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ABSTRACT

This study examined the interactions between the social and physical enviraamenifested

in urban areas. The studyaminedhe extent, wayin which urban decay has affected Albert
Park. In addition, it examined the design of the area, and took into consideratibengneper
facilities, securityexist to create a link between the isb@nd physical environment, which
ultimately can encourage sustainability.

The objective of this study was to examine the conditions in the Park by focusing on the degree
to which both the social and physical environment have affected the area sibe aad effects

of the decay, and solutions to the problem. The study focused on the interactions between the
social and physical environmerifthis was a qualitative study in which both secondary and
primary data was used. Interviews were held with relestkeholders as residents of Albert
Park.

The research findings revealed that Albert Paggeriencing major issues, including crime,

drug abuse, and vagrancy, and there are no proper measures in place at present to prevent these
problems. Consequdnt the area has decayed from lack of proper maintenance and control
measureslt is clear thatthis will continue unless appropriatorrective measures are
implemented. It was evident frooibservatiorand the interviews conducted that the conditions in

Albert Park are due to the low income of its residents, as well as vagrants. Other contributing
factors include lack of management and secubitie tolow job opportunities available within

the area, individuals are exploited by unscrupulous landlords, Athert Park requires further
research on proper planning and control measures in order to prevent these poor conditions from
escalating and to achieve a sustainable urban area.
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CHAPTER 1: INTRO DUCTION

1.1 Background

The importance of the built environment stems from its strong social foundation and its physical
environment, as these spheres are significant in creatsugtainable urban form (Maharaj and
Mpungose, 1994). This study looks at the ways in which society and the physical environment
interact to create a sustainable urban form. The important approaches of regeneration and urbar
renewal will provide insightmto whether these approaches can reduce or even eradicate urban decay.
This research focuses on Albert Park, Durban as its case study.

This research examines the interactions of both the social and physical environments that make the
urban form sustaindd. Herein, it is argued that focusing on urban decay and regeneration is a
possible solution to urban blight, as noted by Maharaj and Mpungose (1994), concerning Albert Park,
the oldest active park in Durban. By 1991, Albert Park had become an integirated hosting a
rainbow society after exposure to conflict situations, harassment, and antagonistic attitudes.

According to Singh (2001), Albert Park is seriously deteriorating due to political and demographic
changes attributed to an increase in poputatvast cultural differences among racial groups in the
area, income levels, and job opportunities. Many buildings are not maintained. Most people living or
occupying the area are vagrants, perhaps drug peddlers, and have no accommodation; others fac
relocation problems stemming fraspartheidGroup Areas ActandunemploymentAlbert Park was

once predominantly a white aréat now it is home to the poor who seek refuged shelter
(Mohamed, 1999)

Albert Parkhasmedium to highise buildingswith a hgh population Thearea has gone from being
pleasantandwek e pt t o a 6grey6 area. The park has a
should be maintained in order to preserve its sentimental value (Singh, Bo@®ver, it lacks
securityand is easily accessiblEhere are no controlling measures in plégacat is an extremely

unsafe haven for drug peddlers and us®irsgh, 200 This researcher argues that proper planning
measures need to be taken to restore thetpaskorigind state Albert Park is an historical area that

is a part of the many stories of the people residing there. Thertsisrgtudywasconductedn order

to clarify the parkés probl ems aramddmport@rgroldni f y |
establishing the differences between the conditions that existed in the past and the current conditions



Al bert Park has suffered severe mismanagemer
(I'bid). At a s heldlomr theo A6 bfeFelsuary 20&4eat City Halthe Mayor
Councillor James Nxumalwoted thathere was anrgency tadeal with the challenges of vagrancy,
loitering, drugabuse, and criminal elements in Albert Park
(http://www.durban.gov.za/Resource_Centre/new2/Pag&sigilersPledgeTo-Eradicatesociat
llls-at-Albert-Park.aspk It is evident that a range of factors affect the neighbourhood negatively
including social aspects from criminal behaviour to environmental issues.

According to Mohamed (1999), Albert Pak facing major issues such as prostitution and drug
trafficking with residents battlingp rid the area of these problems. In addition to mismanagement, the
area is being taken for granted, as a substantial amount of levies are not being paid in tetional
blocks, which has led to a serious decline in services and adding to the decay within the area. In
addition, propertypwners charghigh rents in order to maximize their incomknis is achieved by

means obvercrowding and theollection of rental¢hrough violent meand$/{ohamed, 1992). All
thesefactors aréghe cause of degradation in theea. Thust is vital thatthe parkshould undergo

major urban regeneration. Singh (2001adyled thai Al bert Par k i s currer
pockets ofur ban decay. o0 It i's surrounded by buil
buildings are also beginning to deteriorate to a state of disrepair and will soon become decayed if
there isno interventionThis study thus examindé®w these aspectsmnibuteto urbanform.

1.2  Location of the study area

Albert Park is situateth thesoutheast of the Durba@entral Business DistricCBD), primarily a
residential area characterized by medium and -higgh flats, with small formal and informal
busiresses thaoperate on the road sides (refentap 1lon page B Thearea is bounded by Russell

Street in the west, Broad Street in the east, Smith Street in the north and St. Andrew's Street on the

south (Maharaj and Mpungose, 1994).
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13 Motivation

It cannot be contested that Albert Park has suffered severe mismanagement over faystrdy
seeks to identify factors thied to the deterioration dflbert Park. This can be seen by looking at the
social and physical envinment in the area (Singh, 200Ihe ppulacewho enteAlbert Park, often
enterthe area by illegal occupancy ®y have nowhere else to stay and are not pursued by local
authority hereby making theeighbourhoogrone to vagrantSome of thgeopleare not aware of

the importance of a cleamvironmentthey abuserugs and alcohol which then impacts negatively
on the physical environment causing harm to the ecosystem, thus damaging and devaluing the urbar
form of the city (Mohamed 1999)he sociaknvironment shows a lack of maintenance of buildings
by inhabitant¢Singh, 2001) The residents dhe buildingsaandthetenants who rent out the buildings
for business purposes tend to neglect the buildings they liekigntolack of control by thelocal
authorities as well (Mohamed 1999) Although a democratiggovernmentpromised better
opportunities and housing for people who wexeludedn the past, it is quiteisturbing howmany
peoplestill live on the streets in Albert Park causing neglechefénvironmentRajasekar, 2006)

Albert Park was once classified as the most iconic area in Du®bam the fact that Albert Park is
located in the heart of the Durban CBD, deterioration is visibly appalling thus thenarggemt need

for regeneratin. Hence the need to understand how the social, economic and physical environment
have impacted the urban form.

14  Hypothesis

The degeneration of Albert Park built form is a function of the physical and-socoimmic
dynamicsThe hgh levels of unemlpyment,poorliving conditionsand lack of maintenandeatare

a result of the from the prevailisgcialand physical environmentenditionsin Albert Park These
have beetranslated into observentban decawnd a degraded neighbourhodtlisthe sk of this
study to examinghe extent othe degenerationand the role whiclthe dynamic®f the social and
physicalenvironment whictplay amajor role on impaatg the condition of thduilt form.

The hypothesis is that the designs of the socidlemvironmental aspect and their interactions of
Albert Park have a major impact on the urban form



15 Research Problem

The social and physical environments are main foundations which affect the urb@vi&branaj and
Mpungose, 1994)Thus social aspecsuch as crime, economic pressures, unemployment, drug abuse
and vagraay are some of the issues affecting the urban form. The physical environment challenges
include issues such as accessibility, poor managesneidiamage to thecosystemSingh (2001)

argues that Albert Park is undergoing urban decay and the area has becomdavruarea. In
addition this has given insight to the extent and causes of the decay within the inner city
neighbourhood of Albert Parhere is need to undertake reseacckrisure that the area does not

continwe deteriorating by identifyinthe factors which are causing the problem.

This stidyinvestigatstheurban decay in Albert Paikhich ultimatelyaffects theurbanform with
associated environmental issu€Be studyfound is due to mismanagement and the exploitation of
the study area that has directly influenced the sustainability of the urban(ftaharaj and
Mpungose, 1994)Therefore he current focuss on urban design planning being effectively
implemented andrbanregeneratiorbeing a solutioro thedecay. If this is addressedlbert Park
couldhave sustainablenvironmental and social growth.

This studyalsoexamineghe urbarform with specific emphasis on the social and environmental
spheres aawell as tle urban planning strategies with specific emphasis on Regeneration and Urban
renewal theories as an approach and solution to urban.decay

16 ResearchObjectives

This researchchievesthe evaluation of whethéesigning activitiesuch asocial and envanmenal
interactons aid in obtaininga sustainable urban formithin the city. Italso lools at the positive
impacts thatnainly promotesocietieéneeds as well as the environment.

The objective of this studyasto evaluate the degree to which theaurliorm is failing and to what
level it is spreadinglhis wasaccomplishedby monitoringthe rate of urban decay. Furthermate
looked atdegree tavhich people playarolein thedegradatiorof the arealn addition it aimedto
prove that designs plan essentialble in achieving a sustainable urban fordrbanregeneration
can beseen asn approach and solution towards urban decay

Thus byfocusing on sustainability of citigs its entirety, AlbertPark isidentified as amrea
undergoindgothsocialand physical environmental challengédschrelate taurban degradation. As a
result strictadherence toegeneratiomproceduresnd leviesare requiredo promote sustainability
within the area.



16.1 Subsidiary Objectives

This dissertatiommimedto achieve the following fouspecificSubsidiaryobjectives

To identify the social parameters that influence sustainable urban form.
To assess the physical strategies that promotes sustainable urban form.
To examine the procedures of attaining a snatde Albert Park community.

- A

To identify the stakeholders necessary to create a sustainable Albert Park community.

