highest salary-grossing settlement, Shreenathji Soeigigh again is a ‘suchit’ society, and has
an average income per month of Rs. 9,025. The owner-households with the loeragiea
monthly salary are Chhotunagar. Looking at the kind of employment in Widakeholds are
involved, we find them to be mostly self-employed, as vegetable vendors or sttespocs.

Amongst the tenant households, in Khodiyarnagar they have the highest aveoatdy

incomes. This is an old, well-established industrial settlement and has thst neghdar salaried
tenant employees in the survey. The tenants here are in well pagulgr salaried jobs, mostly
in the nearby GIDC industries and private offices. Closely followarg the tenants of
Amarnagar and Shreenathji Society, where from the very natureeofetlements one can
understand that only better off tenants can afford to live here. Thetseswe mostly employed
salaried jobs. The poorest tenants are in Chhotunagar, where again maximumeamplesiéd.

9.5.3. Expenditure

The expenditure pattern of tenants and owners is almost similar is tdrfood, both spending
about Rs. 860 per capita per month. But in non-food items the experafitteeants is more
than 30 per cent higher than owners. On an average, tenants spend Rs. tapigper month
on non-food expenses, while owners spend only Rs. 1185. Comparing this to incoraets te
earn nearly 17 per cent more than owners, yet their expenses ardautiey remain poorer

than the owners.
Table 24: MPCE on Food and Non-Food items by Tenants ame:3

Slum Name Per capita food expenditure Per capita non-food expenditure
Owners Tenants % differential Owners Tenants % differential

Khodiyar nagar 905 1205 24.9 1350 2925 53.8
Amar nagar 960 800 -20.0 1485 3300 55.0
Kubaliya para 790 785 -0.6 1095 1165 6.0
Loha nagar 730 785 7.0 955 1195 20.1
Rukhadiya para 870 780 -11.5 1170 1140 -2.6
Chhotu nagar 760 800 5.0 1030 1100 6.4
Shreenathiji Society 950 860 -10.5 1210 1310 7.6
Average 855 860 0.6 1185 1735 31.7

The above Table 24 presents that average per capita food expenditure of ileantst same
as that of owners, but settlement-wise variation brings out a more accutate.gibe tenants in
high rent locations like Amarnagar and Shreenathji Society shows is@gnifgap between
tenants and owners in food expenditure. The non-food expenditure is almostcghipleigher
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in tenants due to the higher rents, money to be sent home and conveypeosesx In
Rukhadiyapara rent and conveyance takes a major chunk of the tenant exp@rseakle 27).

Table 25: Average Monthly Household Expenditure (food rmamat-food)

Settlements Owners ME (in Rs) Tenants ME (in Rs.) Y% difference in
expenditure
Khodiyar nagar 6,495 6,165 5
Amar nagar 9,325 8,000 14
Kubaliya para 6,465 4,800 26
Loha nagar 5,780 5,665 2
Rukhadiya para 5,710 5,700 0
Chhotu nagar 5,205 4,540 13
Shreenathji Society 7,085 6,280 11
Average 6,580 5,865 11

The average monthly household expenditure (both food and non-food) of the surveyed owner
households (Rs.6,580) is higher than that of the surveyed tenant households (Rs. 5,86%). Thi
in contrast to the MPCE because the household size of owners is langah#haf tenants.
Although there is a 19 per cent differential in the average incewsdsl of the owners and
tenants, the average expenditure they incur has only about 11 peliffrehce. Amongst the
owners, Amarnagar has the highest average expenditure per mBsth9a825, while owners at
Chhotunagar have reported the lowest expenditures (Rs. 5,205). Amongst thedstenaye
households, the tenants at Amarnagar have reported the highest awerdigly expenditures at

Rs. 8000, while again Chhotunagar has reported the lowest at Rs. 4,540.

