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1. MANDATE & PURPOSE OF THE RESEARCH

The ComMark Trust commissioned Fanaroff Associates to conduct an assessment of the
relevance and extent to which inadequacies in Joburg’s accommodation market constrain the
sustainability and future growth potential of Joburg’s cross-border overland shopping ‘sector’ and

to make recommendations about measures which could be adopted to overcome this constraint.

In order to assess whether the accommodation market represents a major constraint to the growth
of the sector, it was agreed that it would be necessary to develop a good understanding of the
structure and operation of the accommodation market that serves the regional overland shoppers
who shop in Joburg’s central business district and its surrounding areas. The key issues to be

clarified include the following:

The main accommodation types used by cross-border shoppers in Joburg, their number and
relative importance in terms of use and changing use patterns;

The adequacy of accommodation as a whole and by type, expressed in terms of
availability/supply, proximity to the CBD shopping districts, price and affordability;

The trend in the supply of the stock of accommodation (overall and by type) in relation to
demand, and the factors which determine this trend(s). This refers as much to regulatory as
physical barriers that might inhibit the supply of rental accommodation for this market;

The main (non-price) problems associated with the available accommodation types;

The significance of these price- and non-price related problems in terms of their impact on the
current size and future growth potential of the overland cross-border shopping market;

The relative importance of accommodation as an issue of concern for cross-border shoppers in
Johannesburg, weighted in relation to the other problems which they experience.

Fanaroff Associates was also requested to give some attention to the employment generated
within the accommodation market and to consider the extent to which problems relating to the

storage of goods bought in Joburg by cross-border shoppers might inhibit the growth of the market.

In making recommendations, Fanaroff Associates was instructed to focus on identifying
interventions and solutions which are as far as possible systemic in nature, and which offer
significant leverage over the policies, practices and resources of the key stakeholders — public and
private — who control this market.
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2. SCOPE OF THIS REPORT

The intention of this research project was to provide a broad and reliable ‘picture’ of the
accommodation market which serves the cross-border shopping sector in Joburg in order to
assess the extent to which the availability, standard and cost of accommodation represents a
major constraint to the growth of the sector. It was intended to build on the previous research
undertaken by Fanaroff Associates and to explore the accommodation market through in-depth

interviews with industry specialists and limited surveys to verify these views.

Due to time and budgetary constraints, it was understood that this research would not be able to
provide a statistically valid assessment of, for example, the precise number of bed nights currently
available in Johannesburg or the number of shoppers who stay with friends and family. Where
possible, we have tried to quantify issues, but we have not relied on extrapolation too heavily for

fear that this may result in inaccurate deductions.

Note that the research focused specifically on overland cross-border shoppers who shop in
Joburg’s central business district and its surrounding areas. This definition, by its very nature, limits

the research to lower- to middle-segment shoppers who form part of the broader retail sector.

3. EXECUTIVE SUMMARY

3.1 Methodology
A varied methodology was used to obtain the information required for this report in order to obtain
a good, halistic ‘picture’ of the accommodation market which services the overland cross-border

shopping sector in Joburg. The methodology utilized included:

The development of questionnaires to be completed in face-to-face interviews with owners and
managers of accommodation establishments and cross-border shoppers (See Annexures la
and 1b).
A survey of Accommodation Establishments, which included:
Scheduled interviews with the owners / managers of formal accommodation
establishments;
Unscheduled interviews with Personnel and Observations of Formal Accommodation

Establishments;
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A mapping exercise, where we selected two defined areas in and around the Inner City,
including Braamfontein, Newtown and the CBD. The mapping exercise involved driving
along every street within the defined areas and identifying every marked accommodation
establishment within these areas.

Visit to Informal Accommodation Establishments

A Survey of cross-border shoppers, which included:
In-depth interviews with cross-border shoppers;
A ‘snap shot’ survey of cross-border shoppers to provide an unbiased indication of the
types of accommodation utilized by overland cross-border shoppers and their relative
importance;
A head count at Park Station, carried out on two separate evenings;
Creation of a Photo Journal, to provide a visual representation of the overland cross-border
shopping market in Joburg.

An assessment of the regulatory environment.

3.2 Methodological limitations
Due to the time constraints of this project, there are certain methodological limitations which need

to be noted:

The sample size was too small to draw statistically accurate conclusions

There was not sufficient time to run a full pilot and to revise the questionnaires

Some of the shoppers were distrustful of the researchers, which made it difficult to probe some
of the issues which were raised during interviews

There are some gaps in the information gathered in the mapping exercise

3.3 Definition of cross-border shoppers

For the purposes of this report, we have used the term ‘cross-border shoppers’ to encompass all
people who come to Joburg from other parts of Africa for a temporary visit (i.e. they do not live in
South Africa) and who come to shop as one of their main purposes of travel. As mentioned
previously, this report focuses on the people who travel over land and who shop in the CBD and its

surrounding areas.

3.4 Profile of cross-border shoppers interviewed

27 respondents were interviewed and filled in in-depth questionnaires.
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Respondents came from a range of African countries, including Zimbabwe, Zambia, Malawi,
Swaziland, Lesotho, Mozambique and Nigeria.

Interviews with these respondents took place at Park Station; a range of bus stations in
Braamfontein and the CBD; China City, Ellis Park; Braamie’s Lodge, Braamfontein; Tivoli
Hotel, CBD; Park Station Hotel, CBD and the Formula Inn, Park Station

Of the 27 respondents interviewed, 24 came primarily to purchase goods for resale. Several
also came to purchase goods for their personal use and to sell arts and crafts.

Of those people who came to purchase goods for resale, 73% are hawkers and 17% are the
owners of shops and trading companies.

The range of goods purchased in Joburg by these respondents is very varied, and includes,
inter alia, clothing; linen / blankets; groceries / commodities / household goods, electronics
(including small appliances); cars and motor spares, cosmetics and accessories.

The majority of respondents visit Joburg twice a month, although some come more often

The average length of stay in Joburg of the respondents is very short and ranges from between
no nights and three nights. There are some shoppers who spend more time in Joburg, but they
seem to be fewer in number.

The respondents interviewed stay in a range of accommodation establishments. This was
intentional, so that we were able to get a good understanding of all of the different types of

accommodation used by overland cross-border shoppers

3.5 Findings

3.5.1 Main accommodation types used by cross border shoppers

From the surveys which we conducted, it appears that these shoppers choose one of the following
options for accommaodation when visiting Joburg:

One-day shoppers: A significant number of shoppers come to Joburg for one day only, either in
transit (often, it seems, to Durban, where they sell curios), or simply for a short visit, either

because of the fear of crime, lack of cheap, adequate accommodation or convenience.

Dormitory-style hostels: While there seem to be very few dormitory-style hostels provided in a
formal manner to cross-border shoppers, this style of accommodation is well-suited to low-end

shoppers who are price sensitive and require only very basic facilities when they visit Joburg.
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Dormitory-style hostels offer several bunk beds in one room with communal toilet and washing
facilities.

Flats: A small segment of the market, primarily those who are regular visitors to Joburg, rent a
flat or small apartment on a monthly basis or for a period of several months. The rental fee is
shared between groups of shoppers and varies from about R300 per month to R500 per month

(and sometimes more than this)

Hotels and B&Bs: It seems that only an estimated 20% of overland cross-border shoppers stay
in hotels and B&Bs. These are frequented by shoppers who fall mostly into the middle and
middle-upper segments of the overland cross-border shopping sector. Shoppers at the low-end
are unlikely to have the disposable income to stay in these hotels or B&Bs. Rates range from
approximately R60 per person per night at the low-end to about R270 per person per night at
the upper-end. Many of the hotels frequented by cross-border shoppers are situated in unsafe
areas. Some of the hotels have established relationships with some of the small regional bus

services and accommodation is included in the bus fee.

An estimated 100 to 150 people spend the night at Park Station, although according to a
security guard, this number could be as high as 500. A large number of these people are of
Zimbabwean origin. Since it is not permitted for people to actually sleep at Park Station, they sit
with their goods and pretend to be waiting for their next bus or train. The majority of the people
staying at Park Station only visit Joburg for between 1 and 3 days, but there are some people
who live this way for up to a week. Some shoppers stay at Park Station because they are not
prepared to pay any significant amount of money for accommodation, while others stay there
because they have nowhere to store the large mass of goods which they buy in Joburg.

Own trucks / cars / buses: Some of the shoppers interviewed said that they stay in their own
cars or own trucks, or in the buses in which they arrived (in bus lots). This is partly because it is
more convenient (they don’t have to store their goods), and partly because it means that they

don’t have to pay for accommodation.

Friends and relatives: A large number of shoppers stay with friends and relatives in and around
Joburg (many as far out as Pretoria). Often, groups of people stay in one home during their
stay in Joburg (i.e. one person may have an acquaintance in Joburg, and he or she will bring a
group of shoppers with him to stay with the friend or relative).
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Informal / Rough Accommodation: It is clear that an informal accommodation market does exist
in Joburg, and that it exists in different forms. The three main examples which we came upon
were:
Some of the so-called friends and relatives charge shoppers in the region of R35 to R45
per week to stay with them
Floor space in flats is rented to shoppers at a cost of R45 to R50 per week. No beds are
provided and people sleep in very close proximity to one another. Most of the flats seem to
have running water and electricity. It seems that most of the ‘landlords’ pay a monthly rental
for the flats, and then informally ‘sub-let’ sleeping space in the flat for a period of 1 or more
weeks, but there may be some who are using hijacked buildings for this purpose.
Bus services in some areas offer basic accommodation as part of their bus fare. This
accommodation ranges from sheltered, dormitory-style accommodation in bunk beds with
basic facilities, to a space on the floor alongside 15 or 20 other people.

3.5.2 Relative importance of the different accommodation types

At least half of overland cross-border shoppers stay with friends and relatives and about 20%
(although this is not a decisive figure) stay in hotels and formal establishments. For shoppers from
certain neighbouring countries, such as Zimbabwe, it is also common to spend only one day in
Joburg, or to sleep in makeshift accommodation such as Park Station or in the bus or their own
vehicles. The informal accommodation market clearly exists, but it is not as significant as one

might have thought (accounting for probably only 10% of the accommodation market).

3.5.3 Number of accommodation establishments in Joburg

We completed a mapping exercise within limited areas of Joburg for the purposes of providing
some indication of the number and density of formal accommodation establishments which may be
used by regional overland shoppers who shop in the CBD. Two areas which are frequented by
overland cross-border shoppers were selected for the mapping exercise. They included the CBD &
Newtown, and the Braamfontein area. A list of all hotels identified can be found in this report. Maps

indicating where these establishments are situated are provided as Annexures 2A and 2B.

Although the information which we were able to obtain has significant gaps, we were able to draw

some conclusions:
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Nine accommodation establishments were identified in the Braamfontein area. Of these, two are
hostels and one is a bus service station which also offers dormitory-style accommodation. There
are also other bus service stations offering accommodation in Braamfontein, but these are much
less formal than Munorurama. One of the establishments is marked as a hotel but actually has only
permanent residents. Two of the establishments are large, well-established hotels. One is a
medium-sized hotel with a fairly significant cross-border shopping clientele, and the remaining two

are small hotels.

23 accommodation establishments were identified within the CBD / Newtown area. Whereas in
Braamfontein we were able to visit most of the accommodation establishments and obtain the
required information, time did not permit us to do the same for all of the establishments in the CBD.
Many of the establishments in the CBD are situated in quite dangerous areas, alongside the
bustling taxi ranks and near pedestrian areas. Twelve of the 23 establishments are not listed in the
telephone directory, nor were their numbers accessible through directory enquiries. Certain hotels

seem to be more popular with cross-border shoppers than others.

3.5.4 Assessment of the adequacy of accommodation

Availability / Supply: While there is sufficient accommodation for shoppers who have
budgeted to spend a minimum R60 per person per night on accommodation, there is a lack of
accommodation for shoppers who do not have these funds, or who are not willing to spend this

amount on accommodation.