1.7  Main research questions

The main research question has been asked in order to meet the objectives of this thesis. The mail
research qusgion is:

i H ooan urban degeneratiam Albert Parkbe addressetd promote a sustainable urban f@m

1.7.1 Subsidiary Questions

1. What factorexplain the deteriorationn | eadi ng decay?Al bert Par kods

2. Whatpastmeasures were in plateat could be uskin the present?

3. Albert Parkis one of the modsiignificantareas in Durbains CBD. Ho wacklproger t h e
managemerandhow did the facilities in the area become inactive?

18 Research Methodology

Methodology is a series of choices that relatebat information and data is needed, and how
analyse that information and déRajasekar, 2006l is important to have clear research questions so

that one can know exactly what information is needed to be gatAematding to Rajasekar (2006),

the study of research methodology provides the necessary training in choosing methods, materials anc

tools relevant for the problem.

The research methods entailed an onsite transit walk to observe the physical layout, social, and
environmental aspects dfe Park. It also entailed interviewing individuals who occupied the area on



a regular basis. Further, relevant stakeholders, such as government officials, landlords, tenants, anc
the public, as well as people who use the area frequently, were key sduntesation

The next step is analysing the data that has tatacted In order to analyssthe case study of Albert
Park various tasks have to be undertak€his includes questionnaireand interviewswith the
residents oAl bert Park, Metro Policeatrolling the area and Ward Councilks well agpersonal
observatios. To show the visual impact of the built environment, the use of inmagetablesvere
implemented in this research as they form an integral part of this sthdgewill be further
discussd in the relevant sectiortf this paper to follow

19 Research Process

19.1 Design of the study

The dissertation igjualitativein nature.lts objectiveseeks to establish the extent to which the
influence of thesocial and physical environmeptomotes a sustainable urban forrAccording to

Wyse (2011 2), fiQualitative researcks used to gain an understanding of underlying reasons,
opinions and motivations. |t provides insigh

The dissertation isase studypased, as it is designed to evaluate the extent to which AlberinPark
theeThekwini Municipality is deteriorating-his evaluation iSoundedon the factorshat influence
the social and physical environment, and how these factors affeste form of Albert Park. In
addition the feedback from the interviews done with key stakeholders of AlberinRadiscussed.

Therewasalso arassessmemtf responsesbtainedrom theparticipants living in and among Albert
Park, who are residentadkey stakeholder3herefore the analytical objective is to describe the
opinions and experiencestbkse participants directly and indireciis informatiorwasobtained
through questionnaires and structured epeded interviews. The data formditained from this
approachwastextual in the form of notes.

The researcher obtainedfficientdataon throughobservation whilelriving throughand walkingn

the area fotwo hours per day. The land usadytook two days to complete in the month afidary

2015, approximately 4 hours. Thesearched observed the area in the mornings and afternoons.
Observatiorwas conducted on one weekend and one weedkdarglerto gain insight of the study
area. Thus Albert Park was analysed during both peak angbedk periods to obtain the vital
information.



19.2 Land Use study

According to Young (1993), The Land Use study is the process in which lands are evaluated and
assessed to become a basis for decisions involving land disposition and utiliBa¢idrard Use
Studyassisted the researcher in establishing the distribution of commercial, residential, industrial and
open space systems located within the study Arkeend use study is a recording of the way in which

land is being used in an area, usuallyssifeed in different types of land categori¢ynchian
elements (paths, edges, districts, nodes and landmarks) were incorporated to establish the way usel
utilised their surroundings. Densities and concentration of uses were also observed during the Land
Use Sudy. The land use study was completed according to the existing land use of the buildings
found in Albert Park according to individual categomasdisted below:

1 Residential

1 Business/Commercial
1 Recreational

{1 Educational

1 Religious

I Health

19.3 Datasources

Theprimarydata sources that were utilized during the data collection process included:

1 Observation &Visual interpretation, by physically taking netef the surroundings within the
studyareaandrecording the status of the structures

1 Transitsite visis was undertakelny physically walking through the study atéat was divided
into specific transit zones based on the transport structure of the Park

1 Municipal Professional$ providedinformationon the study arean relation toTown plannirg
regulations and land use zoning



1 Information obtained from the key stakeholders of Albert Park including the Project Manager,
Town Planner and the Municipal Ward Councillor regarding the study area itself focusing on the
site, land and people who influeed or have knowledge of the development of the area

1 Residents of Albert Park who gave fitednd information about the day to day activities being
experienced within the area, which also assisted in establishing the levels of crime, pollution,
living standards and basic services.

1 Metro Police located in the study area assisted with providing information relating to crime levels
and precautions being taken

1.9.4 Secondary Data Sources

Secondary data sources offer an interpretation of information ebdt&iom primary sources that,
originally, was presented elsewhere. The secondary data used for thisshudiydmaps, journals,

articles, publications, relevant unpublished dissertations, electronic resources and images, the Durbar
Integrated Developmerlan (IDP), and geographical information system (GIS) shapefile data.

The libraries used for the literature review were the Durban City Library, City Engineers Library,
University of KwaZuluNatal (UKZN) Westville Library, UKZN Howard College Main Libsgand

UKZN Howard College Architecture Library. The review gathered more knowledge on concepts and
procedures regarding local and international urban renewal, policies and legislation. This enabled a
comparison of places that have effectively applieddheant concepts to places that have failed to

do so. This helped to isolate the standards and criteria that permit the successful implementation of
renewal policies.

Journals, articles, publications, and electronic resources proved to be advantagethes; aere
extremely useful in providing much guidance and valuable information for this study. These resources
also provided a history of the relevant area and any urban renewal theories that may have beer
applied. However, t htelsaet stohueay ersedf ldda csta divradit vaigc
are not reliably factual. An example of this is journal articles written by authors who refer to their
own thoughts and opinions.

1.95 Sampling Procedure

A sampling procedure and sample size ent®lgermining the number of individuals who will be
selected to participate in a surveyioterview (Korb, 2012) The sampling method chosen was

purposive sampling, in which ward councillor, 5 landlords, 1 community organiser and 30

9



individual residentsvere identified akey stakeholders and who have played a major role in Albert
Park. These stakeholders provided information regarding the processes preceding and following the
i nfl uences that resulted in theandinwowgksgendalr ead
interviews. Random sampling was used to select participants within Albert Park. These provided
relevant information regarding the extent of decay and major factors that have led to an unsustainable
urban environment. The completed questoai res and i nterviewsd co
sense of dissatisf aentitomsn i n participantso |

1.95.1 FocusGroup

According to Wyse (2011: 3jualitative data collection methods vary in their use of unstructured or
semistructued techniques. Some common methods include focus groups, individual interviews and
participant observation. In addition, if the sample size is small, further respondents can be selected to
fulfil a given quota.

For this part of the research, 71 residertialdingswere identifiedn the study ared he researcher
undertook a formal survey after which these buildings were categorized as in good, fair and poor
condition thereof 3 different focus groups were chos@rrepresentative sample of 10 household
individuals per building condition category was selectdthese 3 focus groups comprised of
individual residents from good condition, fair condition and poor condition buildings, tot&ling
householdndividualsparticipating inthe discussionsvere held

1.96 Data Collection
1.96.1 Tools and Instruments

1.96.1.1 Questionnaires

Questionnaires were completed by residents and community members. The questionnaire comprisec
10 questions relating to individuals and service delivery within dwelliagsshown in the
guestionnaire included in Appendix A.

1.96.2 Techniques

1.96.2.1 Interviews

The data were collected by means of four ssimictured, ope®ended interviewsonducted with

Albert Park key stakeholders and four ofggded interviews withesidents. The stakeholders were
identified as ward councillors, landlords/managers, owners/ratepayers, and community organizations.
These interviews helpettie researcher tgather more information regarding the study area. The
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resulting data were themalysed and conclusions were drawn from the answers obtained, forming
the basis for a better understanding of Albert Park.

1.96.2.2 Observation

This study was also based on qualitative field research, which was conducted through direct, informal
obsevations. The observation method involved interacting with the community and individual
residents to obtain insights into daily activities and experiences.

The observations were conducted by following these steps:

Using pen and paper to take notes

Recordingvisual sightings in writing

Making notes of ideas on paper about events as they occurred
Drawing conclusions

Taking photos as evidence of visual sightings and support for ideas

> >y > > > D>

Asking individuals to confirm information

Observational research was conduetétiin Albert Park to gain a better understanding of the study
area. The objective was to find out why the area is deteriorating and what factors ompiaet
sustainability of this urban environment.

19.7 Data analysis

The primary and secondary d#tat had beeonollectedwere carefully scrutinised and evaluated in
light of the research objectiveBhe datahadbeenanalysed in order to answer the main research
guestions, the primary and secondary datasa direct understanding of the problemg thecur in

the area. Questionnaires and intervigage deepansight from theperspectives of the community,
where graphs artabulated to have a better understanding of the opinions of people.

Thematicanalysis waspplied during the data analyses m®x Coding was a way of indexing or
categorising the text in order to establish a systematic approach of acquiring ideas. It allowed for the
researcher to define, in a single category, what the aspects pertained to were to be found. The
researcher was es#ially able to add to that specific category any information relevant, allowing for
management of the datdhe researcher captured data according to certain themes such as
interviewees, key stakeholders asttier important information. For exampita key respondent

gave information regarding the environment quality, that particular information will be kept under
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theme labelled environment, or if a person argued about crime in the area that would fall under safety
and security. The information colledtéhrough the field work and from key stakeholders allowed the

researcher to make informed conclusions and recommendations regarding the study area.