Table 26: Item-wise Average Monthly Expenditure to Total Averdgathly Expenditure for Owners (in %)

Food Electricity Education Heath Conveyance Water | Phone | Total
Khodiyar nagar 69 8 3 2 10 2 5 97
Amar nagar 66 7 3 4 14 2 3 99
Kubaliya para 72 7 2 3 11 1 3 99
Loha nagar 78 7 2 2 5 2 3 99
Rukhadiya para 74 7 2 3 11 1 3 99
Chhotu nagar 75 7 2 3 5 3 2 99
Shreenathji Society 70 8 4 3 9 2 4 99
Average 71 7 3 3 10 2 3 99

Amongst the owner households, the average share of food expenditure is 7it péithe total
expenditure, followed by conveyance and electricity. Owners do not haveno spehousing
like tenants, so they can afford to spend on conveyance chargesotavgikt Settlement-wise,
Lohanagar and Chhotunagar had the highest expenses on food, both spending mésepdran
cent. The next most important expenditure for owners is conveyance to feoriyhich
Amarnagar reported the highest expenses amongst the surveyethesgitleas this is an
industrial area with small workshops and foundry units, while the householdsdpented
working in private and government offices in the city centre. Both Chhgéwreand Lohanagar

had the lowest expenses in transportation. In Chhotunagar maximum houseltbid=gsthbles
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from the surrounding vegetable market, while in Lohanagar, the industrresunding the
settlement employed most of the residents. The share of expgenteal expenses for health,
education and telephone recharge came to be nearly the same & pbouent for the average
owner household.

Table 27: Item-wise Average Monthly Expenditure to Total Ager&onthly Expenditure for Tenants (in %)

Settlements Food Electricity Rent Education | Health Money Conveyance | Water Phone | Total
sent
home
Khodiyar 47 0 13 0 4 31 4 0 1] 100
nagar
Amar nagar 33 2 19 1 3 31 6 0 51 100
Kubaliya 67 2 14 2 2 2 8 0 2| 100
para
Loha nagar 68 3 16 1 4 4 1 0 2 98
Rukhadiya 64 6 17 1 2 0 8 0 2| 100
para
Chhotu 67 4 16 1 3 0 0 3 2 97
nagar
Shreenathji 53 3 22 1 3 5 9 0 4 99
Society
Average 55 3 17 1 3 12 5 0 3 99

The share of food expenses in the average monthly expenditure of thiehienseholds came to
only 55.16 per cent, compared to 71 per cent of the owner-households in tlyisdepidting
that non-food expenses are eating into the food expenses of the tAmamgportant item of the
non-food expenditure is the rent. Both owner and tenant households are emgsigathr kind

of work and require similar kind of food/calories. Yet two major expendesh dos not allow
greater expenditure on food are: rents and money to be sent back home. On tbg amhol
average of nearly 17 per cent of tenant expenses went on paying eEntssuBhit societies and
having all basic services and amenities, Amarnagar and Shreéwathfie highest rents paid by
the tenants. Lowest average rents are paid in Kubaliyapara and Kipadajarhere the share of
rents to total average monthly expenditure stood at around 13 per cérdagdn, tenants in
Kubaliyapara, Rukhadiyapara and Sheenathji spent a significant shaexpenses on
transportation, staying away from the areas of work. Sending morekytbaheir homes is
another important very important expense for tenant households. On an ave@agsitutes
12.35 per cent of the total monthly expenses. For tenants, educationscohsests than 1 per
cent share of expenses whereas electricity, health and teleptpereses constitute about 3 per
cent of their total monthly expenses each.

Special mention needs to be made of Chhotunagar, where tenants hw8 pearcent of their

total monthly expenses on buying water. Compared to the other ssitienthey also have to
spend one of the highest shares on electricity, spending more than 4 per cent pksying bil
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10. Rental Housing Condition

10.1. AreaUsage

As per the NSSO and Census definition of permanmmcé), semi permanent (serpucca) and
non-permanentk(iccha) housing unit structures, it was observed that more than 90 per cent of all
housing units of both owners and tenants were built of permanentatstesith brick or stone

walls and Mangalore tiled, asbestos sheets or RCC roofs.
Table 28: Average Built up and Plot Area Area Usage

Housing Average built-up area (sq.mt.) Average Plot area (sq.mt.) Average no. of rooms per house