Proximity to the CBD: The accommodation types which are currently frequented by cross-
border shoppers are generally in good proximity to the CBD shopping districts. However,
people who stay with friends and relatives often find themselves located far away from the

Inner City region.

Price and affordability: The low-end shoppers generally feel that formal accommodation in
Joburg is much too expensive. Informal establishments, which cost R45 to R50 per week, are
considered to be much more affordable, but the quality of accommodation in these

establishments is poor.

The ComMark Trust 10

Making Commodity & Service Markets work for the Poor in Southern Africa



The adequacy of accommodation was also assessed by type:

Accommodation

Availability /

Proximity to CBD &

Price and affordability

Type Supply Shopping districts
Dormitory-style Insufficient
Average Good
hostels supply
Currently Considered to be too
Hotels and B&Bs o Good ]
sufficient supply expensive by shoppers
Good — but only if
Flats Sufficient supply | Good shoppers come very
regularly to Joburg
Currently
sufficient supply.
The market has
responded to the
Informal _
] demand. This Good Good
accommodation .
may change if
Council enforces
regulations more
stringently.
Sufficient supply.
Again, this may
change if Park
Park Station / own Station officials
Good No cost
cars / buses become more
stringent in
enforcing their
rules.
Not good — some
Friends and o people stay as far
) Sufficient supply No cost
relatives from the CBD as

Pretoria
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3.5.,5 Trend in the supply of stock of accommodation

While there is a sufficient supply of adequate average-priced hotels, there is an insufficient
supply of cheap formal accommodation, either in the form of simple hotels or hostels. We
probed this issue in several of our interviews to try and understand whether there are barriers
to providing cheap accommodation and found that some of the obstacles may include difficulty
in accessing space in the CBD, fear of crime and negative perceptions around facilitating slum
living.

The informal market has responded to the demand for cheap accommodation by supplying
sheltered sleeping space for low-end shoppers at sub-economical costs. Provided that
government does not restrict this supply of informal accommodation, this sector should

continue to flourish.

3.5.6 Main problems associated with the available accommodation types and their

significance

Personal security: Although crime has not been a serious issue inside of most of the
establishments themselves, people are at risk when carrying their goods to and from the
hotels, hostels, flats and B&Bs. In most cases, it was felt that it is safe to walk around the
establishments during the day but not at night. In some cases, even daytime crime was feared.
In addition, cross-border shoppers, like most other tourists to Joburg, have very negative

perceptions about crime and safety when they visit.

It is our view, from the interviews which were conducted with both managers and shoppers
themselves, that crime and public safety around accommodation establishments, and the
negative perceptions attached to crime, are significant factors in terms of their impact on the

current size and the future growth potential of the overland cross-border shopping market.

Business, financial and other services: Very few accommodation establishments offer
business, financial or other services and facilities to support the retail transactions of shoppers.
While these services would assist people to do their shopping more effectively and would
probably enhance the experience of Joburg, we do not believe that improved business and
financial services at accommodation establishments would have a significant impact on market

size or growth potential.
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At the broader level, however, (i.e. outside the parameters of the accommodation market), it
may well be worth exploring the constraints within these service sectors and the extent to

which tackling these might help to grow the market.

Storage of goods: Some of the accommodation establishments offer significant storage space,
while others offer very little. In the establishments where there is no storage space, people
generally seem to get by storing their goods in their rooms. Storage space at places of
accommodation is not often charged for as a separate fee. There is also storage space offered

at the various bus depots and at Park Station.

When examining whether storage is a major constraint to the growth and sustainability of the
market, we received mixed views. It is our view that storage is not a major problem for
shoppers who buy smaller amounts of goods and take these goods home on the bus and that
there is sufficient storage space available in Joburg for these shoppers. However, storage is a
significant problem for those who buy bulk goods that need to be taken home in a trailer and
there is a definite lack of storage facilities for these large goods. Storage may well be a
constraint to the growth of the market, but further research is required into this issue.

3.5.7 Relative importance of accommodation as an issue of concern

In the small sample of 12 who were asked to rate accommodation amongst other problems facing
them in Joburg, storage was rated as the most problematic issue, followed by the availability of
information and accommodation. Transportation of cross-border shoppers, both to and from Joburg

and within Joburg was given the most positive rating.

When shoppers were asked to identify the single most difficult problem experienced in Joburg,
60% rated storage as the most problematic issue, 27% rated xenophobia as their biggest concern,
and 13% were most worried about safety and security. Accommodation was not rated as the

primary concern by any of the respondents.

3.5.8 Employment generated in the accommodation market

Given the time and budgetary constraints, and the main areas of focus of this report, it was not
possible to do a full assessment of the amount of employment generated in the

accommodation market that services overland cross-border shoppers. The only real conclusion
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that we can draw from our small sample is that the number of people likely to be employed in
the large, up market hotels (relative to the number of beds) is much greater than the number of
people likely to be employed in the smaller establishments which we have surveyed. Additional
work is required to assess this issue further.

Employment generated amongst cross-border shoppers: Amongst the shoppers surveyed,
89% indicated that they make their living from trading, hawking or re-selling the goods which

they buy in Joburg.

3.5.9 Regulatory environment

In order to assess whether the regulatory environment is a barrier that might inhibit the supply of
rental accommodation, it was first necessary to have a broad understanding of the regulations
which are applicable to accommodation establishments, and of the costs and processes involved

in complying with these regulations.

Land use: The land on which an accommodation establishment is developed must have the
appropriate zoning. In most of the Inner City, land usage regulations permit the development of
accommodation establishments. However, it is still necessary to obtain consent for a change in
land usage if the land on which the establishment is run is not specifically zoned for
accommodation. The consent application fee is R443, which increases annually. It is also
necessary to advertise the change in land usage, which can be costly. The procedure should
be managed by a professional town planner, as it can be complex because provisions vary for
each town planning scheme. Because of this complexity, Council is currently trying to revise
and streamline the town planning schemes. It is important to note that consent applications can
take up to 6 months to process if there are no objections and longer if the matter has to be

heard by the Planning Committee. Rezoning applications can take in excess of a year.

Environmental Health: The new by-laws affecting accommodation establishments are attached
as Annexure 3A. No person may operate an accommodation establishment without a permit
issued by the Department of Environmental Health. The form for this permit application is
attached as Annexure 3B. The permit fee is R600. Currently, the Department of Environmental
Health has a list of only 6 accommodation establishments which have applied for and been
granted a permit in Johannesburg. This list is attached as Annexure 3C. There are limitations
on the number of people who may sleep in a given space, and areas such as bathrooms and

passageways may not be used as sleeping accommodation. Dormitory accommodation must
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include beds with mattresses for every person it houses, as well as separate lockers, and beds
must be well-spaced. There are a host of other provisions relating to health, waste removal and
maintenance and which are intended to ensure good living conditions which can be found in

Annexure 3A

Fire and Safety: In addition, all accommodation establishments need to comply with basic fire
and safety standards, which are verified by the Fire Department and Emergency Management

Services.

3.6 Extent to which accommodation represents a constraint

The cross-border shoppers who were interviewed were asked whether or not accommodation is
one of the issues that worry them when they come to Joburg. The responses to this question were
split; with 44% of people responding that accommodation is a concern and 56% asserting that it is

not.

While accommodation is clearly an issue of concern for a significant portion of overland-cross
border shoppers to Joburg, there is also a large percentage (probably a majority) of shoppers, who
have become accustomed to doing business in Joburg in a particular manner and who have found
some level of comfort with the type of accommodation which they use, whether it be informal or

makeshift accommodation, or accommodation which is located in the formal sector.

Those people who were concerned about accommodation (mostly because it is too expensive or
unsafe) asserted that an improvement in the accommodation market would encourage them to

spend more time in Joburg.

Our assessment, based on the above, is that although accommodation may not represent a major
constraint on the sustainability and growth of the market in terms of the number of people who
come to Joburg, interventions to enhance the market should certainly impact on the length of stay

of shoppers in Joburg, and hence on the productivity and growth of the market as a whole.

3.7 Conclusions
Overland cross-border shoppers who shop in the CBD come to Joburg regularly, however,
most do not stay in Joburg for very long (average is between no nights and three nights).
Many people do not stay in Joburg overnight because of the lack of cheap, adequate

accommodation, fear for personal security and convenience.
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Shoppers often travel in groups and stay in groups in their places of accommaodation.

The different accommodation types used by cross-border shoppers include hotels and B&Bs,
dormitory-style hostels, flats, with friends and relatives, at Park Station, in their own vehicles or
in the bus, or in informal establishments.

Informal accommodation includes friends and relatives who charge shoppers to stay with them;
floor space in flats which is rented to shoppers; and basic accommodation offered by bus
services as part of the bus fare.

The majority of overland cross-border shoppers stay with friends and relatives. About 20% stay
in hotels and formal establishments. For some shoppers it is also common to spend only one
day in Joburg, or to sleep in makeshift accommodation such as Park Station or in the bus or
their own vehicles. The informal accommodation market is not as significant as one might have
thought (accounting for probably only 10% of the accommodation market).

In the areas defined in Braamfontein there are 9 accommodation establishments, and in the
CBD / Newtown area there are 23.

The accommodation types which are currently frequented by cross-border shoppers are
generally in good proximity to the CBD shopping districts. However, people who stay with
friends and relatives often find themselves located far away from the Inner City region.

The low-end shoppers generally feel that formal accommodation in Joburg is much too
expensive. Informal establishments are considered to be much more affordable, but the quality
of accommodation in these establishments is poor.

While there is a sufficient supply of adequate average-priced hotels, there is an insufficient
supply of cheap formal accommodation, either in the form of simple hotels or hostels. Some of
the reasons for this may include difficulty in accessing space in the CBD, fear of crime and
negative perceptions around facilitating slum living.

The informal market has responded to the demand for cheap accommodation by supplying
sheltered sleeping space for low-end shoppers at sub-economical costs. Provided that
government does not restrict this supply of informal accommodation, this sector should
continue to flourish.

Crime and public safety around accommodation establishments, and the negative perceptions
attached to crime, are significant factors in terms of their impact on the current size and the
future growth potential of the overland cross-border shopping market.

Very few accommodation establishments offer business, financial or other services and
facilities to support the retail transactions of shoppers. While these services would assist

people to do their shopping more effectively and would probably enhance the experience of
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Joburg, we do not believe that improved business and financial services at accommodation
establishments would have a significant impact on market size or growth potential.

Storage is not a major problem for shoppers who buy smaller amounts of goods and take these
goods home on the bus and there is sufficient storage space available in Joburg for these
shoppers. However, storage is a significant problem for those who buy bulk goods that need to
be taken home in a trailer and there is a definite lack of storage facilities for these large goods.
Storage is probably a constraint to the sustainability and growth of the market, but we believe
that further research is required into this issue.

While it is difficult from this limited study to quantify the amount of employment generated in the
accommodation market by the cross-border shopping sector, it is clear that the knock-on
effects in terms of employment are significant. It is also clear that the number of people likely to
be employed in the large, up market hotels (relative to the number of beds) is much greater
than the number of people likely to be employed in the smaller establishments which we have
surveyed. Additional work is required to assess this issue further.

Amongst the shoppers surveyed, 89% indicated that their activities in Joburg constitute their
key source of employment.

While the regulatory framework has not been cited as a major barrier to entry for people
wanting to open accommodation establishments, the process to formally register a venue as an
accommodation establishment can be quite complex, costly and time-consuming.

Storage is a key concern for shoppers in Joburg, followed by xenophobia and safety and
security. Accommodation was not rated as the primary concern, although it is clear that the
accommodation market does not adequately meet the needs of these shoppers.