1.9.8 Problemsencountered in the field

The difficulty with collecting data in the fieMtas thabf sdety issues. Albert Park haseputation
for high crimerate perpetratedby vagrantsdrugand alcoholbusersThere were alsa numbeof
people crowded in corners of streetsich wasvery intimidating Theresearcherarriedmuchdigital
equipment sch as celllarphoneand cameraAs an individual carrying camera and taking photos
proved to be extremelysky especially when the area is unfamilard dangerousearing these
risks in mind the researchenitially drove aroundto scoutthearea inorderto make judgement on
thesaferroutes to takevhen walkingandto capture dataifhages and information). Some residents
showed dissatisfaction and disapprovahimtakingphotos of therea Howevelthey weraenformed
that it was part of a study bmprove thé livelihoodand theareaandthey were more than welcome

to help.

1.10 Validity, Reliability and Rigour

Rigor and reliability come into question when qualitative research is conducted according to
Rajaseka(2006). Qualitative approach as adopted in this researéfowever Thomas (2007 states

that theinformation received through interviewasthe risk of responseleing in partiapreference

as well as bias of the participants that are being interviewdulis a range of interviewsere
conducted with relevaimformants thainclude keystakeholders Albert Park and questionnaires
conducted with focus grogbeing the residents of Albert Park). An informed consent form detailing
the particulars of the research studyeell as iicating the naturgonduct and context within which

the analysisvere undertakenThese consent forms nevertheless waxglained and the persen
willing to participate in theesearch wereequiredto sign the consent form prito participation

The iformation in the literature review is based on subject matter that is beneficial in providing vital
materialto the research and in analysing and understanding both the context and the results of the
study. The researcher has had no prior involvementmwitie research areas or the chosen case
studies therefore personal influences will afdéctthe analysis by the research®&ny primary data
sources such as observations undertaken during field work study will be factored in and cansidered
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Conclusionswere drawrfrom literature and undertaken fieldworkhis formed a significantand
reliable source of information as it is directly taken from the study area itself.

Reliability deals with the instruments used in data collection for the relevant stuethewnlhe
instrument has the ability to be consistently tested-fezsst reliability) or when used by other
researchers (inteater reliability),it is able to produce the same or similar resultyge, 2011).
Reliability, inthis dissertatiovasachieved byvalidating interview and survey data with observatory
deductionsThesewereestablished from direct contact with inhabitants of the study area by gaining
valid and true information first hand from the community as agkeystakeholders.

1.11 Dissertation Structure

Thethesis structure is briefly outlined below

Chapter 1: Introduction

Thischapterntroduceshe researcproject describes thaoblem andhow the researgbroject will
contribue in resolving the relevaigsues. The chapteivgs a motivation as to why research needs to

be conducted for this specific case stuBgsearch questiomsmto obtain in-depthknowledge and
understanding into the way of | ife of Al Dber:t
social andphysicalenvironmental effects.

Chapter 2: Literature review

This chapterreviewsliteratureused.It focuses on the sources used in aidingghesearchThis
chaptetthen defines concepts from various literature which helps understand the diverseipesspe
In addition the history, legislation, approaches, responses and international perspaesiss
discussed in relation to different literature.

Chapter 3: Theoretical framework

This chaptetooks at the theoretical framework that gives arginisas to the importance of theories
within a study. It is then followed by theories governing urban renewal, predicaments of urban

renewal and the role of planning policy in urban renewal.
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Chapter 4: Case Study of Albert Park, eThekwini Municipality

This chapter describes the study anéahows the location of the study area, history, physical
analysis, zoning and a brief observation of the surrounding area in relation to the urban form focused
on social and environmental impacts.

Chapter 5: Researchfindings, recommendations and conclusions

This chaptepresentshe summary of the results and analysis, as well as recommendations to the
study andhe sustainablarban form through urban regeneration.

1.12 Summary

The first chapter described the kgoound of the research study that focused on Albert Park,
eThekwini Municipality. Thechapter presented the background of stedy particularlythe
promotion of sustainable urban form by looking at the influences of socialth@ghysical
environment. Tieresearcher identifiethe research pblemand whatmotivated the researcher to
conduct the studyin addition a hypothesis was developed, whereby research objectives and research
questions where formulatedadal thestudy. A methodology was develapt® carry out the research
study, that entailed a specific design of the study, relevant data sources including primary and
secondary, sampling and data collection techniques and data analysis nhetmisonthechapter
provideda dissertation striigre that helpdto identify and provide a backbone to how the research
wasconductedn conjunctionwith therelevant chaptersAlbert Park has been a victim of severe
urban dilapidatiorover the yearandis in needof seriousurban regeneration. Theeariscurrently
undergoing problemsf urbandecayandsurrounded by buildings in reasonable condition which are
also beginning to deteriorate to a state of disrepair and will soon become decidngzd iEno
intervention
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CHAPTER 2: LITERATURE REVI EW

2.1 Introduction

The literature review is aimed at explaining to the reader that the information found within this
research is read, and understbgdhe researchef the man published work concerning teudy

The literature review is the guiding framework for the study and provides the informatgard to

the topic It provides various different arguments and opinions of the research topic from different
authors andsi compared and contrastddhe literature review is guided by the research objectives
within this study such as the theories and knowledge of the topic.

The literature review takes the form of a critical discussion, showing understanding and awareness of
the different arguments, theories and approaches.literature review is an alysis of relevant
publications linked together and described in tegearcher®wn purpose and rationaleThe
literature review playan important role in the research adefines and limits the problem under
scrutiny. It also places the research project under historical perspective arddehpsduplication

The main role of the literature review is that it is critical of publications, identifies certain areas that
conflict, raises questions and identifies further areas that require more research.

Firstly the important step was to gain access to relevant literatuoeban form, urban decay,
regeneration and sustainability. The sources used to acquire this intormatie books, journal
articles, the internet, lecture notes from lectures and relevant case studies pertaining to the similar
research. The literature review helped in understanding and giving a broader insight into appropriate
and common terms that aread in conjunction with the urban form that facilitated the familiarisation

of these relevant concepts.

2.2  SustainableDevelopmentand Urban form

The term sustainable development first appeared in the Brundtland Report (1987), and is defined as
developnent that meets the needs of the present without compromising the ability of future
generations to meetal(tlOei6r: own amregeudesso .t hJag n kiss u
imperative if the dire consequences of global warming are to becamedit e Khodabakhghi

(201) , AOne I mportant factor of the sustainab
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environment, urban management, sociology, and culture, is the form of the city. He also adds that
sustainable urban form means adtve that establishes and organizes sustainable ecological cycle
(Khodabakhshi, 2011

According to Hendrix (2014¥ustainability can be described as the practice of preserving resources
for the future generation without causing any harm to the emagahand any other components
thereof. Together sustainability carries the capacity of the natural systems with the social, political
and economic challenges being faced by humanity. Therefore there is a major responsibility of society
to regenerate, maign and improve the planets resources in order for future generations to continue
the procesfHendrix, 2014. Magee et al (2013rguethatEnvironmentaBustainability involves the
importance of the natural environment and how it tolerates and remn&nssdand productive. The
particular concern is on the state of air, water and the climate as these form the foundations where
natural resources are derived from the environmeoivever it is important to realise that
environmental sustainability requ&éhe need for society to develop certain activities that will meet
human needs on one hand and on the other hand preserve life support systems of (Nag&met

al, 2013. Thisis done by using water in a managerial and sustainable manner, utdisagwable

energy and sustainabigaterialsat a rate that will maintain the biomass and biodive(siggee et al,

2013.

Ecological Sustainability of human settlements forms part of the association between human society
and their natural, social afilt environmentsl{SD Annual Report, 2011Yhis is also referred to as
human ecology where the focus of sustainable development is to include the domain of human health.
The fundamental human needs such as the availability and quality of good cleateairfoad and

shelter are important ecological foundations for sustainable developi8&naAqnual Report, 2001

Thussustainability and urban form go hand in hai@listainable urban form can be seen as well
designed places where people feel safejreegeind comfortableithout fearof crime whichtends to

hinder on the quality of life or structuréhe researcher explored the relevance of these concepts in
the analysis of the built form in Albert Park.

23  Thehistory of Urban Regenerationand Urban Form

Accordingto Smith (2012), in recent years major sporting and cultural events have emerged as
significant elements of public policy in effort to achieveurban regeneratiolhese events are
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viewed as ways to stimulate investment, gain civic engagéand publicise progress to assist urban
regeneration processes (ibid). McCarthy (200 mé&ntions that the magnitude of change in many of
the worl dds cities is unpr ecede shapmcitieaimwyspr o
unforesen in earlier decades. According to Jones (2008: 2), one of the most significant figures in the
early history of Urban Regeneration was AMic
interventions attempting to redevelop derelict and untgsed sites, bringing economic activity and
soci al change to deprived areaso.

The industrial revolution in Britain was not merely an acceleration of economic growth, but an
acceleration of growth because of, and through, economic and social transforfiHatigsbawn
1968: 6). In additiorthe growth in industrial and commercial activity led to increased urbanisation.
According to Mkungwana (2013)rban regeneration is seen as a way to restructure a city, in South
African context the notion emerged in the 18928 combination of contextual factae in favour:

1 Theenhancedlecay of the inner cities;

1 Theentrepreneuriathangeof the 90s, when concerns over efficiency, figstiatipline,growth
and competitivenedsecameprevailingandimpacted on the citiefabric; and

1 Thedecentralisation of urban governance and administration,prexiselytheestablishmeraf
the metropolitan municipalities.

It is evident that urban regeneration approaches had been in existent in the past history and was
adopted in ordeto revitalise the areas that were undergoing major deterior@lankaly et all

2011) It is also noted by the researcher that this form of urban regeneration lead towards a
sustainable urban form as it allowed for the development of investment, ecalevelopment and a
prevailing sense of living within a safer environment. Some events like the Fifa World cup in South
Africa opened up opportunities for economic avenues, this event helped regenerate dilapidated area:
and inturn had contributed positigly to both environmental and economic rehabilitagi®mith

2012) The researcher recognises the importance of history related to urban regeneration and these
concepts are applied in the study.