Condition

Slum Name | Owner Tenant ratio of Owner | Tenant ratio of Owner | Tenant ratio of

tenants to tenants to tenants to

owners owners owners

Khodiyar 38.0 14.0 0.37 64.0 14.0 0.22 23 1.0 0.43

nagar

Amar nagar 47.0 19.0 0.40 68.0 22.0 0.32 2.9 1.2 0.41

Kubaliya 37.0 22.0 0.59 47.0 23.0 0.49 23 1.1 0.48

para

Loha nagar 29.0 14.0 0.48 33.0 16.0 0.48 1.7 1.2 0.71

Rukhadiya 25.0 20.0 0.80 35.0 27.0 0.77 1.8 1.3 0.72

para

Chhotu 28.0 15.0 0.54 36.0 19.0 0.53 1.8 1.2 0.67

nagar

Shreenathiji 43.0 19.0 0.44 59.0 23.0 0.39 25 1.3 0.52

Society

Average 35.3 17.6 0.50 48.9 20.6 0.42 2.2 1.2 0.55

There is no differentiation among the rental and owned housing in therseits we have
studied in terms of quality of housing. However, we find significhifiérence between the two
groups in terms of size of housing (Table 26). The owners, on an averagelouble the built-
up area and more than double the plot area of the tenant. For ex&mmleners live in a house
with average built-up area of 35 sq m. whergas of the tenants’ house is 18 sq m. Hence,
tenants live in smaller housing and overcrowded housing. The per bapitap for the owners
is 6.3 sq m. whereas that for the tenants is 4.2 sq m. (Table 27), bptless but, the tenants
experiencing a higher level of crowdedness as compared to the ownéast, in Khodiyar
nagar, the built up area of a dwelling unit of the tenants is, on aageygust 37 per cent of that
of the owners. The inequality between the tenants and the owners is langeemwith regards to
the plot area. Dwelling units rented by single-male migrants ancepoaigrants families are
single rooms, with a platform in the room acting as kitchen. In ncasgs, the kitchen slab is
non-existent and cooking is done outside the house.
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Table 29: Per Capita usage of Area

Unit area/person (sq mt)
Slum Name Owners | Tenants | ratio of tenants
to owners
Khodiyar nagar 7.3 4.0 0.55
Amar nagar 7.5 5.1 0.69
Kubaliya para 6.0 5.0 0.84
Loha nagar 4.5 2.7 0.59
Rukhadiya para 4.9 4.3 0.87
Chhotu nagar 5.2 3.6 0.69
Shreenathji Scoiety 8.0 4.8 0.60
Average 6.3 4.2 0.66

Owners have added additional rooms to their houses and the average ofimi@ns per

dwelling unit is 2.2 for them. In case of tenants, the average rpemblousehold is just 1.2,
which means that some of the tenants have an extra room, whereasf tiesh live in one

room unit, as already mentioned above.

10.2. Availability of Facilities and Rent

Table 30: Availability of Services as per Years of Stay

Total HH (no.) Individual Water HH toilet (%) HH electricity
Years of Stay connection (%) connection (%)
Owners Tenants Owners Tenants Owners | Tenants | Owners Tenants
<15 39 65 64 42 67 34 92 97
15-29 104 38 62 29 66 29 96 95
30 and above 217 39 61 46 57 31 94 97
Total 360 142 61 39 61 32 94 96

The availability of basic services at the household level for the temaidwer in comparison to
owners and théormer’s length of stay in the city does not improve its access to household level
services. Electricity is available to nearly all households in 1Gujgecause of low connection
charges offered by the private electricity companies to slnen households. In case of
Ahmedabad, a few NGOs had collectively advocated for the privatepany to lower
connection charges, which it did resulting in increased coverage of the sesmaife regards to
electricity (Joshi,et el, 2010). Except electricity, in cafkalloother services, access is lower for

the tenant households than the owner households. For example, 39 per cent housdholds ha
access to individual water supply and 32 per cent access to indivadetlaimong the tenants
whereas among the owners the proportion was 61 per cent for both the services (Table 28).
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Table 31: Rent rate and Availability of Household-level Facilities

Rent per sq. | HH level water connections HH electricity connection

Name mt (Rs.) (%) HH Toilet (%) (%)

Khodiyar nagar 59 27 36 9
Amar nagar 78 60 60 50
Kubaliya para 30 44 39 53
Loha nagar 64 20 0 40
Rukhadiya para 48 26 22 62
Chhotu nagar 49 4 4 44
Shreenathji Society 72 73 55 70
Average 56 39 32 53

Availability (or non-availability) of individual services was to someeat linked to the rate of
rent, as depicted by per sg. m. of area. For example, in Amarnagegnthate was Rs. 78 per
sg m, and had the largest proportion of households with individual water supplioiéet
connection (both figures are 60 per cent). Same was true for n@thipeSociety. But
Kubaliyappara which had the lowest rate of rent did not have lowest leaetess to individual
services. The relationship is also not statistically estaloljsiveen we carried out a correlation
test. Thus, other than the level of services in a dwelling unitptiaion of settlements closer to
places of work and nodal areas has determined the rent rates. Wimgrésel rates are more
strongly related to location than anything else..