The accommodation market does not represent a major constraint on the sustainability and
growth of the overland cross-border shopping sector in terms of the number of people who
come to Joburg. However, interventions to enhance the market should certainly impact on the
length of stay of shoppers in Joburg, and hence on the productivity and growth of the market as

a whole.

3.8 Recommendations
We propose a number of recommended interventions in which we believe ComMark could play a

role:

1. Before any interventions are initiated, it will be essential to ensure that these can be adequately
monitored to assess whether they are having the desired effect. Since there is currently no
coherent list of accommodation establishments in the City, it will be important to encourage the
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collection of relevant information about these establishments and to update this regularly.
ComMark could facilitate this process by developing a framework specifying the information to
be collected by the City and by intervening with the relevant Departments to substantiate the

necessity of such a process

2. There is opportunity for the expansion of very low cost dormitory-style accommodation to cater
for the needs of low-end cross-border shoppers. The current cost structures for formal
accommodation establishments are too high, and so many cross-border shoppers are sleeping

at the train or bus stations, in the buses or in undesirable, crowded conditions.

If it is viable to establish very low-cost accommodation in the appropriate areals, it is likely that
many of the people currently using makeshift accommodation would use the accommodation.
However, in order to keep cost structures low so that low prices can be maintained, regulations
which could push up the cost structure for these establishments should be reviewed. At the
same time, it is essential to ensure that the establishments comply with the basic regulations,
including payment of rates and taxes (including VAT) and compliance with fire, safety and

environmental health regulations.

There are several things that ComMark can do to encourage the development of low-cost

accommodation:

Initiate a study to assess whether any aspects of the by-laws or licensing requirements
applicable to accommodation establishments comprise obstacles to providing very low-cost
accommodation or are excessive or unnecessary for this class of establishment.

Negotiate with the City to develop a simplified regulatory framework for low-cost
accommodation establishments and to discuss the possibility of having a facilitated registration
process for these establishments. The current timescales (6-12 months) are too long.

Conduct a benchmarking study to assess the absolute minimum cost to provide a bed per
night. A useful exercise would be to assess what it costs the Salvation Army to run their hostels

and how these costs are kept to a minimum.

3. ComMark could encourage the City to create an accommodation precinct/s around the CBD
and Braamfontein. In order to make such a precinct viable, the City should lighten the licensing
and regulatory requirements for establishments in this precinct to keep their cost structures

low. The City should then also incentivise businesses to invest in the precinct. ComMark may

The ComMark Trust 18

Making Commodity & Service Markets work for the Poor in Southern Africa



want to investigate appropriate incentives and to explore what the City of Joburg / Gauteng

Province would consent to.

4. The private sector also has a role to play in assisting the development of low-cost

accommodation:

ComMark could investigate the obstacles to obtaining financing by small businesses wanting to
open low-cost accommodation establishments.

ComMark could also explore whether there are indeed obstacles to getting space in the Inner
City and whether anything can be done to encourage private property owners to make this

space available for accommodation

5. There are still significant information gaps about the size and spend of the cross-border
shopping market. A statistically valid estimate of the value of the market would assess the
value of interventions and would also provide for better leverage when dealing with role-players

in the public and private sectors.

4. METHODOLOGY

4.1 Questionnaires

Questionnaires were developed to obtain the information required for this project. A questionnaire
was developed to be completed in face-to-face interviews with owners and managers of
accommodation establishments and a second was developed to be completed in face-to-face

interviews with cross-border shoppers. The questionnaires are attached as Annexures 1a and 1b.

4.2 Survey of Accommodation Establishments

4.2.1 Scheduled interviews with the Owners / Managers of Formal Accommodation

Establishments

In-depth interviews of about 1 %2 hours each were scheduled telephonically and were conducted
with the owners and managers of accommodation establishments. The following individuals were

interviewed between the 1% and the 10" of November 2005:

Phil Southworth — General Manager, Formula Inn, Park Station.
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Munya Mandhiza — Owner, Braamies Lodge and The Metro, Braamfontein.

Fernando da Silva — Owner, Oribi Hotel, Troyeville.

Dario Afeltra — General Manager, Fontana Holdings (which owns Fontana Inn, Hillbrow).
Sean Smorenburg — General Manager, Parktonian Hotel, Bramfontein.

Trevor Philander — Assistant General Manager, Holiday Inn Garden Court, Eastgate.

In selecting this very limited sample for the in-depth study, we relied on our previous knowledge of
the cross-border shopping market and on word-of-mouth referrals (either from cross-border

shoppers themselves or from key role-players who service this market).

Formula Inn, Braamie’s Lodge, the Oribi Hotel & Fontana Inn are all frequented by cross-border

shoppers, which comprise a large percentage of their clientele.

While the Parktonian Hotel does not have a large cross-border shopping client base, Sean
Smorenburg has been involved with Inner City initiatives to enhance the cross-border shopping

market and has a good knowledge of the accommodation market.

The Holiday Inn Garden Court, Eastgate, draws a large number of cross-border shoppers over the
weekend, but these are largely air travelers. The Assistant General Manager, Trevor Philander,
was however able to give us valuable input on the accommodation market for the middle- to upper-

segment of cross-border shoppers and to assist us in defining the parameters of our study.

The information provided by the managers and owners of accommodation establishments is
excellent and is believed to be reliable. This report has benefited greatly from their in-depth

understanding of their market.

4.2.2 Unscheduled interviews with Personnel and Observations of Formal Accommodation

Establishments

Several of the owners and / or managers of accommodation establishments which were
approached to participate in the formal interview process were reluctant to meet with us or to
provide any information about their businesses. In some of these cases, our approaches were met
with suspicion and some hostility. Where we felt that it would be worth exploring the nature of

these establishments, researchers were sent to interview personnel ‘under cover’.
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Note that on two occasions, our researchers were treated very harshly by hotel management. At
the Rand Inn, the General Manager was exceptionally angry at being visited and questioned
without ‘following the proper process’ and our researcher was met with almost violent behaviour
and literally escorted from the building by the security guard. At the Diplomat Hotel, our researcher
was questioned by the security guards, who then called the police, and he was taken into custody
over night at John Vorster Square. All of his information was confiscated from him, as was the

spool from his camera.

Despite these setbacks, some interesting and relevant information was gleaned through the

process of visiting these hotels and interacting with the staff and clients there.

Due to the nature of the interview process, the names of the employees interviewed were not
made available to us. Note that not all of the establishments mentioned below refused to
participate in the interview process. In some cases, the establishments were simply approached on

an informal basis.

The establishments which were surveyed included:

The Tivoli Hotel, CBD

The Rand Inn, CBD
Orchidea Hotel, Braamfontein
Park Station Hotel, CBD
Diplomat Hotel, CBD
Mariston Hotel, CBD

In our selection of the accommodation establishments which were studied in (4.2.1 & 4.2.2 above,
we attempted to select a range of accommodation types (including hotels, dormitory-style hostels
and flats) which service cross-border shoppers from a variety of neighbouring countries and which
cover the spectrum of overland shoppers who visit Joburg and shop in the CBD. While this list of
accommodation establishments is not exhaustive, we believe that it has enabled us to obtain a
broad understanding of the formal accommodation establishments which cater for cross-border

shoppers in Joburg.
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4.2.3 Mapping Exercise

Due to the time constraints of this research project, it was not possible to identify all of the
accommodation establishments which may be used by regional overland shoppers who shop in the
CBD.

In order to define a semi-complete sample for the purposes of assessing the number of formal
accommodation types and the number of bed nights available within a limited area, we conducted
a thorough mapping exercise in two defined areas in and around the Inner City. The selected areas
include Braamfontein, Newtown and the CBD. The mapping exercise involved driving along every
street within the defined areas and identifying every marked accommodation establishment within
these areas. For each of the establishments identified we attempted to obtain the following
information:

Address of the establishment.

Number of rooms.

Number of people who can be accommodated in the establishment.

Rates per person / per room.

Percentage of clientele who are cross-border traders.

All of the establishments which were identified are marked on the maps attached as Annexures 2a
and 2b.

4.2.4 Visits to Informal Accommodation Establishments

During the research process, several informal accommodation establishments were identified and
visited. The Informal establishments which were visited included a range of bus service stations in
Braamfontein and the CBD and the Manhattan building (6" floor) in Plein Street. Our impressions
and analysis of these establishments is based on these visits and on interviews with shoppers who

stay in these establishments (in the Survey undertaken with cross-border shoppers).

4.3 Survey of Cross-border shoppers

4.3.1 In-depth interviews with cross-border shoppers

A survey was undertaken by Fanaroff Associates with 27 respondents from different parts of Africa
at various locations in and around the Joburg CBD. Each shopper who was interviewed filled in a

detailed questionnaire.
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Interviews were conducted at the following venues:

Park Station

Chigubu bus service station, Leyds Street

Musumulwana Bus Service Cnr Biccard and Wolmarans Streets
Munorurama bus station, cnr Harrison and Leyds Street

Golden Express, Cnr Wolmarans and Stiemens

China City, Ellis Park

Braamie’s Lodge, Braamfontein

Tivoli Hotel, CBD

Park Station Hotel, CBD

Formula Inn, Park Station

These areas include several bus or train depots, one of the shopping areas frequented by cross-

border shoppers and a number of accommodation establishments.

All of the people interviewed complied with the survey criteria in that they were:

a. Overland travelers
b. Who come to Joburg to shop, and

c. Shop in the CBD or surrounding areas

Because the primary outcome of this survey was to obtain a deeper understanding of the market
and not to obtain statistically accurate information, the researchers attempted to select a sample of
shoppers which would be as representative as possible of the segments of the cross-border

shopping market which comply with the above criteria.

Interviews were therefore conducted with shoppers who:

a. Buy goods for their personal use AND those who buy goods for resale
b. Form part of the lower and middle strata of the sector

c. Come from a range of African countries.

A detailed profile of the shoppers who were surveyed is set out in Section 7 of this report.
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4.3.2 Snapshot of cross-border shoppers
A ‘snapshot’ survey was conducted to provide an unbiased indication of the types of
accommodation utilized by overland cross-border shoppers and their relative importance. 110

people were asked where they stay when they visit Joburg.

This snapshot also attempted to give an overview of the trends in accommodation usage by

nationality by surveying two buses about to depart to Zimbabwe and Malawi.

In addition to the bus service station surveys, snap shot surveys were done at Park Station, at the
Oriental Plaza, Jumbo Cash and Carry and at some small stores on the Cnr of President and

Ntemi Piliso Diagonal Street.

4.3.3 Head count at Park Station

On two different evenings, a physical ‘head count’ was carried out at Park Station to obtain an

estimate of the number of people who spend the night at Park Station.

4.4 Photo Journal

Photographs were taken in as many venues as possible to provide a visual representation of the
overland cross-border shopping market in Joburg. It is our view that these photographs bring the
sector to life and facilitate a better understanding of the problems encountered by cross-border

shoppers. The photo journal is attached as Annexure 7.

4.5 Assessment of the regulatory environment

In order to assess whether there are regulatory barriers inhibiting the supply of rental
accommodation for the cross-border shopping market, it was necessary to obtain a better
understanding of the regulatory framework within which these establishments function. Interviews

were conducted with:
Sharon  Snell, City of Johannesburg, Assistant Director Planning Control:

Development, Planning, Transportation and Environment

Corrie Bezuidenhoud, City of Johannesburg, Department of Environmental Health
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Applicable documentation (accommodation by-laws, permits and lists of registered accommodation

establishments) are attached as Annexures 3A, 3B and 3C

5. METHODOLOGICAL LIMITATIONS

5.1 Sample size

Due to the time constraints of this project, we were only able to interview a limited number of
people. While we have tried to draw accurate conclusions from the information gathered, this
information would need to be validated in a larger survey to obtain statistically accurate

information.

5.2 Piloting and revision of the questionnaires
The limited time allocated to the research project made it difficult to run a full pilot and to revise the
qguestionnaires. This process would have enhanced the questionnaires and enabled the

researchers to obtain information in a more consistent manner.