2.4  Urban Regeneration andLegislation in South Africa

Practtionersof urban renewal are findingproblematico handlethe economic and social duality
that exists in South Africecities.Urbancentre upgrades aneorecomplexthroughthe intersection
of formal and informal business interest thave annfluenceon everything from public transport to
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open space contrdtngelbrech{2004), argueshatit is inferior due tdegislation and regulations that
eitherundermineurban managementhroughderegulating or sheltering certain activitiesbyr

imposng building or operational standards which arappropriate, unaffordabte unenforceable.

Thereis no formal national policy framework for the renewal of urban centres in the context of South
Africa, thus the importance of urban centres stressed in a mwhisectoral policy documents
outside of Soutifrica (National Planning Commission 2012). Nevertheleésgalgovernmentare
developing a policy as thdyave arninvested interesbn reducingthe decline in urban centres in
order to promote local ecomic growth, protect their asset base as well as suppdhigngiscal
objectiveg Engelbrecht, 2004)

According to the Department of Provincial and Local GoverninBftLG (2006), in 1950 Apartheid

had been formally introduced in South Africa. It whamcterised by a ruling of racial segregation,
irregular settlement patterns and functional inefficiency. Schensul (0@ out thathe apartheid
government over the next twenty years continued to impose these racial based policies, however
during tis time the African National Congress (AN@pposed the apartheid government by leading
widespread opposition movements.

Some of the lawanposedduring the Apartheid governmeimcluded:

Black Land Act No 27 of 19 June 1913

This law was passed down dane 19 1913, which prohibited blacks from being owners or renting
land outside designated reserMéw/as repealed by section 1 of the Abolition of Raciafiged Land
Measures Act No 108 of 199Evans, 2011)

The Natives(Urban Areas) Act No 21 of 1923

The Native (Urban Areas) Act was based on a major platform regulated towards the presence of
Africans in Urban areas. This means that it gave local authorities power to demarcate and establish
African predominant locations on the outskirts of white urbad industrial areas, as well as
determining access and funding of these affeaans, 201l Local authorities or employers were
expected to provide housing for Africans or those of their workers who did not reside at the locations.
However Africans living in white areasvereforced to move to the locations.

The Group AreasAct, Act No 41 of 1950

After the National Party won the elections, the regime institutionalised and consolidated existing
policies and bills of discriminatoryandsegregatorThe Group Areas Act was strengthened and
extended in 1948, whereby the primary aim was to make residential separation con{guisasy

2011). The Act sets out provisions on specdreasin which different population groups could own
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property, reside andavk. The main reason why this Act was introduced and strengthened was to
control the movement of nanwhites (blacks) from rural areas into the big cities (CBD) which was

allocated to whites only.

Theinflux into the big cities was caused by the boomicg®my, to counter this influx serarban
townships were created by the government for black, Indian and coloured popyriatipgEvans,
2011) The government was trying to keep riots and any form of ttodla¢ white population group
by noni whitesunder controllt also cut through traditional property rights and led to the eviction of
thousands of blacks, Indians and coloureds. Howtheemdian community suffered the most as they
ownedbusinessewithin the CBD and were forced out of the cehtity area(Evans, 2011

The Bantu Authorities Act, Act No 68 of 1951

In this Act it was the objectivim 1995 tokeep black people permanently efiurban areadjence

the introduction ofrhe Bantu Authorities Act. Epecificallyaimed at keeping Sduifrican citizens
apartbasedn the foundations of race and ethnicity. The governingwiduced tis act through the
settingupob | ack et hni c gover nmeancehe doremment used thigiAldto me
to push black people out of urban argasrder to stay in these homelands.

It is clear that the Apartheid regime prevented blacks Indians and coloured from living and working
within the CBD and they were forced to liverural areas. Howevgthe unfortunate reality is that the
African Natioral Congress Party (ANC) had inherited the legacies of the Apartheid South Africa.
This means that South African cities were charactevisicspatial inequality and poor accessibility

to vital goods and services. Therefayevernments goals and objectias are to improve the lives of

the previously disadvantaged by giving them opportunities and privileges that they had been
previously restrained from due to Apartheid in order to create an integratiedy(Evans, 2011)

In SouthAfrican Cities Centrd Business Districts (CBD)yereregarded as the hubs of opportunities.
However they were subject to numerous amounts of pressure related to infrastructure, housing and
services even through to the Apartheid regiAeording to Hoorgendorn et al (2008yring the
Apartheid era CBDO0s wasprime ldtality tvithin South Aflicgn cites,n s i
however once the laws no longer restricted accesstomwomi t es, CBDG6&és became

The upliftment of theseestrictions sawnanypeoplepopulatehe CBD areawhich resulted iteavy
stramon CBD6s and sAcoordimgtonddorgengornetralg20@8), this influx of people
into the CBD and surrounding areas has allowed for wlkaayto occur. The continual entry into
the CBD byrural migrants and the occurrence of urban decay has led to the emigration of
wealthy inhabitants from the CBD to the outer parts of the éitgording to Robbins (2005),
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buildings were left abandoned and not taken care of or maintained, inréating a degree of
inactivity towards economy and poor aesthetic environments.

2.5 Interventions towards Urban Regeneration

2.51 Inner City eThekwini Regeneration and Urban Management Programme (ITRUMP)

As a response to the rapid failure of majorennities according to the DPLG (2006), the newly
elected South African government embarked on devising laws and policies that would address issues
such as the social, economic and environmental inequalities of the past, and in doing so, offset the
numerow challenges associated with the urban environment.

According to eThekwini Municipality (2011), the Inner CEIhekwini Regeneration and Urban
ManagemenProgrammégITRUMP) area extends itself all the way from the Umgeni River in the
north, to the east éhBeachfront and Point, Victoria Embankment to the south and to the West
Warwick Avenue and Umgeni Road.

ThelTRUMP wasinitially established to respdriiothe urgent need tadustrialiseregeneration of
the inner city as a major priority. At the coratsfbusinesdTRUMP places the strategic value of the
inner city to maximise its vast opportunitidhrie programme focuses on six outcomes namely:

A increasing economic activity;

A reducing poverty and social isolation;

A making the inner city more viable;

A effective and sustainable urban management;
A improving safety and security and

A Developing institutional capacity.

ITRUMP6s goal is to create a sust ai n adbépmactive vi n
rather thameactive It works to simulate the private sector interest as well as fulfilling the needs of
individuals that use public spacéSBRUMPG s iatb cneate a sustainable city in the New South
Africa. The initiative strives to be proactive rather than reactimdworking to simulate private

sector interest while fulfilling the needs of individuals that use psplicegibid). The esearcher
examines the extent which ITRUMP goalshave beeimplemented in Albert Park.
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2.5.2 The Approachestowards Urban Renewal

2.5.2.1 Flagship projectsand Prestige Projects

The approach Flagship projects signifies a strategic location or unique facilities of a city. According
to Carriere (2002)it attempsto adjust the city structure through means of creating secondary urban
centresRauch (2002 argues thathe government's flagship Urban Renewal Programme contains
elements of crimpreventiorapproaches predicted in the 1996 National Crime Prevention Strategy:
TheUrban RenewaProgramme. This is a comprehensive approach that emphasisennovation,

and integration of the efforts and resources
of the vital key elements proposed in the earlier crime prevention policéman et al {995
describe Flagship projects as lmpiaimed at local property developers or private investors and
attempt to support organic growth within these urban areas through changing the perceptions of
particular localitiesThe flagship projects are seen as a representation for place marketiigttaols
global interurban competition for private investmeiiid).

The prestige projects can primarily be described as a variety of flagship ptiogegisrsue to create
innovative, high profile, largscale self-containedlevelopments which attraioternational inward
investment.The projects are mainly focused with changing the image of the city through large
international events that involve the creation of a distinctive urban neighbouiiafodan et al,

1995) These types of projects are mgifound in central business districts or at waterfront locations.
These prestige projects take a number of different forms such as convention centres, festival markets
office complexes and even leisure and sport facilities.

The aim and objectives of the types of projects according to Loftman et al (1298)o promote
new urban images, boost civic pride and to act as a hub of a radiating renai&sanoesultthis

will help enhance businessnfidencefacilities will increase in value and allowifdevelopment
activities in adjacent areathe flagship and prestige projetdairly acommon feature of urban
centre upgrades accordingltoftman et al (1995), such as the V & A Waterfront in Cape Town, the
International Conference Centre (ICC) infban and the Newton Cultural District in Johannesburg.
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2.5.2.2.City improvement Districts (CIDs)

According to Hoorgendoorn, et al (2008phet City Improvement District (CIDs) is a model
intervention stemmed through pubpcivate partnerships throughicthe world. They are vital tools

for urban regeneration, enhancing physical, economic and social factors of different geographical
localities.McKenzieet al (2008) add bystatingthat the City Improvement Districts originated in
Canada as a result ofderiding businesses with no contribution other than the voluntary efforts of
neighbourhooddn essenc¢he CIDs are primarily authorized by the public but compelled by the
private sectofibid).

Peyroux (2006:9)pn the other hand viewSity Improvemen Districtsasselft a x i n ¢hélp 6 s e |
public partnership organisations which are primarily set up by residential property as well as local
business owners to achieve the result of maintaining, promoting and developing public areas within a
certain area ttough enhancement of pubBervicesCommunities benefit from these initiatives as

their shared spaces and services are improved as a result they are in full support of City Improved
Districts.