The average carpet area per household has been reported to bestanafgbaliyapara, while
its rent per sg.mt is the lowest. From the abtage 31 it is evident that the facilities available in
Kubaliyapara is better than that of other surveyed settlemdmnith have higher rents but lower
levels of facilities, like Rukhadiyapara, Khodiyarpara and Chhotuna&anotunagar is the
worst case in point, because they have the poorest availabilityater and toilets at the
household level, while the average rent that is paid is higharttte rents paid in Kubaliyapara
and Rukhadiyapara. In Lohanagar, the location of the settlement vesytaltee industrial area
and area of employment, households may not mind paying higher rentsuas down on their
travelling expenses. So in this case, the rent does not give aittuee of the availability of
basic services and amenity.
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10.2.1. Availability of Water Connection

Table 32: Availability of household level Water connections

Slum Name Owners Tenants

Total | HHconnec | Community | Purchase | Total | HHconnec | Community | Purchase

HH tion(%) tap(%) d (%) HH tion(%) tap(%) d (%)

Khodiyar 32 97 3 0 11 27 73 0
nagar
Amar nagar 38 89 11 0 10 60 40 0
Kubaliya 43 63 37 0 18 44 56 0
para
Loha nagar 36 64 36 0 15 20 80 0
Rukhadiya 76 30 70 0 23 26 74 0
para
Chhotu 52 6 50 44 25 4 48 48
nagar
Shreenathiji 83 96 4 0 39 73 28 0
Society
Total 360 61 32 6 134 39 52 8

Water connection available at the household-level for tenants was repostdxy @3 per cent of
the surveyed tenant households, as against 61 per cent of owner-occupidys5R¢emr cent of
the tenants used the community taps, in comparison to 32 per cent osoAm&rnagar and
Shreenathji Society again fare better amongst the tenants ininvey sdue to their recognition
and service provision by RMC. Worse off was Chhotunagar, where 44peofcowners and 48
per cent of tenants purchased water every week, as the RMC ha®videgrthis settlement
with any basic services. Hence, the owners of the rental uniteaeble to charge high rent in
Chhotunagar. Because of lack of services in this settlement, thegdresve to spend on buying
water along with incurring expenditures on house rent and fixed elgctrtharges. This proves
that the formal recognition, in other words notification of a settl@nby the local authority is
important even in the low income informal settlements for the msvwerealise high rents and
tenants to obtain affordable shelter. Once the settlement is dpthie local authority, here the
RMC, extends basic facilities, which improves the living conditions. .

10.2.2. Availability of toilets

Provision for sanitation was very poor in the informal settlemain®ajkot. Overall, 14 per cent
owners and 18 per cent tenants reported defecating in the open. In Lohanagar, nommahtbe t
had household sanitation facilities, while Chhotunagar only 4 pehoestholds had individual
toilets’ access. Amongst the tenant households Kubaliyapara reported the highest casa of ope
defecation (22 per cent). This can be explained by the fact thatsilosated adjoining Aji
River, and is not notified by the RMC and hence the settlement dobsvesanitation services.
Most people tended to go to the river for their needs. Tenants in AmarardeShreenathji
Society reported the maximum household level toilets, as these uwabresocieties.
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Table 33: Availability of Sanitation Facilities

Slum Name Owners Tenants

Total HH Community | Open Total | HH Community | Open

HH Toilet(%) | toilet(%) defecation(%) | HH Toilet(%) | toilet(%) defecation(%
Khodiyar 32 100 0 0 11 36 45 18
nagar
Amar nagar 38 95 5 0 10 60 40 0
Kubaliya 43 56 33 12 18 39 39 22
para
Loha nagar 36 28 69 3 15 0 87 13
Rukhadiya 76 32 13 55 23 22 4 74
para
Chhotu 52 19 77 4 25 4 96 0
nagar
Shreenathji 83 100 0 0 39 55 45 0
Society
Total 360 61 25 14 | 134 32 51 18

Provision of toilets is an important determining factor of retésialn the Rajkot survey, many
tenant households reported sharing toilet and bath facilities with ¢tvaiers. This was

especially true for tenant families where women have theysafetising sanitation facilities

within their home premises, instead of going out to community toilets or the open taeefeta
bathe. It is empirically proved that community toilets are diffito maintain than shared toilets
(where individual toilets are not available) and hygiene in them is poorer thardunalitilets.