5.3 Reliability of Answers to the Survey of Shoppers
Some of the shoppers were distrustful of the researchers and were not as open about their views
as we would have liked. This made it difficult to probe some of the issues which were raised during

the interviews and may have meant that some of their true sentiments were concealed.

Some of the replies obtained in the survey of cross-border shoppers were inconsistent. For
example, some shoppers did not initially express a major concern about accommodation but later
in the questionnaire rated it as a key problem. We were led to believe that some shoppers may
have misinterpreted the key for rating accommodation as a key issue relative to the other problems
experienced in Joburg. As a result of this problem, this final question was revised in a shorter
guestionnaire (See Annexure 1C) which was completed by 12 shoppers at various bus stations.

5.4 Margin of Error in mapping exercise

While we attempted to cover every street within the defined areas, it is possible that there may
have been one or more accommodation establishments that were missed. It was also only possible
to identify accommodation establishments that had appropriate signage which is visible from street
/ car level. In addition, some of the ‘hotels’ which were identified during the mapping exercise are
no longer actually functioning as hotels, but have been converted into residential flats. Many of the
hotels which were identified are not listed in the telephone directory and could not be found by
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calling directory enquiries. There are therefore significant gaps in the information we were able to

obtain about these establishments.

6. DEFINITION OF CROSS-BORDER SHOPPERS

For the purposes of this report, we have used the term ‘cross-border shoppers’ to encompass all
people who come to Joburg from other parts of Africa for a temporary visit (i.e. they do not live in
South Africa) and who come to shop as one of their main purposes of travel. As mentioned
previously, this report focuses on the people who travel over land and who shop in the CBD and its

surrounding areas.

7. PROFILE OF CROSS-BORDER SHOPPERS SURVEYED

This section of the report provides a broad profile of the 27 shoppers who took part in the in-depth
interview process. It is important to understand this profile because the findings of this survey are

included in various parts of this report.

7.1 Nationality of respondents

Respondents came from a range of African countries, including Zimbabwe, Zambia, Malawi,
Swaziland, Lesotho, Mozambique and Nigeria. The number or respondents from each of these
countries is graphed below:

O P N W M O O N 00 ©

Zinbabwe Zanbia Melawi Swaziland Lesotho  Mozambique Ngeria
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Although we are not able to validate it because the sample size is so small, we believe that this
sample is probably quite representative of the overland cross-border shopping market to Joburg.
During our research process, it appeared that the majority of overland cross-border shoppers to
Joburg are Zimbabweans, followed by Zambians and Malawians.

7.2 Location where interviews took place
Interviews took place at the following locations:

O L, N W H OO N 0O ©

Park Station Bus stops ChinaGty  Tivoli Hotel Park Station Braanie’s  Formula Inn
Hotel Lodge

The nationalities of respondents interviewed at each location are set out in the chart below:

m Nigeria

O Swaziland

B Lesotho

0 Mozambique
O Malawi

B Zambia
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Station Station  Lodge Inn
Hotel
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7.3 Key purpose of visit
Only shoppers who came to Joburg with shopping as one of their key purposes of visit were
interviewed. The profile of these shoppers can be broken down as follows:

To purchase personal  To purchase goods for To sell arts and crafts
goods resale

Note that several visitors came to Joburg for more than one reason (e.g. to shop for both personal
goods and goods for resale; or to sell arts and crafts and then to purchase goods here for resale
with the money they earn). The duplications in purpose are included in the chart. Notably, of the 27

respondents interviewed, 24 came primarily to purchase goods for resale.

7.4 Percentage of respondents who are shop owners, hawkers or buyers

The respondents who come to Joburg to purchase goods for resale were asked whether they are
owners of a shop or trading company, hawkers, or buying for someone who owns a shop. The
majority of respondents are hawkers, with a minority who are business owners. None of the

respondents interviewed were buying on behalf of someone else.

17%

@ Owner of a shop or trading
company
m Hawnker

83%
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7.5 Type of goods purchased

It is difficult to tabulate the type of goods purchased because of the varied range of goods which
are purchased and the relatively small sample size. The range of goods purchased in Joburg by
respondents in Joburg includes:

Clothing

Plastic containers

Linen / blankets

Groceries / commodities / household goods
Electronics (including small appliances)
Motor spares

Cars

Cosmetics and hair products

Accessories, including handbags, jewellery and watches
Stationery

School bags and uniforms

Pharmaceuticals

Cell phones, starter packs and recharge vouchers

7.6 Frequency of visit to Joburg
Cross-border shoppers come to Joburg regularly. The majority of respondents come twice a
month.

@ Series1

Oncea Twicea Oncea Once Fourtimes Twice a
week month month ewry2 ayear year
months
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7.7 No of nights spent in Joburg

The average length of stay in Joburg is very short and ranges from between no nights and three
nights. There are some shoppers who spend more time in Joburg, but they seem to be fewer in
number. This has quite important implications for the accommodation market and is explored
further in this report.

[y
o
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None 1 night 2 nights 3 nights 2weeks 3weeks

7.8 Accommodation type

In order to obtain good, qualitative information for this report, we specifically targeted shoppers
staying at a range of different types of accommodation establishments. The breakdown of
accommodation types used by the respondents is:

12

10

(0]
Fiends & Informal Hotel Hostel Park Station Inthebus/ Do not
Relatives own \ehicle spend the
night
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8. MAIN FINDINGS

8.1 The main accommodation types used by cross-border shoppers

The vast majority of overland cross-border shoppers who spend their time shopping in the CBD fall
into the lower and middle strata of the cross-border shopping sector. From the surveys which we
conducted, it appears that these shoppers choose one of the following options for accommodation

when visiting Joburg:

8.1.1 One-day shoppers

A significant number of shoppers, including those from Lesotho, Zambia and Zimbabwe (see s7.2
below) come to Joburg for one day only, either in transit (often, it seems, to Durban, where they

sell curios), or simply for a short visit.

Their reasons for not staying overnight in Joburg include fear of crime, lack of cheap, adequate
accommodation and convenience (i.e. they do not have to find storage for their goods and can

return quickly to their families). These issues are explored in more detail in Section 8.5 below.

8.1.2 Dormitory-style hostels

While there seem to be very few dormitory-style hostels provided in a formal manner to cross-
border shoppers, this style of accommodation is well-suited to low-end shoppers who are price
sensitive and require only very basic facilities when they visit Joburg. Dormitory-style hostels offer
several bunk beds in one room with communal toilet and washing facilities. We were surprised at
the shortage of this kind of accommodation, and make recommendations relating to this later in the
report (See Section 9). The typical example of a well-functioning hostel is Braamie’s lodge, which

is described in the case study below.
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CASE STUDY: HOSTEL-STYLE ACCOMMODATION

Braamie's Lodge

Owner and General Manager: Munya Mandizha

Location: 6 De Beer Street, Braamfontein

Rates: R35 per person per night

Number of rooms: 10 (plus two downstairs shops which are often used for accommodation)

The shoppers who stay at Braamie’'s Lodge fall into the lower-end of the overland cross-border
shopping market who are willing to pay for accommodation. Most of the clients come from
Zimbabwe, bringing curios into Joburg to sell here, and then purchasing goods here with the
money they make (this is a very common phenomenon amongst Zimbabwean visitors to Joburg.)
Other clients come from Zambia (and are often in transit to Durban) and from Lesotho. Length of
stay varies. The Zimbabweans often stay for 2 weeks, while people from Lesotho stay for only 1

night.

Braamie’s Lodge has been renovated and upgraded by its owner, Mr. Mandizha, and has a warm
and friendly atmosphere, but still provides only very simple accommodation. Bedrooms are filled to
capacity with small bunk beds and in some of the downstairs area, people sleep on mattresses.
Toilets and washing facilities are communal. The use of space is optimized at Braamie’s Lodge.
While Braamie’s has only 10 official rooms for accommodation, it can accommodate 80 people
comfortably, and has accommodated as many as 120 at its busiest. Mr. Mandizha is also one of
the largest suppliers of ostrich feathers (especially to the Zimbabweans), and he runs a small

workshop at Braamie’s Lodge where feather dusters are made.
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Mr. Mandizha provides several services to shoppers, including informal foreign exchange (which is
illegal), access to information and transport and tours. Braamie’'s has a popular restaurant which

provides food 24 hours a day and which does deliveries in the surrounding area and the CBD

Small lockers (about 50cm by 2m) are provided in the rooms at a charge of R2 per day, and are
used primarily for personal belongings. There is also space in the rooms downstairs for the storage
of goods, and the foyer / restaurant area is full of Zimbabwean crafts which have been brought into
Joburg to sell and goods which have been purchased in Joburg (including old armchairs which are
stuffed with goods bought in Joburg and which assist the Zimbabweans in avoiding duties when

leaving Joburg).

Braamie’s is situated in an area just south to the section of Braamfontein which has been
rejuvenated, and although it is not unsafe during the day, some shoppers have been robbed in the
area around the hotel at night, and Braamie’s was the victim of an armed robbery four months ago.

Braamie’s now has a security officer on site at night.

Braamie’s Lodge currently has an occupancy rate of about 85%. The occupancy has, over the last
year, been quite badly affected by the Zimbabwean crisis, but this has to some extent been

compensated for by an increase in domestic school tours who use the lodge for accommodation.

See Annexures 4A and 4B: Braamie’s
marketing brochure and the restaurant’s L

menu.
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8.1.3 Flats

From the interviews which were conducted with cross-border shoppers, it seems that a small
segment of the market, primarily those who are regular visitors to Joburg, rent a flat or small
apartment on a monthly basis or for a period of several months. The rental fee is shared between a
group of friends or acquaintances, and then the flat is used as and when required by the shoppers,
who visit Joburg on a weekly, fortnightly or monthly basis. Examples were cited of a flat in Bramley,
which costs R670 for 3-months, and other flats where the rental is R500 per month and is shared

between 3 people.

8.1.4 Hotels and B&Bs

From our snap shot surveys (see section 8.2 below) it seems that only an estimated 20% of

overland cross-border shoppers stay in hotels and B&Bs.

Hotels and B&Bs in the Inner City and its surrounding areas (up to Kensington) are frequented by
shoppers who fall mostly into the middle and middle-upper segments of the overland cross-border
shopping sector. Shoppers at the low-end are unlikely to have the disposable income to stay in
these hotels or B&Bs. Rates for these formal accommodation establishments frequented by
overland cross-border shoppers who shop in the CBD range from approximately R60 per person

per night at the low-end to about R270 per person per night at the upper-end.

It is difficult to categorise which of the formal establishments in the CBD are hotels and which are
B&Bs, although there are some more conventional B&Bs / guest houses in the Troyeville and
Kensington areas which are frequented by Mozambiquans and Angolans. In the Inner City, there is
also a conflation of hotel accommodation and flats. For example, the Fontana Inn in Hillorow has

110 flats, which are let out on a weekly and monthly basis, and 55 hotel rooms.

Many of the hotels frequented by cross-border shoppers are situated in unsafe areas and it
appears from the hostile way in which we were received, that some may be havens for criminal

elements or may be conducting business outside of the law.

Note that some of the hotels have established relationships with some of the small regional bus

services. For example, one of the Zambian bus services offers accommodation at the Rand Inn as
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part of its R450 bus fare. Although we were unable to interview the management of Rand Inn, we
did take a photograph of a bus timetable which is pinned up in its foyer. This indicates that Rand
Inn does indeed cater for a large number of African visitors and works with bus companies to
encourage these visitors to stay at the establishment.

The Tivoli Hotel also seems to have the same arrangement with one or more of the bus services.