2.6 Responses to urban Decay in South Africa

2.6.1 Johannedburg

TheCity of Johannesburg is the provincial capitalt@Gauteng Provincéccording to theéfficial
website of the City of Johannesburg (201, provincial government is primarily one of the largest
landowners in the Central Business DistiieBD) thatoccupies a vast number of office blocks that
were oncenareaoccupied bythe private sector.

The people living in Gauteragpnstitutea fifth of then a t i popnldton (ibid). According to City of
Jahannesburg (2004jhe cityis the most signficant contributor to growth and developmeas
Johannesburgs seen as the most rapid paced developing city in South Afiitawvever,the
provincial economy is somewhat gradually shifting away from heavy industrial products and more
towards informatiomechnology and communications.Gauteng alone son@®% of South Africa's
research and developntetakes placeThe City of Johannesburg has adopted a competitive cities
approach with a visi el atsoswa regdist gmuwei | adfomntally ea noo
active coreswithin Africa. Bremner (2004) describes the cifi@ésansformation as soaring at an
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intense pace. The city gained its recognition as the major commercial and financial hub within Africa
through the discovery of the Witwatersranddyaef in 1886ibid).

The city of Johannesburg is an area of high economic activity with great employment opportunities

hence theisein rapidrurali urbanmigration(Ngwabi 2009) Howeverthis fundamentally resulted in

the lack of space causing ogeywding and overuse of facilities. As a regstliis led to the decay of

many buildings and infrastructure. According to Bremner (2004), many inhabitants responded to this
by migrating further away whil st J bolheatmemees b ur
city environment, eventually leading to the need for large scale urban regeneration.

The city of Johannesburg has taken the approach of attracting investment as the most viable approac
to the regeneration of any developing city. Accogdio Ngwabi (2009), The City and private
investors, has constructed mechanisms to help revive the city. These mechanisms are the Urbar
Development Zone, City Improvement District, the Johannesburg Development Agency and the
Better Building ProgrammeTlhe promotion of private sector investment is a vital part of the
regeneration strategy within the City of Johannesburg.

2.6.2 Cape Town

According totheCommunity Survey (2007), Cape Town also knowKaspstads the second most
populated city in South Alfta after Johannesburg, and is the provincial capital and major city of the
Western Cape. Cape Town is well renowned for its farhadsouri t béastiful setting in the Cape

Florist Region and popular landmarks such as Table Mountain and Cape point.

According to the Global City GDP (2011), Cape Town is seen as the economic hub of the Western
Cape Province, which is South Africa's second main econoenitreand Africa's third main
economic hub cityCape Town Bo suffered dearly fromrbandegnerationhowever according to
theCity of Cape Town (2015), The City of Cape
(MURP) resulted in a number of harols improvements to some of the cifipsorer communities

when it was introduced in early 2012. The progimaim wasto achieve improvement in safety,
guality of life and socieeconomic situation of areas that were previously neglected, nonetheless focus

is primarily on publiandshared environment.

The main foundation of the programme is to maintain puabidifies and infrastructure in line with
communities in stabiliseareas Cape Town Executivilayor, Alderman Patricia de Lille, 201t
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alsoaims at providing a basis for public and private investment that are incorporated into negotiated
Community ation Plans where this is achieved throughgétipof area Ceordinating teamsThe

city of Cape Town is confident in putting an end to urban decay in the selected areas thus creating
vibrant safe places where businesses and residents can have acoassrtoceopportunities. The
improvements whin these areas are the result of extensive community input, as this hinders on
vandalism and offers a sense of ownership towards plalciicies (Global City GDP (2011)

Evidence showghatthe areaselectinin CapeTown withinthe project were aimed to redress the
spatial and economic exclusion of the past, as well as help to stimulate growth and development as
they are found close to transport corridors. It is also clear that an important factor withih€ape 6 s
strategy of combating urban decay is to extensively promote community participation. This is vital in
the sense that people tendivelop a sense of ownership towards the public facilitisgperceived

asthec o mmu n prapertg and theyn turn takecare of thefacilities which in turn prevent
vandalism and abusiseehaviour(Global City GDR 2011)

2.7 International cases dealing with urban regeneration

In the South African context, the process of urban renevadmplexwith local facbrs These
factors includehe legacy of apartheid, legislation and settlement planning, private sector investment
decisions, political, social and economic transitions and-gaeernmental relationships, government
capacity and financial constrain®ere are various underlying factors that contribute to the urban
regeneration with international cases. Boston and Engiadexaminedas the examples of
international cases thatill mainlyfocus on urban regeneration

Accordingto Engelbrechf2004), it is argued that trends in globalisation hold inteng®ications for

the restructuringf the urban form and sustainability of citi@saddition to this local governments

are challenged to restructure the urban fabric of their cities, and to divesifyocal economies.
Although urban renewal and urban decline is primarily linked to international trends and local
circumstances that possiblybeyond the control of government, it is still clear that the decline maybe
the result of nosrtyclical facbrs and may be ameliorated by the quality of public leadership and
parinership(ibid).

Urban regeneration is a major issue in most American cities, where the nation has been working at it
for fifteen years with little more than just ordinary succassording to Wilson (1966260 , O Bo st «
is being turned inta laboratory demonstratiari renewakechniquesthese are being applied to its
waterfront, its central business di Wisonaddd an
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that Bostorcurrently favours putting up garden apartments, which makes available vecpsbw
financing for norprofit sponsors of housing developments.

There arédhowever complications regarding humanity, which is seen as neighbourhoods in Boston
that are unwillingo let the redevelopment authority come near them through fear of what happened
in the West Endn the West end an entire neighbourhood of thirty eight blocks, forty one acres with
nine thousand residents in the middle of the city wiged out.This areavas a lowrent, lowrise

Italia tenement section, which was cleared out to make way for cluster efisegtnigh rental
apartmentgibid).

Engl andds solution to urban regeneration 1is
Force(1999),the reportecommended that it would create urban regeneration companies in order to
boost new investment into areas that are suffering from econOomic decline and to coordinate plans for
the urban renewaln McCarthy (2007: 41)-nglish partnerships dewgded the URC Model, which

are independent companies established by local authority and Regional development agency. The)
aim to involve the private sector in sustainable urban renewal strategies in the context of a much
wider strategic framework or mastaan realising a vision for the future of the area.

There have also been efforts to make gamities sustainable as seen withinGtfce of the Deputy
Prime Minister (2003jhatsets out thgy o v e r n snganabfEso mmu nprogrgn@ne which
addresseproblems of housing shortagedfordability and abandonmengtice the search identify
opportunities for sustainable housitgvelopmentgMcCarthy, 2007)

2.8 Conclusion

Chapter two has focused primarily on the literature review of the resgadghwhich providesa

better understandingn how the literature used was understood. This chapter looked at the relevant
sources of literature and definitions of important concepts and terms used in this paper. It also
compared related literature with diféat authors, to gragpeirunderstanding and arguments on the
significant information. The chapter identified and compared different views of authors in relation to
the history, legislation, interventions and approaches of the urban form and Urbari liceravae.
Responset urban decay in South Africa anelatedinternational caseserealsoevaluated and
discussed.
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CHAPTER 3: CONCEPTUAL AND THEORETICAL FRAMEWORK

3.1 Introduction

The conceptual framework is vital for the pagation of conducting a thesis, iagprovides the
foundation of which the research will be based uffora, 2011) It deals with the combination of
informed ideas, concepts, theories, policiegshmgs and techniques that provide a rationalization of
the theoretical examinationsowardsa backgroundfor this study. It gives a more distinct
understanding towards urban renewaiminologies used, theories involved, examples of similar case
studiesand the affects that policies have on urban renewal.

The concepts thatvere used in this research are described furtieeclarify the common and
significant terminolog thatwasused in this paper and how it correlateth Albert Parkthe study
site of his researchThese are described further below.

3.2  Concepts informing this study

The following concepts are described and explained further in order to simplify the significant
terminologies employed in this dissertation.

3.2.1 Urban Regeneration,Gentrification and Urban renewal

In order to properly define urban regeneration, the researcher provides a brief understanding of urbar
regeneration, urban renewal and gentrification.

3.21.1 Urban Regeneration

According to Diamond and Liddle (2005:i,e gener ati on i s seen as th
involving much more than the physical redevelopment of a defined area; it also has profound social,
organisational and political implications for those living and working in the area which lashafter
regeneration caravan has moved ono.

According to Smith (2012), Regeneration has become a world renowned term and is used to refer to &
variety of processeSmith addd h a t nit i s hard to separate r
policy; however is distinctive characteristic is that it involves attempts to reverse the decline in cities
orin certain pagofthec i t i e s 0. | n témaftedepeyatioh Wad Is&d)to,refer tb rousing
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renewal and other propertye d i ni t i at i al@ases urbah ragenenmatiorepolicyaray be n
defined as policy aimed at the physical, environmental and social regeneration of areas suffering from
concentration of depri vat i oJones(2008)justifies MaCarthys 0 M
statementhatregeneration developed as a holistic term for the economic, social and environmental
transformation of urban rudown areas.