10.2.3. Availability of Electricity connection

Table 34: Comparision of Availability of Household level Electyictonnection

Slum Name Owners Tenants
Total Owned | Borrowed lllegal Total Owned Borrowed | lllegal

Khodiyar nagar 32 100 0 0 11 9 82 9
Amar nagar 38 100 0 0 10 50 50 0
Kubaliya para 43 85 8 8 18 53 40 7
Loha nagar 36 82 18 0 15 40 60 0
Rukhadiya para 76 79 9 12 23 62 38 0
Chhotu nagar 52 83 17 0 25 44 52 4
Shreenathji 83 99 1 0 39 70 30 0
Society

Total 360 90 7 3 134 53 45 2

Amongst tenants as in owners, majority of the households own individual electricity ttons.ec
Nearly 45 per cent of the surveyed tenant households reported borrowitricigteftom the
owners, as compared to only 7 per cent of owners borrowing from thehboeirs. In
Shreenathji Society, 70 per cent tenants reported having individuai@tgatonnection which
was the maximum, while Lohanagar reported the lowest individual connectinlys40 per
cent) among tenant households. Khodiyarnagar tenants reported the highestingorof
electricity (82 per cent households), followed by 60 per cent tenant households of lashanag
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In case of borrowed electricity, tenants either pay their stfaedectricity bill to the owner or
their rent includes component of electricity bill. It was reported in Chhg@améghat fixed
electricity charge was taken from the tenants by the owoerddctricity. The fixed rate was Rs.
200 per month, irrespective of the actual usage.

11.Conclusion

The study has covered 7 settlements housing 3,097 households of which 502 vegredsdihe
settlements were selected from wards with different charsiitsti The survey is not of rental
households alone but of all households from which extent of renting has been estimated.

Renting extent is about 28 per cent in these settlements. Rentivghighest in the settlements
which have some level of tenure security and is high irsutlat society, which are notified low
income settlements in the city. In fact, access to infornmalsldor housing purposes has made
renting easier than it would have been if no informal lands wea#ahle. The owners of the
rental units accept a situation of flexible payment of rent, tvmade the rental housing viable
in the city. Flexibility shown by the owners is with respecteotal amount as well time of rent
payment. Nearly two-thirds of the households did not feel insecuritigeifdarm of threat of
eviction on account of non-payment of rents.

Rental housing supply in Rajkot is mainly by the households themse&hisgs also true for the
informal settlements as well. The suppliers (or owners) are found to fiestyles similar to that
of their tenant, but they are marked by regular paid job or betteesglfoyment. There are no
cases found of any agreement between the owner and the tenant. $heerenas per ongoing
market rates. The rental housing comes in the market throughrtreemocess as the informal
ownership housing. It is very difficult to identify settlements in ¢itg which are only rental
housing.

The migrants are the main users of rental housing. The study showedhnigt half the tenants
were staying in the city for less than 15 years whereas neaflthe owners were staying in the
city for more than 30 years. On the whole, those who had migrated totyhe the last 15
years, 56 per cent stayed as renters. Thus, rental housing pp@agtstone for the migrants to
the city and if the migrant wishes to settle down in the city wighfamily then he/ she moves
into ownership housing. Affordable rental housing made available through publimdnous
programme could save the new migrant from going through the route of atfoental housing
to informal ownership housing and can move into formal rental housing but at affordable cos
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The tenants are largely single male migrants and hence baveex ratio as well as small
household size. It must be understood that these are not normal householdsteTtiegingle

male migrants and not a family. The tenants, being recent nsgranting to find a foothold in
the urban economy, work hard and all of them work hard, including the womeningesult

having higher WPRs as compared to the WPRs of the owner households.
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