Although there is some overlap in the range of clients who frequent the various accommodation
establishments available, it is possible to identify clear segments of shoppers in establishments in
different areas (and at different rates). The case study below demonstrates this. Although the daily
rates at Hotel Formula Inn, Park Station and the Oribi Hotel, Troyeville are similar, the shoppers

who frequent these hotels have quite a different profile.
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CASE STUDIES: HOTELS FREQUENTED BY CROSS-BORDER SHOPPERS

Hotel Formula Inn, Park Station

General Manager: Phil Southworth

Location: Wanderers Street, Park Station

Rates: R199 per room per night (Room sleeps up to 3 people)
No of rooms: 93

Hotel Formula Inn is clean and well-maintained, but offers only very basic facilities. The rooms are small —
each one has a small double bed and a single bunk and a hand basin. There are communal shower and
toilet facilities. There is no restaurant, but there are vending machines which provide snacks and beverages

in the foyer. There is a small amount of storage space under the stairs.

Hotel Formula Inn, which is situated at Park Station, naturally draws clients who arrive in Joburg at Park
Station by bus or train, and those who are self-drives. Formula Inn receives a large local client base on
weekends, but also gets a significant number of cross-border shoppers, particularly during the week. The
majority of cross-border shoppers who stay at the hotel come from Zambia, with a noticeable Zimbabwean

and Malawian presence too.

Current occupancy at Hotel Formula Inn is about 75%, but the hotel is full on weekends. Occupancy has
decreased by about 5% due to the drop in the number of cross-border shoppers coming to Joburg from
Zimbabwe. Clients spend on average 2-3 nights at Hotel Formula Inn.

See the Formula Inn brochure attached as Annexure 5.

Oribi Hotel, Kensington (border of Troyeville)
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Owner & General Manager: Fernando da Silva

Location: 2 Roberts Avenue, Kensington

Rates: R179 or R199 per room per night (Room sleeps up to 2 people)
No of rooms: 50

The Oribi Hotel is a more up market hotel which has relatively spacious, nicely decorated, clean
rooms with tea making facilities and en-suite bathrooms. It also offers a range of facilities including
large conference facilities, a restaurant, a gym and a large room for storage of goods. The hotel is
in an area which is relatively clean and safe during the day, but which would not be safe to walk

around at night. A security officer patrols the site at night.

The majority of the clients to the Oribi come from Mozambique, Malawi, Kenya and Angola. The
Oribi occasionally sees some clients from Zambia, Uganda and the DRC, but very rarely hosts
Zimbabweans. The Oribi used to have a very large Angolan client base, but they have stopped
coming to Joburg to shop (They now shop in Dubai and Brazil). The Oribi is being marketed to
shoppers who fly into Joburg, but it still gets a fairly large Mozambiquan and Malawian overland

trade. Shoppers spend on average 2 to 3 nights at the Oribi.

The Oribi currently has 70-80% occupancy during the week and is full on weekends, and Mr. da

Silva was confident that within the next year the hotel will be fully booked continuously.
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A head count was conducted on two separate evenings at Park Station and on these occasions
there were an estimated 100 to 150 people spending the night at Park Station. A security guard
who works evening shifts at Park Station was interviewed, and he claimed that on some nights
there may be between 300 to 500 people at Park Station. From our survey, it seemed that a large

number of these people are of Zimbabwean origin.

Since it is not permitted for people to actually sleep at Park Station, they sit with their goods and
pretend to be waiting for their next bus or train. The majority of the people staying at Park Station
only visit Joburg for between 1 and 3 days, but there are some people who live this way for up to a

week.
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Most of these shoppers choose to stay at Park Station because they are not prepared to pay any
significant amount of money for accommodation. (Two Zimbabwean ladies who were interviewed
at Park Station said they would be prepared to pay up to R10 per night for accommodation,
including storage). A minority of people interviewed stay at Park Station because they have

nowhere to store the large mass of goods which they buy in Joburg.

8.1.6 Own cars/trucks /buses

Some of the shoppers interviewed said that they stay in their own cars or own trucks, or in the
buses in which they arrived (in bus lots). This is partly because it is more convenient (they don’t
have to store their goods), and partly because it means that they don’t have to pay for

accommodation.
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8.1.7 Friends and relatives

A large number of shoppers stay with friends and relatives in and around Joburg (many as far out
as Pretoria). Often, groups of people stay in one home during their stay in Joburg (i.e. one person
may have an acquaintance in Joburg, and he or she will bring a group of shoppers with him to stay

with the friend or relative).

8.1.8 Informal / Rough Accommodation

It has been quite difficult to develop a clear understanding of the informal accommodation market
and how it operates in Joburg. It is apparent that an informal accommodation market does exist in
Joburg, and that it exists in different forms. Various examples of this informal trade were cited

during our research. The three main examples which we came upon were:

Some of the so-called friends and relatives charge shoppers in the region of R35 to R45
per week to stay with them

Floor space in flats is rented to shoppers at a cost of R45 to R50 per week. (In the
Manhattan Building, 6" Floor, Plein Street, which we visited, shoppers were paying up to
R200 per night because there was good storage space available for their goods). No beds
are provided and people sleep in very close proximity to one another. Most of the flats
seem to have running water and electricity. It seems that most of the ‘landlords’ pay a
monthly rental for the flats, and then informally ‘sub-let’ sleeping space in the flat for a
period of 1 or more weeks, but there may be some who are using hijacked buildings for this
purpose. (Note that we did not come across any buildings which were hijacked and used to
provide accommodation to shoppers, but some of the hotel managers & staff who were
interviewed believe that this phenomenon does exist).

Bus services in some areas offer basic accommodation as part of their bus fare. This
accommodation ranges from sheltered, dormitory-style accommodation in bunk beds with
basic facilities, to a space on the floor alongside 15 or 20 other people (see Case Studies

below).
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CASE STUDIES: BUS SERVICE STATIONS AS A FORM OF INFORMAL ACCOMMODATION
IN JOBURG

Munorurama Buses & Accommodation

Location: Cnr Leyds & Harrison Streets, on the boundary of Braamfontein

Buses to: Malawi & Zimbabwe

The Munorurama bus service station appears to have been a semi-formal hotel that is no longer
operational. It has been recently purchased by Munorurama and is currently being renovated, with
the intention of converting it into a formal hotel in time. It is currently utilized by Munorurama to
provide overnight accommodation for its clients as part of their bus fares. The accommodation
comprises 8 rooms — four upstairs and four downstairs, each of which can sleep 4 people. At
present, over 6 people sleep in each room. There are a few beds in some of the rooms, but most of
the shoppers sleep on the mattresses if there is an influx. The hotel is in a relatively good
condition, but has been quite neglected. It is tiled, and has showers and an indoor toilet and
outdoor container toilet. Large storage facilities are offered in which clients can store the goods
which they have bought. Munorurama has had problems with crime & burglary and has thus hired
Coin security to provide a 24-hour service. It also has a large gate which is locked at night. The

security guard said they do experience problems with burglaries hence the service.
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Musumulwana Bus Service

Location: Cnr Biccard and Wolmarans Streets

Trips to: Zimbabwe

Fees: R170 per person (R120 if the market is low)

This is just one large room which functions as an office, but people use it for storing goods and
sleeping overnight. There are no beds, so people sleep on the floor. It is very crowded and dirty
(People were using the area to cook and we noticed cockroaches in the same vicinity). The
manager of Musumulwana pays R5 800 per month for rent and electricity. It is one big room which
sometimes gets very crowded by goods. Musumulwana has had seven burglaries and has also

employed Chubb Security as a result of this.

Chigubu Bus Service

Location: Leyds Street

Trips to: Zimbabwe and Zambia

This is a double-storeyed house with a big yard. Accommodation is only provided for clients who
arrive in the middle of the night. Some of the people sleep in the house whilst others sleep in the
bus. Only minimal storage is available in the house so some of the people put their goods outside

whilst waiting for the next bus.
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8.2 Relative importance of the different accommodation types

During our survey of cross-border shoppers, people were interviewed at a range of venues which
were selected specifically to obtain as much qualitative information about the accommodation
market as possible, and about the variety of different forms of accommodation. For this reason,
some of the interviews were conducted at accommodation establishments themselves.
Unfortunately, this makes it difficult to assess the relative importance of different accommodation

types from this survey.

In order to obtain a more unbiased sample to assess the relative importance of the different
accommodation types, we therefore conducted several ‘snap shot’ surveys — one at a range of
shopping locations and at Park Station, one on a bus about to depart for Zimbabwe, and one on a

bus about to depart for Malawi. The results of these ‘snap shot’ surveys are depicted below:

Note that ‘Informal Accommodation’ includes those people who said that they were staying at

friends and relatives but who pay for their accommodation.

RANDOM SAMPLE: Snap shot survey conducted at a range of ‘neutral’ venues, including

Park Station and the following shopping locations:

Cnr President Street & Ntemi Piliso
Diagonal Street

Oriental Plaza

Jumbo Cash & Carry

Park Station

This survey included a mix of nationalities, including shoppers from:

Botswana
Burkina Faso
DRC
Malawi
Mozambique
Namibia
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Nigeria
Swagziland
Zambia

Zimbabwe

The outcome of the survey is depicted in the chart below:

@ Friends / family
m Not staying over / bus / car

6% O Hotel

SURVEY OF ZIMBABWEAN SHOPPERS:

Relative importance of accommodation: Zimbabwean shoppers

@ Friends & Relatives
| Not staying owver / bus / car

0%
0O Hotel
0O Park Station
8% .
| Informal accommodation
o Hat

Note: The table above does not reflect the large Zimbabwean contingency which stays overnight at
Park Station. This is probably because the bus stations at which the survey was conducted were in

Braamfontein and not at Park Station.
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SURVEY OF MALAWIAN SHOPPERS

Relative importance of accommodation: Malawian shoppers

10%

@ Friends & Relatives
26%
m Not staying over / bus / car
51% 0O Hotel
0O Informal accommodation
13%

It is clear from the graphs above that at least half of overland cross-border shoppers stay with

friends and relatives and that about 20% (although this is not a decisive figure) stay in hotels and
formal establishments. For shoppers from certain neighbouring countries, such as Zimbabwe, it is
also common to spend only one day in Joburg, or to sleep in makeshift accommodation such as
Park Station or in the bus or their own vehicles. The informal accommodation market clearly exists,
but it is not as significant as one might have thought (accounting for probably only 10% of the

accommodation market).

8.3 Number of accommodation establishments in Joburg
It was agreed at the outset of this project that it would not be viable to estimate the actual size of
the informal accommodation market, or to provide statistically valid estimates of the number of

people who stay with friends and relatives or in their own cars / trucks.

While we undertook to attempt to estimate the size of the formal accommodation market, during
the course of the project it became apparent that no coherent list of accommodation
establishments in Joburg exists. (If a list of all major and minor accommodation establishments
does exist, we were unable to locate it. We interviewed the City of Johannesburg’s Department of
Environmental Health and the Department of Development, Planning, Transportation and
Environment and neither Department maintains such a list. When the Department of Environmental

Health was asked for a database of accommodation establishments which have accommodation
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permits, it produced a list of 6 establishments for the entire Johannesburg area. (This issue is

discussed in more detail in the assessment of the regulatory environment in section 8.10).

In order to provide an accurate assessment of the number of accommodation establishments
which exists, it would therefore be necessary to physically drive around Joburg and to identify
every hotel and B&B in the City. This was, of course, not viable within the time allocated to this

research project.

However, we were able to complete this exercise within limited areas of Joburg for the purposes of
providing some indication of the number and density of formal accommodation establishments
which may be used by regional overland shoppers who shop in the CBD. Two areas which are
frequented by overland cross-border shoppers were selected for the mapping exercise. They

included the CBD & Newtown, and the Braamfontein area.