The researcher observed thdtolisticapproach to regeneratitias beemdopted byther relative
definitions thatlescrbe regeneration as beibhgpad and integrate@onstructiveactions also lead to

the resolving of urban problems that seek to bring out fixed improvements on the conditions of
economic, social and environmental sphénesdirectly correlate with Albertek. McCarthy and

Jone$ a r g wshow rthtatsirban regeneration can help boost the economic, social and
environmental aspects of the cifyhat are similar possibilities for the case study of Albert Park.
People willgenerally feesafer ina crimefree eavironment. Thicouldalso encourage residents and

all parties concerned to maintain the area and this will ultimately positively boost the economy in the

long term.
3.21.2 Gentrification
The term Gentrification can be viewed in various different waysl t i's the dAtrar

working class or vacant area of the ce(es al
2008: xv). HowevemBerg at el (2009prguet hat @A gentri fication invol
economic valuef real estate and the treatment of local residents as objects rather than the subjects of
upgradingo. Clark (2005) argues that da def.i
gentrification that he sees to be commodification of spaokriped power relations, and a
domi nance of vision oversight characteristic

3.2.1.3 Urban Renewal

Urban renewal according to Wilson (1966) i s
turning them, before our eysnew uses. Homes are destroyed or rehabilitated; new structures rise
or the uses of old structures are changed; s
and Sykes (2000) argue that AUr banteg@adaction!l c .
that leads to the resolution of urban problems which seek to bring about lasting improvement in the
economic, physical, social and environment al
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Couch (1990: lparguest h a't i as apeanaver statie, they are constantly changing: either
expanding, contracting or undergoing internal restructuring in response to economic and social
pressuresao.

Urban renewal aims at improving communi@iplysical environments and local economieseskn

goals can be achieved through sustainable planning and participation of the community. Urban
renewal therefore | ooks to preserving an ar e
that specific area unique in its own way. Urban realethheory involves redevelopment or
revitalisation of neighbourhoods. Total redevelopment deals with redevelopment of individual
buildings or the area. Revitalisation involves rehabilitation, preservation and residential gentrification
of anarea(Wilson, 1966) According to Mohamed (1999), Albert Park has serideteriorating
servicesaddedo the decawvithin thearea. Kira (2011:51pn the other hand statesthiaA | ber t P
hasa reputation ofbeinga dangerous and crime ridden city space which dirgnneed of urban
renewal oO. Nei ghbourhood decline is the resul
controlled by the investment and development actors of the real estate industry (Bradford and
Rubinowitz, 1975: 543). Urban renewal is ¢fhast importance in the study area and needs to be of
high priority.

Urban renewal can be broken dogssentially into fouapproaches that however seek to achieve the
same objective of improving the physical and social environni@rasiford andRabinowtz 1975.

These four approaches can be seen as redevelopment, rehabilitation, conservation and revitalisatior
These approacheseexplained further.

i. Redevelopment

Theurban renewahpproachs aimed at demolishing buildings or neighbourhoods in ordatdw

new buildings to be erected at higher coblss approach often results in the relocation of families

and communities to other slums or areas where accommodation is much more affordable and cheape
(Reichert, 199:3)

This approach however oftenstdt in the eviction of the poor people from the homes or
neighbourhoods that ultimately impacts negatively on families and even communities as bonds are
broken Redevelopment occurs when old, diown or dilapidate@uildingsare broken down to make

way for new buildings to take ifglace (Reichert, 199:37)

28



The pros and cons of redevelopment is that old dilapidated arttbrambuildingsarereplaced with

new buildings the advantage is that the areajdaenedoy uplifting the physical environment dn

the local economgWilson, 1966. The disadvantage is that is does not favour the poor communities
and eventually breaks relationships such as families and communities living within the area as they
would have to relocat®e affordable areas and will entually lead to separatiofiReichert, 199:3)/

ii. Rehabilitation

The rehabilitation approach involves the changing of the existing busltbngeet the needs and
demands of the modern worlthese changes are based on encouraging a sustainable way of living
that include improving, extending and even adding to an existing bu{lgighert, 199:37)

This method or approacbncourages home owners, landlords and even tenants to improve the
condition of their own buildings for a better and more sustainablglisondition(Bradford and
Rubinowitz, 1975: 548 Rehabilitation can also be seen as gentrification as they both favour the
improvement towards the neighbourhood as a whole which in turn helps prevent decay amongst
existing buildings and the environment.

The private sector and building owners are given incentives where materials are cheap as well as
labour (Kira, 201]). They are then responsible for the buildings itself and the surrounding
environmentThe public sector is responsible for roads, pavesygairking and utilities.

iii. Conservation

Urban renewal is known as conserviagd evenmaintaining the buildings of an area that
undergoing urban renewdlhe historic, architectural and cultural heritage of an area is preserved,
however its aesthetic ke is enhanced to give it a unique specialised local quality. According to
South AfricadsAcNafmahad Resaupcevincial her.i
gives the protection of buildings over 60 Years old. These buildings therefore bardemnolished

and will have to be conserved and protected to complythtregulationgCouch, 199Q)

iv. Revitalisation

Revitalisation specifically focuses on existi
that feature into a more gutuctive, aesthetically more appealing sustainable environtgntain

idea is to strengthen development that is at its weak point to give it more character in order to stand
out and enhance the aesthetic quality. This approach however does not ertmuadigling of any
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buildings instead it fabricates the existing features and makes the aresustaneabléMohamed,
1999)

3.2.2 Blight and urban decay

According to Walker (1938: 5), a blighted area is seen as an area whereby deterioratingJerces ha
been evident in reducing economic and social values to an extent that major rehabilitation is necessar
to prevent it from becoming@lum. ltcan also be ferred toasan areag adilapidatedstate when

urban degeneration takes place on the enviesirto an unacceptable state. Blight therefore can
result from a single factor or a vast number of contributing factors which can include crime, violence,
poor living conditions as well as changes in the context of the environment. The lack of maintenance
and mismanagement of buildings is also a major cause of PBii¢diker, 19383.

In a study undertakemy Singh (2001: 93jound that Albert Parlhasrelatively fair condition
buildingswhichcould eventually decay as a result of mismanagement. Kira (8pddints out that

the decay of Albert Paéksity infrastructurevashighlightedas an issuef urgency Accordingto

Davis and WhinstoKi1966, 53), blight can also be related to the allocation of resource, such that it
generally occurs in lovincome nejhbourhoods tharerundown. Theauthor adds thahere are
different forms ofblight; these can be seen as frictional, functipeabnomicand physical blight
These are briefly described below.

v.  Frictional Blight

Frictional blight refers to the levedf incompatibility between two or more different types of land
uses. This means that when two land uses are situated near each other they affect the quality of th
other(Kira, 2011) In other words one land use can hinder the performance or qualityptid¢ngrea

in turn affectinghearea as a whel

An example of this can be seen as an industrial area next to a health care facility. The industrial
releasénarmful pollutants and affettte qualityof air. This inturn affectgpeoplé kealth and well
being.(Kira, 201J). These two land usgkealth and industrial do not share a relationship with each
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other where they can benefit from one anothdencethe two land uses are incompatible with each
otherand eventuallyead to a decline in the areanother example of frictional bligh$ thebusy

major road and a residential property on that road. Due to the numerous vesiethatroad,

harmful pollutants as well as noise levels and disturbance, result in the decrease of the quality of life
for the residents nearl{yVhinston, 196k

vi.  Functional Blight

Functionality of the land use or buildings within the afid#e land uses aret appropriate with the
functions that needed to be carried out withinafea. Eventually itleads to urban decay wh the

new land use find it difficult to cope with the current demands with the surroundingasuas
becomes difficult taneet the needs of the peofldohamed, 1999)An example of functional blight

can bean apartment thatoes not meet witthepubi ¢ 6 s d e ma n d s basignedessitiel at |
suchcooling systemsvith someshops irdire need oéufficient parking bays. In additiofiat units

are old and inadequate in tliaey cannot meet the needs of increasing tenants due to the lack of
bathioom facilities, cooling systems and even adequate parking

vii.  Economicblight

Economidblight refers to commercial spaces that are comynatant and left undeveloped, as well
as space that are not utilised correctly. As a resuithe functioning of the &a and sites are
abandonednd therefore less productiwéich hindessthelocaleconomy of the areAnother reason

for economic blights evidenced througihe decrease in the threshold of the commercial area. This is
whereby the required population neddo support the commercial usé&ownormal resultingn

the aredeingless productive.

According to Ahlbrandt and Brophy (1975: 18), a decrease in the amount of capital that is primarily
used for maintaining the area can encourage economic lHgbitly maintained properties then
become vacant resulting in land uses of the area becoming run down (Smith, 19984&r
reason for economic bligit whenindustries move out of the inner city locations to suburban areas
to take advantage of the@eal and low cost of re(fainstein 1996: 172).

viii. ~ Physical blight

According to Robertsand Skyes(2000, the physical blight occurs when it is evident that
sustainability was not considered at the time of planning as a result the buildings and infrastructu
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tend to declinePhysical Blight is the actuaisibility of disregard and dilapidation of the physical
environmentThis can be seen on the outside of the buildings which are not in good candition

3.2.3 Sustainability

This term developed through tiRio Earth Summit in 1992It is a plan that ensures future
generations will benefit from using both renewable andneoewable resources. Thus sustainable
development accordingtbeWh i t e Paper on Local Government
delivers basic environmental, social and economic services to all residents of a community without
threatening the viability of the natural, built and social systems upon which the delivery of these
services dependso.

Sustainability isa vital aspect irurban enewal as it ensures that the strength of the physical,
economic and social environment can be maintained and preserved over a long perioGé&feme

et all, 2000. The study aim$o achievea sustainablarban formin an area facing deterioratioand

is prone to high levels of negativafluences whichdo not encourage a&ustainable living
environment.

3.2.4 Community Participation and Economic Development

Community participation dealgith procedureand planning processes that involvertgdens of

the area concerned into various planning proceBsgtcipationtakes the views of the people into
accounin terms offormulation of plansn orderto achieve a successful outcome that will meet the
needf thecommunity. People need woice thér opinions andiir their views as aommunity to
ensurea sustainablesafe and peacefabexistence ddll parties concerneéccording to Sewell and
Coppock (1977: 5)n some instancghe role and participation for the public in planning and policy
making has been widely accepted and encouraged by the public, government and politicians.

Economic Developmeiis a policy intervention which aims at the economic and socialbealg of
people. Economic growth is a phenomenomafket productivityand rse in GDP which ultimately
encourages monetary weal®anthurie (2003: 27)notesthat blight or decay of the individual
structure or the entire neighbourhowdhich is due to lack of maintenance bgdividuals or
communities mayead to a decline in thecenomic status of the neighbourhoédbert Park lacks
inter aliapropermaintenance whichltimatelyeffects economic development and growth.
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3.3  Theoretical Framework

3.3.1 Structure of cities

The structure of the cities sets out to establish thieineaof the inner city areaghich takes into
consideration thype of people that reside in these areas, the type of buildings that are found in these
areas and the nature of changihin the innercity (Bunyi, 2010) It is therefore essential to

undestand the underlying dynamics of the inner city.

Urban geographers have used three successive models in describing the spatial distribution of urbat
|l and use. The first model is depictedurgess t he
" ConeentricZone Model, 1925which says that the land use patterns varies regularly as a function of
distance from the city. The second model is Sector Theory Model by Hoyt, which shows that land use
varies sectorally and residentially. The third model byHa&r and Ul | man i s t he
Concept which depicts certain discrete land use nuclei that may be associated with certain other lanc
uses but does not specify a general model of spatial relationships between specified uses (Carr, 1997

BurgessConcentric Zone Model
The Concentric zamodel was created by ErnBsirgess, Robert Park and Roderick McKenzie in
1923.The main idea behind the model is that the city is seen as growing outward from a central area
in a series of ringxlthoughthe sizes othe rings may vary the order will always remain the same
Bunyi (2010).The concentric zone model is a model of the cities internal structure in thbmtea
is spatially arranged according to social groups in a series of rings. According to Bunyj {2049)
the first model to explain the distribution of different social groups within urban #reaggests that
the social structure spreads outwards from the central business district. Basically the loegr class
live closer to the Central businedgstdct, whilst the upper classlive further away from the city
centre as they can afford to commute (Pick, 2014). Densities are higher towards the city centre and as
oneges further away from the city the density decreages such rent closer to thé@yccentre is
moreaffordable a®pposedo rent athe outskirts of the citylhe Concentric zone model is based on
the bid rent curve. It describes the concentric circles as the amount that people will pay for the
specific land. Primarily the centre diet town will have the highest number of customers in so profits
will be higher therefore retail activities rental will begher(Carr, 1997)

According to Pick (2014}hereare five zones in Burgess Concentric zone mddekeare:
Zone 1: Central busiess District

Zone 2: Transitional Zone
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Zone 3: Working Class Zone
Zone 4: Residential Zone
Zone 5: Commuter Zone

According to Lersch (2011), Zone 1 is the Central Business District where the emphasis is on
business and commercial and is a-nesidentidcentre for busineges Zone 2 is described as the

zone of transition as it is the least desirable place to live in the city. These have dilapidated housing
and infrastructure, high rent and crime rate, and a high rate of people moving in and outez.the a
Zone 3 is characterised as the working class zone whichdstabée working class familiesndhas

modest older homes, second generation immigrants and inhabitants that can afford to move out of
Zone 2Zone 4 is the residential zone or middle slasnetheseare newer spacious homes, tlaey

less likely to be rented and inhabitants are well educated. Zone 5 is the commuter zone; this zone is
mainly occupied by the upper class as they can afford to commute to the city

Hoytd Sector Model

Homer Hbyt was a land economist, real estate appraiser and a real estate consultant. He developed a
approach to the analysis of neighbourhoods and housing markets within his accomplished life. He
developed the Sector model theory or Hoyt model in 1939, whitdsstaat a city develops in sectors

not rings and that certain areas develop due to the attractiveness for different activities because of
environmental factors or by mere chance. Acc:
Burgess concentrimone model because it takes into account major transportation routes. According
to this model most major cities evolved around several significant transport facilities such as
railroads, sea ports and trolley lines that originated from the citycenyet Hbs t heor y wa ¢
would tend to grow in wedge shaped patterns or sectors and not rings or circles originating from the

city centre following major transportation rou{&ngh, 2011

Hoyt observed that it was quite common for {meome househds to be located near railroad lines,
whilst commercial establishmerggefound along businessoroughfaredt was seen that the various
transportation routes into an urban area such as railroads, sea ports and tram lines represent the grea
accessAs such they grow in wedged shape patterns starting from the Central Business District
centredon major transportation routéSingh, 201) Therefore higher access to transport routes
meant higher land values as a result commercial activities wouldupel o the CBD whilst
manufacturing activities would develop in a wedge surrounding transport thasodel attempts

to state a principle of urban organisation.
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Harrisand Ul | m Maultipls Nuclei Model
Geographers in the 1940s, Harris and Ullmanirgjstshed that cities no longer developed in definite

patterns with the CBD as the emphasis.

The Harris and Ul man Mul tiple Nucl ei Model d
describes that even though a city may have begun with a dergina¢sslistrict(CBD), other smaller
CBD6s develop on the outskirts of.Thslalwwsdort y
shorter commumg from the outskirts of the cityThe name Multiple Nuclei is derived from the
reasoning that it create®des or nuclei in other part§ the city besides the CBDI'he aim of the

model was to create a more realistic, if more complicated model.

The main goal was to move away from the concentric zone model and to better reflect the complex

nature of urban aas.especiallythose of large size.

The Model kept the first five zones as illustrated by Burgess Concentric zone lHmydéhen aded
anotheifive zones to his model.

Zone6: Heavy Manufacturing
Zone7: Outlying Business District
Zone 8 ResidentiaArea

Zone9: Industrial Suburb

Zone 10:Commuter Zone

The heavy manufacturing zone was intended to be away from the city centre of CBD as it produced
pollution and as such it was costly because it needed a great deal of land. The seventh zone known &
theOutlying business district zone is described as suburbs grew, shopping centres were needed neare
top e o préseldnceand as result additional nuclei grew away from the CBbe residential area
fallsinthe eighhzoneHar r i s a maddel ddsamesanzéne of higher class areas thatung
awayfrom the mainstream development. Thisspossible due to theidespread access to transport

and ring road and alternateutes thahavebeen developed:he ninth zone is the industrial suburb
which is aself-sufficient nucleus that moved away from the older industry, becoming custom built for
the needs of those particular industrilse commuter zone is the tenth zone as with the concentric
and sector zone models.
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3.3.2 Models relevant to case study

These three modeigrmed an integral paith thestudy of Albert Park, as it describes the structure of
the city and helps to identify the pattegeneratedn Burgess Concentric Zone, the model is used to
depict the city as an expanding and evolvindesyswhere the city ultimately becomes the outcome
of a struggle for survival. This is seen as each type of community struggles to secure itself an urban
pl ace. One of the el ements rel at e dhatofbightanide st
low rent residential neighbourhoods which are instrumental in shaping the land use structure of the
city. I n Harris and Ul Il mandés concept it 1is n
use patterns within the city but a number of sepamatéei that each influence the land use patterns.

34  Theories governing urban renewal

A number of theories explain urban reneveaidassuchlead to various outcomeghich include
Collaboratve planning andhe political economyThese theorieareexpained furthebelow.

34.1 Collaborative planning

According to McCarthy (2007: 22), it is seen in Collaborative Planning that an important concept is
that of discoursef communities that exist in specialist fields of kiedge production. McCarthy
addsthat it is the interaction of these communities Hratseen to formulate effective strategies for
spatial planning and or Urban renewAkccording to Healey (1996), the interaction between
communities involves discussion and searching for possibilitieish is seen as a mutual learning
resulting from a mutual search for understandiagording to Hall and Pfeiffer (2000), within the
social and economic extents of Agenda 2i%,dirgued that is imperative by means of Collaborative
planningthatall stagess vital in achieving sustainability, improved planning, management systems
and decision making processellorales (2013), argues that previous research on collaborative
planning frameworks in facilitating participation shows it is vital to favbleraelementsof
sustainablelevelopment.

34.2 The political economy

The Political Economy Approach basically describes how leaders in power have advani@ge o
lower class or poor communiti€lglorales, 2013)The Political Economy has come into playthe
Urban Renewal procesa the pastwherethese enewal procedures have destroyed many poor
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communities caused hine relocation processe$n general people and communities have had
conflicting ideas and interest that have been part of an urbawakpé&n, with theplanners
concerning theimeighbourhood space and physiesvironment(Singh, 2011) According to
Santhurie (2003: 35}he political Economy theory states that these people in power use Urban
Renewal as a way in which they can gairspaal profits and personal gai@mmunities are also
used as several commodities under capitalidovever thesejustices must be prevented in Urban
renewal programmes ase o prieesdode planned for not in contradiction.

35 Predicaments of urban renewal

Urban renewal is controversis the planning hasany issussurrounding it. The maiilssues that

it displacedamilies, lives andheighbourhoodsespeciallythat of poorandlow income households

and communitie€Squires, 1996)These isses occur when neighbourhoods are upgraded althibugh

is beneficial the physical environment is enhancaudd the underlying factor is that peopdee
affected Peoplehat are commonly affected by these programmes come from poor backgrounds, and
as suchwhen the neighbourhood is upgraded, theedioimcome groups are unableto pay the
increased reniSquires, 1996 They are then forced telocate create new lives, findmployment
andadapt to new communiti@d changdt is concludedhatrenewal proedures worsen the soeio
economic conditions of the poor and kmincome grougSquires, 1996

However the Renewal Procedures creatasaéfordabldiveablebuilt environmenmainly for the
middle to higher incomgroup. There are also instances wereawal has increased economic
competitiveness of the Central Business Districts. Dhisefitsbusinesesand the middlelass.
However the poorremained disadvantagediccording to Squires (1996: 274), urban renewal for the
upgrading of American citiegeated massive projects that were mainly beneficial to contractors,
unions, politicians, white groups and some racial minorities.