For each of the establishments identified we attempted to obtain the following information:

Address of the establishment

Number of rooms

Number of people who can be accommodated in the establishment
Rates per person / per room

Percentage of clientele who are cross-border traders

Note that there are limitations to this study:

a. Only marked accommodation establishments were identified. If establishments were not well
marked, it is possible that they may have been missed.

b. Some establishments in the City that are unmarked and that look like flats may operate as
hotels.

c. Some of the establishments which are marked as ‘hotels’ are now used as places of
permanent residence

d. In many cases, it was difficult to get a good indication from hotel managers / personnel what
percentage of their clients are cross-border shoppers. Where we did manage to get this

information, it was mostly a rough estimate.
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e. We tried to call all of the establishments to obtain the information set out above. However, in
many cases, the phone numbers of the establishments are unlisted or the numbers which are
provided do not exist.

While it may be possible to extrapolate from this sample to make conclusions about the cross-
border shopping market as a whole, we do not believe that this would result in reliable conclusions.
We have therefore set out our findings for Braamfontein and the Newtown / CBD area, as confined

studies below.

All of the establishments which were identified are marked on the maps attached as Annexures 2a
and 2b. Photographs of most of these establishments are attached in a mini photo-album, attached

as Annexure 7.

8.3.1 Findings: Braamfontein

Nine accommodation establishments were identified in the Braamfontein area. Of these, two are
hostels, offering dormitory-style living (Braamie’s Lodge and the Metro) and one is a bus service
station which also offers dormitory-style accommodation (Munorurama). There are also other bus
service stations offering accommodation in Braamfontein, but these are much less formal than
Munorurama. One of the establishments is marked as a hotel (Milner Park Hotel), but actually has

only permanent residents.

Two of the establishments are large, well-established hotels (the Parktonian and the Devonshire).
While the Parktonian is a relatively up market hotel and does not receive any overland cross-
border shoppers in the lower and lower-middle segments, the Devonshire does receive occasional
shoppers from this segment. One is a medium-sized hotel (Orchidea) with a fairly significant cross-

border shopping clientele, and the remaining two (Tudor Inn and Nest In) are small hotels.

The findings for Braamfontein are summarized in the table which follows:

MAPPING EXERCISE: BRAAMFONTEIN HOTELS
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No of people % of
the clientele .
Name of Street No of . Observations
establishment | Address rooms g::]abllshment Rates v(\:/go are / Comments
accommodate Shoppers
1. Braamie® | 6 de Beer 10 100 R35 per
Lodge Street person
R440
2. Devonshir | Jorissen Slzn%e);
e Hotel Street, 126 252 (sharing) 10%
(The) cnr Melle 9)-
Includes
breakfast.
20
rooms
3. Metro 9 de Beer | &2 70 R50 per
(The) Street large person
dormit
ories
This is no
longer a
4. Milner Cnr Juta hotel. Used
& de Beer N/A
Park Hotel for
Street
permanent
residence.
R200 pp
(single,
week
night);
. R230 pp
5. Orchidea De Korte 37 80 (double, 20%
Hotel Street
week
night);
R180 pp
(single,
weekend)
. 120 de
6. Parktonian Korte 294 538 R620 per 0%
Hotel Street person
7. Munorura
Cnr Informal
ma buses Harrison Included accommodati
& 8 48 in bus 100%
& Leyds on offered by
accommod fare i
ation Street bus service
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No of people % of
Name of Street No of the . clientele Observations
. establishment | Rates who are
establishment | Address rooms can CB / Comments
accommodate Shoppers
R60
(Mon),
R70
Cnr Smit (Tues to
8. NestIn & Hoek 6 12 Thurs), 85%
Street R80
weekend
S per
person
R110,
R130, . .
Cnr Smit R150 per ‘E’g;f‘ttg‘fhréght
9. TudorInn | & 8 17 room, 80% .
. . bus service
Harrison dependin .
station
gon
room size

8.3.2 Findings: CBD and Newtown

23 Accommodation establishments were identified within the CBD / Newtown area that was
defined for the mapping exercise. (Please note that a couple of these hotels lie just outside the
boundaries of the defined areas, but are included in this assessment). Whereas in Braamfontein
we were able to visit most of the accommodation establishments and obtain the required
information, time did not permit us to do the same for all of the establishments in the CBD. Many of
the establishments in the CBD are situated in quite dangerous areas, alongside the bustling taxi
ranks and near pedestrian areas. We believe that we have managed to identify the majority of the

hotels within the defined area, but may have missed a few because of this.

Twelve of the 23 establishments are not listed in the telephone directory, nor were their numbers
accessible through directory enquiries. This leads us to believe that at least some of these are
probably unregistered. Through our interview process, it seems that certain hotels are more
popular with cross-border shoppers than others. From the list below, we believe that the following

hotels are frequented by cross-border shoppers:

Formula Inn, Park Station

The Johannesburger
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Park Station Hotel

Rand Inn

Tivoli Hotel

(There may be others which are popular with cross-border shoppers that we are not aware of).

MAPPING EXERCISE: CBD HOTELS

No of people % of
Name of Street No of the . clientele Observations
. establishment | Rates who are

establishment Address rooms can CB / Comments

accommodate Shoppers

1. Dawsons Hotel Cnr Pre3|der_1t Not listed

& van Brandis
Looks closed
& derelict.

2. Digger® Inn 155 Bree Windows are
(Newtown Street broken. A
Hotel) number exists

but nobody
answers.
Not listed. Our
researcher
was harassed
here and felt
that there was
. . criminal
3. Diplomat Bree & Klein activity taking
place here.
Numerous
prostitutes are
housed at the
Diplomat.
R80 per
room
4 Eastlondon |Sloveday |5 | g, wiout bath | 25%
/ R120 w/
bath
Noord Street,
5. Egoli Hotel between Not listed
Twist & Claim
6. Elizabeth Hotel Cnr Sauer & Not listed
Pritchard
R199 per
7. Formula Inn
Hotel, Park Wanderer® | 4, 279 room (Up | 549,
: Street to 3 per
Station
room)
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No of people % of
Name of Street No of the . clientele Observations
. establishment | Rates who are
establishment Address rooms can CB / Comments
accommodate Shoppers
8. Grand Hotel Crr Kerk & Not listed
Troye
No longer a
9. Harrison Reef Cnr Twist & hotel - now
: houses
Hotel Pretoria
permanent
residents
R135 pp
Between per night
10. Johannesburger | r g 377 | 754 (plus R25 | 70%
Hotel (The)
Wolmarans key
deposit)
Cnr
11. Kaya Kwanga Commissioner Not listed
Hotel
& Polly
114
12. Mariston Hotel | G Claim & rooms | 5 R130for | 49,
Hancock for 2 people
dailies
13. Maxime Hotel Beit Street Not listed
14. New Library Cnr Frz_;lze_r & Not listed
Hotel Commissioner
15. New Nation Not listed
Hotel
16. Pads (The) $”.r Smit & Not listed
wist
R89
(double,
week
days);
R79
e
17. Park Station Wanderers 100 ]
days); 90%
Hotel and Koch rooms
R119
Street
(three
people).
On
weekends,
extra R5
per person
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No of people % of
Name of Street No of the . clientele Observations
. establishment | Rates who are
establishment Address rooms can CB / Comments
accommodate Shoppers
Management
were very
hostile when
290 Bree 336
18. Rand Inn Street 2724 approached
and refused to
provide
information
Noord Street,
. between .
19. Republic Hotel Twist and Not listed
Claim
Rl?O ) Signs outside
single .7
. claim it has
(with conference
20. Springbok Hotel Cnr Bree & 52 75 breakfast); 25% facilities for up
Joubert R300 - to 50
double )
. delegates; bar
(with downstairs
breakfast)
R120 or
R150 per
21. Tivoli Hotel 109 Kerk 30 80 room (2 or | 50%
Street
4 per
room)
22 Town Inne 94 Polly 20 40 R120 pp
Street per night
23. Zavora Inn 34 Bree Not listed
Street

8.4

Assessment of the adequacy of accommodation

The analyses below, as requested in the Terms of Reference for this project, assess the adequacy

of accommodation as a whole and by type, in terms of availability / supply, proximity to the CBD

shopping districts, price and affordability.

8.4.1 Adequacy of accommodation as awhole

Availability / Supply: While there is sufficient accommodation for shoppers who have budgeted to

spend a minimum R60 per person per night on accommodation, there is a lack of accommodation

for shoppers who do not have these funds, or who are not willing to spend this amount on

accommodation.

The ComMark Trust 52

Making Commodity & Service Markets work for the Poor in Southern Africa




Proximity to the CBD: The accommodation types which are currently frequented by cross-border
shoppers are generally in good proximity to the CBD shopping districts. However (as set out in the
table below), people who stay with friends and relatives often find themselves located far away

from the Inner City region.

Price and affordability: The low-end shoppers generally feel that formal accommodation in
Joburg is much too expensive. As mentioned earlier in the report, the most affordable rates per
person per night in most formal establishments vary from between R60 to R270. Informal
establishments, which cost R45 to R50 per week, are considered to be much more affordable, but
the quality of accommodation in these establishments is poor (there are no beds and few facilities,
and people sleep in close proximity to one another). On average, low-end shoppers do not wish to

spend more than R10 per night on accommodation.

8.4.2 Adequacy of accommodation by type

The following assessment of the adequacy of accommodation by type is based on the surveys

conducted with shoppers, the interviews conducted with store managers and on our own

impressions:
,_?_\ccommodatlon Availability / PrOX|m_|ty to C_BD & Price and affordability
ype Supply Shopping districts
Eormltory-style Insufficient Average Good
ostels supply
Hotels and B&Bs Cur_re_ntly Good Consid_ered to be too
sufficient supply expensive by shoppers
Good - but only if
Flats Sufficient supply | Good shoppers come very
regularly to Joburg
Currently
sufficient supply.
The market has
responded to the
Informal demand. Thig
. may change if Good Good
accommodation .
Council enforces
regulations
preventing sub-
letting of flats
more stringently.
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Accommodation Availability / | Proximity to CBD &

Type Supply Shopping districts Price and affordability

Sufficient supply.
Again, this may
change if Park
Park Station / own Station officials

Good No cost
cars / buses become more
stringent in
enforcing their
rules.
Not good — some
Friends and - eople stay as far
relatives Sufficient supply Frompthe C)I;D as No cost
Pretoria

8.5 Trend in the supply of stock of accommodation

8.5.1 The Formal Accommodation market

We have not been able to discern clear trends in the supply of the stock of formal accommodation.
While there is a sufficient supply of adequate average-priced hotels, there is an insufficient supply

of cheap formal accommodation, either in the form of simple hotels or hostels.

We probed this issue in several of our interviews to try and understand why there is a lack of such
accommodation when there is a clear need for it. There were several (and some mixed) views

explaining why more business owners do not (or can not) provide cheap accommodation:

It is difficult to get space at a reasonable price in the Inner City. Many of the buildings in the
CBD are owned by large corporates like Old Mutual and property prices are high. Parastatals
are also hesitant to lease space in the Inner City. (This was the view of Munya Mandizha,
owner and manager of Braamie’s Lodge, who has recently managed to purchase space in the
City Centre, but who found that it took him over 6 months to find this space. Note that some of
the other people who were interviewed disputed this point).

Government bodies are hindering the natural evolution and development of the
accommodation market. (For example, the Joburg Development Agency informed Mr.
Mandizha that establishments such as Braamie’'s Lodge do not form part of ‘their plan’ for
Braamfontein. Despite the fact that Mr. Mandizha has revitalized a previously run-down
building, the JDA does not want this type of mixed-use establishment in Braamfontein.) There

is a belief that organizations like the JDA are not allowing the natural flow over from the Inner
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City to occur. For example, between the City centre and Braamfontein, buses have started
stopping at empty lots and accommodation establishments have burgeoned in this area. These
accommodation establishments are being closed down.

Crime and security are major problems, and the shoppers staying at low-cost establishments
become very vulnerable. At the right price, these establishments would be full, but they may
become overrun and crime-ridden.

Businessmen may fear being perceived as ‘slum landlords’

8.5.2 Informal Accommodation market

The informal market has responded to the demand for cheap accommodation by supplying
sheltered sleeping space for low-end shoppers at sub-economical costs. Provided that government
does not restrict this supply of informal accommodation, this sector should continue to flourish. The
City of Johannesburg’s Better Buildings / Bad Buildings Programmes has started to take these
issues more seriously, and it is not certain what impact this may have on the cross-border

shopping market.

In our recommendations, we make the point that we do not believe it is wise to regulate this area of
the market too stringently. The nature of low-end cross-border shoppers is that they wish to pay
very little for accommodation, and as informal accommodation establishments are regulated, so
their cost structures will increase. Nevertheless, it will be important to ensure that there is
compliance with minimum standards, including health, fire and safety regulations and payment of
rates and taxes. A more difficult issue is whether to enforce the labour regulations which apply to
these establishments. While we are not in a position to assess compliance, it is likely that there are

gaps and government will need to make a decision about enforcement.

8.6 Main problems associated with the available accommodation types and the
significance of these problems

8.6.1 Personal security

Every accommodation owner or manager who was interviewed expressed concern about the
safety of the areas around their establishments. Although crime has not been a serious issue
inside of most of the establishments themselves, people are at risk when carrying their goods to
and from the hotels, hostels, flats and B&Bs. In most cases, it was felt that it is safe to walk around

the establishments during the day but not at night. In some cases, even daytime crime was feared.
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The researchers who visited the various establishments certainly did not feel a great sense of

security outside most of the venues surveyed.

Most of the formal establishments have a security system, which usually consists of a night guard
or a day / night guard and a gate which locks. This may act as a deterrent to criminals, but it does
not start to tackle the problem of crime in the broader areas in which these establishments are

located.

In addition, cross-border shoppers, like most other tourists to Joburg, have very negative
perceptions about crime and safety when they visit. Often, their first query at their places of
accommodation relates to crime. If they then become victims of crime, or hear of incidents of crime
while they are here, this perception is confirmed and the negative word-of-mouth stories drive other

potential shoppers away from Joburg.

Several of the managers who were interviewed believe that Joburg is losing a large number of
potential shoppers who do not come because they are too afraid to do so. It is also believed that
the shoppers who do come to Joburg may stay here for longer (especially, for example, those who

only visit for one day), if they felt that they were not at risk in Joburg.

It is our view, from the interviews which were conducted with both managers and shoppers
themselves, that crime and public safety around accommodation establishments, and the negative
perceptions attached to crime, are significant factors in terms of their impact on the current size

and the future growth potential of the overland cross-border shopping market.

8.6.2 Business, financial and other services

Very few accommodation establishments offer business, financial or other services and facilities to
support the retail transactions of shoppers. While these services would assist people to do their
shopping more effectively and would probably enhance the experience of Joburg, we do not
believe that improved business and financial services at accommodation establishments would

have a significant impact on market size or growth potential.

At the broader level, however, (i.e. outside the parameters of the accommodation market), it may
well be worth exploring the constraints within these service sectors and the extent to which tackling
these might help to grow the market.
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8.6.3 Storage for goods

Some of the accommodation establishments which we visited offer significant storage space, while
others offer very little. In the establishments where there is no storage space, people generally
seem to get by storing their goods in their rooms. This is the case in informal establishments too
and, although this makes for cramped living, many people seem to prefer this option to paying for

storage. Storage space at places of accommodation is not often charged for as a separate fee.

There is also storage space offered at the various bus depots and at Park Station. At Park Station,
there are two main storage areas — a cloakroom inside the main station and a store room in the
cook house. The official cloakroom is not particularly large, but is, according to the officials working
there, never totally full to capacity. Charges vary from R6 per article to R12 for a large article
(bigger than 600mm X R1000mm) and R24 for a very large article (such as a fridge). Charges at
the cook house store room are between R5 to R10 per article. Our sense was that at night, the
store rooms are well-used and are relatively full. However, the many of the people who sit at Park
Station overnight do not use these facilities, either because they are too expensive or because

they are afraid of losing their luggage.

When examining whether storage is a major constraint to the growth and sustainability of the
market, we received mixed views. Many of the accommodation managers who were interviewed
felt that storage is not a significant issue for shoppers. However, some of the shoppers who buy
goods in bulk were extremely concerned about the availability of affordable and safe storage
space. In the short questionnaire where we asked respondents to identify the major problems they

encounter in Joburg, 60% said storage was the most difficult issue for them.

It is our view that storage is not a major problem for shoppers who buy smaller amounts of goods
and take these goods home on the bus and that there is sufficient storage space available in
Joburg for these shoppers. However, storage is a significant problem for those who buy bulk goods
that need to be taken home in a trailer and there is a definite lack of storage facilities for these

large goods.

The photograph below (although not a very clear picture) shows a male shopper who has
purchased chairs in bulk, and has nowhere to store these so he sits with these chairs outside Park
Station all night.
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The Cloakroom at Park Station

(Taken during the day)

The ComMark Trust 58

Making Commodity & Service Markets work for the Poor in Southern Africa



The Cook house store room at Park Station (Taken at night)

Storage under the stairs - Formula Inn Storage Room at the Oribi Hotel
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Storage room in parking lot at Rand Inn Storage at Musumulwana bus depot

Storage at Munorurama bus depot Storage space at Braamie’s Lodge

8.7 The relative importance of accommodation as an issue of concern for cross-border
shoppers
In the initial survey of cross-border shoppers (sample of 27), shoppers were asked to weight
accommodation as an issue of concern relative to the other problems which they experience in
Joburg. This question was not answered consistently, and in some cases, we were led to believe
that the shoppers misinterpreted the key for rating their answers. As a result of this, the question
was revised in a shorter questionnaire (See Annexure 1C) which was completed by 12 shoppers at
various bus depots. Instead of weighting the various issues relative to one another, shoppers were

asked to rate the various issues according to a key:

1= Excellent; 2 = Very Good; 3 = Good; 4 = Satisfactory; 5 = Poor

The average rating per category is captured in the graph below:
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Accommodation  Transport (self) Transport (goods) Storage Safety & Security Xenophobia Customs, VAT &  Availability of Info
Excise

What is evident from the above table is that most of the issues which were identified are a source
of real concern for cross-border shoppers. Storage is rated as the most problematic issue, followed
by the availability of information and accommodation, and transportation of cross-border shoppers,

both to and from Joburg and within Joburg is given the most positive rating.

However, this table does not really give a strong indication of which issues comprise the greatest
obstacles, so shoppers were then asked to identify which of these is the most difficult problem
experienced in Joburg. These results are particularly interesting. 60% of the respondents rated
storage as the most problematic issue, 27% rated xenophobia as their biggest concern, and 13%
were most worried about safety and security. Accommodation was not rated as the primary

concern by any of the respondents.

27%
@ Storage
m Safety and security
O Xenophobia
60%
13%
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8.8 Employment generated in the Accommodation Market

8.8.1 Employment generated in formal accommodation establishments

Given the time and budgetary constraints, and the main areas of focus of this report, it was not
possible to do a full assessment of the amount of employment generated in the accommodation
market that services overland cross-border shoppers. We were, however, able to compile some
information that gives an indication of the number of people that are typically employed in the
different types of formal establishments which were surveyed. The table below shows the number
of people employed in each establishment, in relation to the number of beds in the establishment.

@ Number of beds
m Number of employees

Braamie®Lodge  Oribi Hotel Parktonian Hotel Formula
Inn

The only real conclusion that we can draw from this is that the number of people likely to be
employed in the large, up market hotels (relative to the number of beds) is much greater than the
number of people likely to be employed in the smaller establishments which we have surveyed.

Additional work is required to assess this issue further.
8.8.2 Employment generated amongst cross-border shoppers
Amongst the shoppers surveyed, 89% indicated that they make their living from trading, hawking or

re-selling the goods which they buy in Joburg.
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11%

@ Buying goods in Joburg and
reselling them is key source of
employment

m Buying goods in Joburg is not
key source of employment

89%

8.9 Regulatory Environment

In order to assess whether the regulatory environment is a barrier that might inhibit the supply of
rental accommodation, it was first necessary to have a broad understanding of the regulations
which are applicable to accommodation establishments, and of the costs and processes involved

in complying with these regulations.

We were able to obtain useful information from the Departments of Environmental Health and the

Department of Development Planning, Transportation and Environment to probe these issues.

8.9.1 Town planning requirements

Every piece of land in the city has what are called land-use rights (in other words, what you are
allowed to do on the property). These rights are determined by the zoning of a property and this
zoning can be established from the town planning scheme relevant to the piece of land. If a person
is planning to his or her property as an accommodation establishment, the following needs to be

noted:

Land uses in the City of Johannesburg are controlled by various by-laws and town planning
schemes (the City of Johannesburg is currently administering 15 different schemes). It is important
that the zoning of the property is obtained from the municipality in order to establish whether the
accommodation establishment will be allowed in terms of the relevant laws. Most town planning
schemes will allow an accommodation establishment either as a primary right or with the consent
of the Council. In most of the Inner City, land usage regulations permit the development of
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accommodation establishments. However, it is still necessary to obtain consent for a change in
land usage if the land on which the establishment is run is not specifically zoned for
accommodation.

The process to establish the zoning of a particular piece of land and obtaining permission to run an

accommodation establishment is as follows:

Information about the zoning of a property cannot be given over the phone. The property owner
will need to go to the GIS information counter on the 8th Floor (A Block) of the Metro Centre, 158
Loveday Street, Braamfontein. He or she must bring along the correct erf number and township
name of the property in question. The correct property description can be established from the

municipal water and light account or the Title Deed of the property.

After the zoning of the erf is determined, the property owner needs to go to the "Town Planner on
Duty" for the relevant area where the property is situated. If the property is in Midrand, Sandton,

Johannesburg or Randburg Areas, go to the 7th Floor of the A Block Metro Centre.

The “Town Planner on Duty” will assist the property owner to find out whether he or she is allowed
to set up an accommodation establishment in the zone that the property is in. In many cases he or
she will need to get consent from the City Council. He or she may even have to change the zoning

of the property.

The property owner must also check the Deed of Transfer pertaining to the property. There may
be a condition that prohibits business use on the property. If there is, this will have to be removed

in terms of the Gauteng Removal of Restrictions Act.

If the property owner simply needs to get consent from the Council, he or she need to do the

following:

Obtain an application form from the Registration Section on the 8th Floor of the A Block of the
Metro Centre. Fill out the application form and fulfill a number of requirements. It is advisable that
this procedure be managed by a town planning consultant, as it can be complex because
provisions vary for each town planning scheme. (Because of this complexity, Council is currently

trying to revise and streamline the town planning schemes.)
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Advertise the application in the prescribed form stating that that he or she intends to open a
boarding house/hotel/guest house/hostel. In some Town Planning Schemes these uses
are defined as “Residential Buildings”

Pay the required application fee. (at present the fee is R443)

Attach zoning information, the Title Deed, maps, plans of the buildings, and a written

motivation to the application form so that the application can be properly assessed.

If the City Council supports the application and does not receive any objections, the application can

be approved under delegation.

If the application is opposed either by the Council or by an interested party (for example your

neighbours) the application will be considered by a Planning Committee.

It is important to note that consent applications can take up to 6 months to process if there
are no objections and longer if the matter has to be heard by the Planning Committee.

Rezoning applications can take in excess of a year.

8.9.2 Environmental Health

Chapter 10 of the Provincial Gazette Extraordinary (21 May 2004) sets out the new by-laws which
are applicable to Accommodation Establishments (This chapter is attached as 3A). In terms of

these by-laws, the following issues are relevant:

No person may operate an accommodation establishment without a permit issued by the
Department of Environmental Health. The form for this permit application is attached as
Annexure 3B. The permit fee is R600. Currently, the Department of Environmental Health has
a list of only 6 accommodation establishments which have applied for and been granted a
permit in Johannesburg. The list is attached as Annexure 3C.