Urban renewal was intended to uplift the housing conditions of the urban poor however it emcourage
privatedevelopment ashopping malls, office blocks and convention centResblicsubsidies where

used for business developments instead of housing théSmares, 1996 Renewal procedures are
undemocratic and forceful as it deprives people of good quality livelihoodsacksplamilies and
creates emotional distress.
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3.6  The role of planning policy in urban renewal

A vast number of contributing factors play an important role in blight and urban decay. According to
Kihato (1999), policies were aimed at encouraging duextralisation of the industries away from

the city centre. Howevein recentiimes policies wergut intoplace recognizéhe decline of cities
andits needs to regeneratem Policiesaroundthe world arébeingrestructured irorder to help
revive cties as urban decay is not olgingfaced in South Africa butrather all around the globe
(ibid). Policies are now focused on empowerment and collaborakimm encourage the partnerships
between the public sector and the private sector as well apldhaers and various other
professionalsMoreover thecitizens ofthe community in whickhe renewal process takes place, now
play anessential rolén the planning process.

Renewal policies however do not only focus on decreasing or eradicatirrganeblight and decay

of the area but also aim at eliminating other problems asAwelarding to Lottman (1976kpcusing

only on the decline of the physical aspects are insufficient theré&erewal Policies are
implemented in order to address socll such ascrime, poverty, disease, unemploymeard
housing Policies also cater for the social aspects in urban reneivateby issues concernitige
peopleare addresseand solutionsare found It alsoaddresses sociablicies byfocusing onthe
infrastructurend servicesuch as playgrounds and schdolthe communitiesSocial policescater

for various social groupisut unfortunately it is extremely difficult to meet the needs of everyone
especially when there is a conflict of interest.exanple of such is when a group of people want a
vacant land to be used as a place of worship whilst another group want it to be used as shopping
facilities. This results in @edious proceswhereby aconflict resolutionis set inorder tomeet the
demands oéll stakeholders.

37 Conclusion

The third chaptedescribedhe conceptuadnd theoreticaframework that providegthe basison

which the researchas been conceptualise@ihere are specific concepts that are described in
correlation to the study are@he chapter discusseldeiriesgoverning urbamenewal asvell as
collaborative planning, the political economy and structural theory. The predicaments of urban
renewal and the role of planning policgive alsdeen researched.
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CHAPTER 4: THE CASE STUDY AREA

4.1 Introduction

This chaptedescribes thetudyarea which has been selected by the researcher. It focuses on the
history, geography and the physical formAdibert Park

4.2  Orientation to the case study area

4.2.1 History and background of Albert Park

Durban is located on the east coast of South Africa in the province of KwhlAtél It is largest
citiesin theSouth African province of KwaZuleNatal After Johanngburg the Durban Metropolitan
Area fits in the second ranking of the most popular urban areas in South{lAindaon and Byerley,
1993) Durban is ranked second as the most important manufacturing hub in Soutl{Afrason

and Byerley, 1998 Durban brms part of the eThekwini Municipality and is famous for being one of
the busiest ports in South Africé/ithin the Durban Metropolitan Area, placessajnificanceare
quite visible as well as areas that have suffered threpgttheid and been rebuitt tmprove the
urban area or have been taken over by vandalism and n@gii@ctThe Point Waterfront in Durban
was one area that suffered througgartheid but has now been redeveloped with high quality
developments. Another area is that of Albert Ptré,case study area which has been an historical
areaduringthe apartheid era.

Albert Park was known as one of the better residential andasrban and was developed towards

the end of the 1@0s It comprised of detached houses which were predomirfantlye white middle
classresidentialgroups, through themovement of the upper class to the sesuburbs of Berea.
According to Hindson and Byerley (1993), Albert Park served as a residential area for new
immigrantsthat came outside of South Afritasettle into the cityln the 1960ghe rise in demand

for accommodation led to the rise in real estate prices as well as the demand for the redevelopment o
houses into medium rise blocks of flats. These then turned into high rise block ofaftath &

present consist largely of flats that amainly rented rathethan privatelyowned
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4.2.2 Albert Park Today i Location

Albert Park is situateoh thesoutheast of the Durban CBD, this area is primarily a residential area
characterised by medium anidlf-rise flats, with small formal and informal businesses that operate
on the road sideSee map 1 showirlgcality map of Albert Park as study aiedhe context of the
Durban City centre.
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Albert Parkis bouned by Russell Street in the wésgfer tomap 1on page 3 Broad Street in the

east, Smith Street in the north and St. Andrew's Street on the south (Maharaj and Mpungose, 1994)
Maharaj and Mpungose (199d9int out thatAlbert Park is the oldest exisgrpark in Durban, by
1991andhad become an integrated suburb host to a rainbow society, although having largely worked
through conflict situations, harassment and antagonistic attitudes.

4.2.3 Analysis of Albert Park

The analysis of Albert Park will pnarily focus on the land usef the studywhich providesan
insight into which part of the land designated fowhat purposeSecondly the conditions of the
buildings focus on the aesthetic qualities of the buildings located within and around theidgase s
area. Lastly the aregasobservedn relationto surroundingrea within the context of the study area
of Albert Park.

Albert Park is located within the inner city of the CBD which is situated seagh of the Durban
CBD. According to Mohamed (1992Albert Park was predominanthwhite area due to apartheid
however i isoonibecantk 8 WMixeddass area of blawkan and coloured his resulted

in inter alia, fatsbeingrented at affordabletes anavith Albert Parkbeing inclose poximity to the

CBD area, jolopportunities became eas#ygcessiblePeople were also forcibly removed and evicted
from the flats due to the Grouyreas Acthowever theyook action against these evictiomgjich

led to Albert Park being unofficially oree# the firstintegrated city spac€dohamed, 19996). The
researcher also consiéelprinciples such as displacement issues, way of living and sustainability.

Albert Parkhasadiverse racgroup thatresidesand commutgwithin the study ared_andlads

exploit the use ofipartments bydopting violent measures to meet their stringent deniaoats
tenants for rental payments, even though they themselves have unpaitMehi&sj and Mpungose,
1999) This has further resulted neglecto propertiesand tathe physical environment and decay has
occurred.Residents havéeenaffected negativelyas they cannotelocate dugo employment
opportunities which arn@ close proximityto the CBD(Mohamed, 199P The main aim of this study
wasto interrogatevhere and how the people interact with the environment to promote a sustainable
urban form Secondly to establish or trabew urban decay occurred within the study area therefore
the study need® addresshe reasons behind the decay and how a onceituta@md entertaining

area becamso neglected
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The theoriesind conceptthat support this study are urban form, new urbanism, smart growth, urban
regeneration and urban renewslhis helps to understand the complexity of the urban form within
Albert Pak. The flaw is that urban decay is deteriorating the area at a fast rate and proper
implementation of strategies and measures need to be taken in order to solve this problem.

4.3  Zoning of Albert Park

The zoning in Albert Park is the intended landsithat were to be undertaken in the area and utilised
to the appropriate activitigsefer toMap 31 Zoning Mapon paged4). They are:

A General Residential 5
A General Business

The zoning of Albert Park is predominantty residential use, General Regitial 5 consisting of
mostly medium to high density residential apartments. Whilst the zoning of commercial activity is
found at the ground floor and surrounding the General Residential 5 buildings. The General
Residential 5 is found along Diakonia Avendieseph Nduli Street addlacArthurStreet. Whilst the
General Business is along Joseph Nduli StidetArthur Street, Maud Mfusi Street and Anton
Lembede Street.

Tablel: Zoning Table adapted from eThekwini City Engineers Department

Use Zone

Symbol on Map

Purpose for
which land may
be used or
erected

Purpose for
which land may
be used or
erected only
with the special
consent of the
council

Purpose for which
land may not be
used or erected

General Business

Dark Blue with White
Hatch

Business premise
(exduding those
referredto in
column 4),
Dwelling Houses,
Domestic staff
Accommodation

Action Sports
Bar, Adult
premises, Bath
House, Bottle
Store, Casino,
EscortAgency,
Funeral Parlour,

Brothel, Noxious
Industrial Building
and other uses not
under Columns 3 ang
4.
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Residential
Building, Shop,
Restaurant, Fast
Food Outlet,
Licensed Hotel,
Place of
Assembly, Place
of Amusement,
Institution, Place
of Instruction
Créche Industrial
Building
(excluding those
referredto in
column 4 and 5),
Social Hall,
Totallsator Depot.

Massage Parlour
Place of Worship
Night Club,
Parking Garage,
PetrolService
Station, Panel
Beating, Shelter,
Spray Painting,
Tavern, Work
House, other use
not under column
3 and 5.

General Residential
5

Light Brown with
Dark Brown Hatch

Dwelling House,
Domestic staff,
Accommodation
Ancillary Unit
when ancillary to
a Dwelling House,
Maisonettes,
Residential
Building,
Licensed Hotel,
Shop, Fast Food
Ouitlet, Hotel,
Institution

Place of
Instruction, Place
of Worship,
Parking Garage,
Social Hall,
Créche
Restaurant in a
building
containing the
flats, Action
Sports Bar, Bottle
Store, Casino,
Night Club,
Special Building

or use.

Adult Premises, Bath
House, Brothel,
Escort Agency,
Funeral Parlour,
Massage Parlour,
Shelter, tavern, work
House, Other 1&s not
under column 3 and
4.

Source: Author, 2015
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4.4

The Existing Land-Use in Albert Park
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