There are limitations on the number of people who may sleep in a given space, and areas such
as bathrooms and passageways may not be used as sleeping accommaodation.

Dormitory accommodation must include beds with mattresses for every person it houses, as
well as separate lockers, and beds must be well-spaced.

Areas must be allocated for the preparation of food, separate wash-up facilities and dining

facilities if meals are provided on site.
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There must be at least one or more shower (or bath) in each establishment and these must be
designated for the different sexes.

The establishment must comply with the National Building Regulations and Building Standards
Act

There are a host of other provisions relating to health, waste removal and maintenance and which

are intended to ensure good living conditions. These are set out in Annexure 3A.

8.9.3 Fire and Safety

In addition, all accommodation establishments need to comply with basic fire and safety standards,

which are verified by the Fire Department and Emergency Management Services.

9. EXTENT TO WHICH ACCOMMODATION REPRESENTS A CONSTRAINT

In the Terms of Reference for this project, we were asked to use the information collated in the
research process to assess the extent to which the accommodation market in Joburg represents a
major constraint on the sustainability and potential future growth of cross-border retail tourism to
Joburg. The assessment which follows draws on our formal and informal interactions with cross-

border shoppers, our interviews with hotel managers and discussions held with industry experts.

The cross-border shoppers who were interviewed were asked whether or not accommodation is
one of the issues that worry them when they come to Joburg. The responses to this question were
split; with 44% of people responding that accommodation is a concern and 56% asserting that it is

not.

The ComMark Trust 66

Making Commodity & Service Markets work for the Poor in Southern Africa



44% @ Accommodation is a concem for
me

m Accommodation is not a

56% concem for me

Despite the small sample size, we feel that the above graph is very indicative in assisting us to
answer the question posed. While accommaodation is clearly an issue of concern for a significant
portion of overland-cross border shoppers to Joburg, there is also a large percentage (probably a
majority) of shoppers, who have become accustomed to doing business in Joburg in a particular
manner and who have found some level of comfort with the type of accommodation which they
use, whether it be informal or makeshift accommodation, or accommodation which is located in the

formal sector.

Many shoppers are unwilling, or unable to spend money on accommodation, yet continue to come
to Joburg because it provides them with the opportunity to make some kind of living. Several
people at the low-end of the market explained that they ‘don’t care where they sleep’ as long as

they can come to Joburg and get their shopping done.

However, those people who were concerned about accommodation (mostly because it is too
expensive or unsafe), asserted that an improvement in the accommodation market would
encourage them to spend more time in Joburg. This is particularly important when you take into
consideration the fairly significant number of people who do not spend even one night in Joburg,
either out of choice, or because they are in transit elsewhere or, and most importantly, because

they are concerned about accommodation.

Our assessment, based on the above, is that although accommodation may not represent a major

constraint on the sustainability and growth of the market in terms of the number of people who

The ComMark Trust 67

Making Commodity & Service Markets work for the Poor in Southern Africa



come to Joburg, interventions to enhance the market should certainly impact on the length of stay

of shoppers in Joburg, and hence on the productivity and growth of the market as a whole.

10.

CONCLUSIONS

Overland cross-border shoppers who shop in the CBD come to Joburg regularly. The majority
come twice a month. However, most of these people do not stay in Joburg for very long. The
average length of stay is between no nights and three nights. There are some shoppers who
spend up to two or three weeks in Joburg, but they are not the majority.
Many people do not stay in Joburg overnight because of the lack of cheap, adequate
accommodation, fear for personal security and convenience.
Shoppers often travel in groups and stay in groups in their places of accommaodation.
The different accommodation types used by cross-border shoppers include hotels and B&Bs,
dormitory-style hostels, flats, with friends and relatives, at Park Station, in their own vehicles or
in the bus, or in informal establishments.
Informal accommodation includes friends and relatives who charge shoppers R35 to R45 per
week to stay with them; floor space in flats which is rented to shoppers for R45 to R50 per
week and basic accommodation offered by bus services as part of the bus fare.
At least half of overland cross-border shoppers stay with friends and relatives. About 20% stay
in hotels and formal establishments. For shoppers from certain neighbouring countries, such as
Zimbabwe, it is also common to spend only one day in Joburg, or to sleep in makeshift
accommodation such as Park Station or in the bus or their own vehicles. The informal
accommodation market clearly exists, but it is not as significant as one might have thought
(accounting for probably only 10% of the accommodation market).
While it was not possible to estimate the total number of accommodation establishments which
cater for the needs of overland cross-border shoppers, our limited mapping exercise showed
that there are nine accommodation establishments in the defined Braamfontein area (this
comprises 2 hostels, 1 bus service station, 1 old hotel now housing permanent residents, 2
large hotels and 1 medium-sized hotel). There are 23 accommodation establishments in the
CBD / Newtown area that was defined for the mapping exercise. Twelve of these
establishments are not listed in the directory. Popular hotels in this area include Formula Inn,
Park Station, The Johannesburger, Park Station Hotel, Rand Inn and Tivoli Hotel.
The accommodation types which are currently frequented by cross-border shoppers are
generally in good proximity to the CBD shopping districts. However, people who stay with
friends and relatives often find themselves located far away from the Inner City region.
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The low-end shoppers generally feel that formal accommodation in Joburg is much too
expensive. Informal establishments are considered to be much more affordable, but the quality
of accommodation in these establishments is poor.

While there is a sufficient supply of adequate average-priced hotels, there is an insufficient
supply of cheap formal accommodation, either in the form of simple hotels or hostels. Some of
the reasons for this may include difficulty in accessing space in the CBD, fear of crime and
negative perceptions around facilitating slum living.

The informal market has responded to the demand for cheap accommodation by supplying
sheltered sleeping space for low-end shoppers at sub-economical costs. Provided that
government does not restrict this supply of informal accommodation, this sector should
continue to flourish.

Crime and public safety around accommodation establishments, and the negative perceptions
attached to crime, are significant factors in terms of their impact on the current size and the
future growth potential of the overland cross-border shopping market.

Very few accommodation establishments offer business, financial or other services and
facilities to support the retail transactions of shoppers. While these services would assist
people to do their shopping more effectively and would probably enhance the experience of
Joburg, we do not believe that improved business and financial services at accommodation
establishments would have a significant impact on market size or growth potential.

Storage is not a major problem for shoppers who buy smaller amounts of goods and take these
goods home on the bus and there is sufficient storage space available in Joburg for these
shoppers. However, storage is a significant problem for those who buy bulk goods that need to
be taken home in a trailer and there is a definite lack of storage facilities for these large goods.
Storage is probably a constraint to the sustainability and growth of the market, but we believe
that further research is required into this issue.

While it is difficult from this limited study to quantify the amount of employment generated in the
accommodation market by the cross-border shopping sector, it is clear that the knock-on
effects in terms of employment are significant. It is also clear that the number of people likely to
be employed in the large, up market hotels (relative to the number of beds) is much greater
than the number of people likely to be employed in the smaller establishments which we have
surveyed. Additional work is required to assess this issue further.

Amongst the shoppers surveyed, 89% indicated that their activities in Joburg constitute their

key source of employment.
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11.

While the regulatory framework has not been cited as a major barrier to entry for people
wanting to open accommodation establishments, the process to formally register a venue as an
accommodation establishment can be quite complex, costly and time-consuming.

Storage is a key concern for shoppers in Joburg, followed by xenophobia and safety and
security. Accommodation was not rated as the primary concern, although it is clear that the
accommodation market does not adequately meet the needs of these shoppers.

The accommodation market does not represent a major constraint on the sustainability and
growth of the overland cross-border shopping sector in terms of the number of people who
come to Joburg. However, interventions to enhance the market should certainly impact on the
length of stay of shoppers in Joburg, and hence on the productivity and growth of the market as

a whole.

RECOMMENDATIONS

Before ComMark initiates interventions to enhance the accommodation market, the organization

should decide whether or not this is an area in which it wishes to be involved. From the research

conducted, it is clear that accommodation is an important issue but is not the key constraint for

cross-border shoppers. There are critical issues which impact on the market, such as safety and

security and urban management. Any interventions which hope to improve the accommodation

market must encompass these issues if they are to have any impact.

We propose a number of recommended interventions in which we believe ComMark could play a

role:

Before any interventions are initiated, it will be essential to ensure that these can be adequately
monitored to assess whether they are having the desired effect. Since there is currently no
coherent list of accommodation establishments in the City, it will be important to encourage the
collection of relevant information about these establishments and to update this regularly.
ComMark could facilitate this process by developing a framework specifying the information to
be collected by the City and by intervening with the relevant Departments to substantiate the
necessity of such a process. (Note that when discussions were held with the Department of
Development Planning, Transportation and Environment, it was clear that they saw no reason

why a list of accommodation establishments should be maintained).

There is opportunity for the expansion of very low cost dormitory-style accommodation to cater

for the needs of low-end cross-border shoppers. The current cost structures for formal
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accommodation establishments are too high, and so many cross-border shoppers are sleeping
at the train or bus stations, in the buses or in undesirable, crowded conditions. If the City is to
encourage people to spend time in Joburg, then it is important to ensure that they are not
affected by and do not create crime and safety risks in the City. For example, it will not be to
the City’s benefit if cross-border shoppers generate slums in the City (this is already
happening) or if they are responsible for starting fires or contravening basic Environmental

Health by-laws.

If it is viable to establish very low-cost accommodation in the appropriate area/s, it is likely that
many of the people currently using makeshift accommodation would use the accommodation.
However, in order to keep cost structures low so that low prices can be maintained, regulations
which could push up the cost structure for these establishments should be reviewed. At the
same time, it is essential to ensure that the establishments comply with the basic regulations,
including payment of rates and taxes (including VAT) and compliance with fire, safety and

environmental health regulations.

The example of shebeens is a useful comparison. While it is necessary tobring them into the
regulatory net, it is also important that compliance is not so onerous that it damages the
viability of these businesses.

There are several things that ComMark can do to encourage the development of low-cost

accommodation:

Initiate a study to assess whether any aspects of the by-laws or licensing requirements
applicable to accommodation establishments comprise obstacles to providing very low-cost
accommodation or are excessive or unnecessary for this class of establishment.

Negotiate with the City to develop a simplified regulatory framework for low-cost
accommodation establishments and to discuss the possibility of having a facilitated registration
process for these establishments. The current timescales (6-12 months) are too long.

Conduct a benchmarking study to assess the absolute minimum cost to provide a bed per
night. A useful exercise would be to assess what it costs the Salvation Army to run their hostels

and how these costs are kept to a minimum.

3. ComMark could encourage the City to create an accommodation precinct/s around the CBD
and Braamfontein, in close proximity to the stores where cross-border shops buy most of their
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goods. While this idea has been suggested to Council, it will not be adopted as one of their first
phase initiatives. In order to make such a precinct viable, the City should lighten the licensing
and regulatory requirements for establishments in this precinct to keep their cost structures
low. The City should then also incentivise businesses to invest in the precinct by ensuring that
there is enhanced urban management (including lighting) and possibly reduced rates. In return,
businesses would be encouraged to set up some kind of CID structure. ComMark may want to
investigate appropriate incentives and to explore what the City of Joburg / Gauteng Province

would consent to.

4. The private sector also has a role to play in assisting the development of low-cost

accommodation:

ComMark could investigate the obstacles to obtaining financing by small businesses wanting to
open low-cost accommodation establishments.

ComMark could also explore whether there are indeed obstacles to getting space in the Inner
City and whether anything can be done to encourage private property owners to make this

space available for accommodation

5. There are still significant information gaps about the size and spend of the cross-border
shopping market. To assess the value of interventions, the most significant area of further
research is to obtain a more accurate understanding of the value of the market, both for the
entire cross-border shopping sector and by segment. A statistically valid estimate of the value
of the market would also provide for better leverage when dealing with role-players in the public

and private sectors.
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