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ABSTRACT

The purpose of this study is to uncover the extent, causes, and to find solutions to the
decay in the inner city neighbourhood of Albert Park. The Albert Park area is at a stage
where appropriate intervention is required to prevent the area from deteriorating further and

to improve the quality of life for the people that live and work in the area.

The sources used to carry out this study entailed researching various publications such as
planning related books and journals to understand the dynamics of the inner city; urban
renewal theories; and political and socio-economic theories. Newspaper articles and

interviews of role players also informed the study.

The research methods entailed a detailed study of the area where the researcher
investigated the physical characteristics of each building in detail. These were defined as
buildings in good, fair and poor condition. A systematic stratified sample was used to
interview thirty residents from each building condition.

The physical study of the area found that the area is presently experiencing a small pocket
of decay. This is surrounded by buildings in fair condition, which are beginning to
deteriorate to a state of disrepair and will soon become decayed if no intervention takes
place. The questionnaire survey found that people throughout the area share similar

requirements for the physical and socio-economic regeneration of the area.

It was concluded that although the economic characterictics of the residents residing in
buildings matched the physical condition of the building they occupied, the residents
themselves were not responsible for the decay of apartments. The Albert Park area is
beingtargeted mostly by poor people for residence close to employment opportunities. The

decay in the area is the result of exploitation, by landlords and managers, of tenants as
minor and major maintenance is not undertaken.



The recommendations for Albert Park entail a holistic approach to the area’s future
development. The area is experiencing a cycle of change. This change is important for the
area’s residents and needs to be accommodated rather than stopped. The change in the
area is allowing poorer people access to inner city housing which is limited at this time. it
is also possible for people of different income groups to live together. This can be achieved
through improving the physical condition of buildings and the area in general. The
apartments in the area need minor and major renovations. It is also necessary for social
planning as there is a high level of apathy among residents. There is also a need for crime

to be stopped and more community facilities to be opened in the area.
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CHAPTER 1
INTRODUCTION

1.0 INTRODUCTION

The aim of this study is to uncover the extent of, and reasons for the decay in the inner city
neighbourhood of Albert Park. It is concerned with the processes that have led to change,
to uncover whether there is a pattern of change, and whether a reason exists to explain the
existing condition of the area. This will be achieved by a detailed study of the area which
will entail collecting information of the area, eg., a condition of building study. This
information will be overlaid and analysed to see whether a pattern exists. Further, a
questionnaire survey of residents of apartments will be undertaken; some managers and
landlords of these apartments will be interviewed; and the interviewing of role players such

as community organisations, councillors and city officials in the area will be carried out.

Albert Park has a dynamic history where residents have been resilient, strong, and diverse
and an even more challenging future. The researcher believes that this small
neighbourhood will prove to be a good example or microcosm of what is happening in most
South African inner cities.

The Albert Park neighbourhood, a medium to high rise, high density, inner-city area in
Durban, has experienced a transition from a predominantly white populated area to a ‘grey
area’ since the 1980's. This neighbourhood change has implications for town planning, as
the needs of the people and the uses of buildings have changed in the area.

As a result of this transition from a predominantly middle income white community with
small household sizes and young and old people to a ‘grey area’ the area has become run-
down and unkept. This new demography of people consists of predominantly black people
who are middle income and have larger families or students who share accommodation.

-1-



The perception of many people, both officials and residents, believe that the area has
‘decayed’ and is in desperate need of urban renewal. The people, who could have left the
area, have done so, and most of the remaining people have investments in the area or
have nowhere else to go. This has resulted in people who have good intentions for the
area, as well as those who are ready to exploit people and the area for their own benefit.
It will be proven that many factors are responsible for the current condition of the area.

The Albert Park area is at a stage where appropriate intervention is needed to prevent the
area from deteriorating further and to improve the quality of life of the people that live in the
area. This will be achieved by completing a detailed study on the existing social and
physical characteristics of the area and then suggesting a set of guidelines for

implementation.

Past studies of the area have given valuable insight into the demographic characteristics
of the neighbourhood. These studies showed the processes that led to the ‘greying’ and
the problems experienced by many people living in the area. The response of the North
South Central Local Council and the white residents were also analysed. The study
(Maharaj 30:1994) revealed “... that relatively harmonious residential integration was
possible in urban areas in South Afri%:d that the repeal of the Group Areas Act would
not produce the consequences which many whites feared.” Maharaj concludes his paper
The ‘greying’ of Albert Park (1994:31) by stating that ”... there is a need to consider how
greater levels of residential integration can be achieved.”

A socio-economic study (Mfeya: 1997) of 40 predominantly black residents gives a good
insight into the profiles of the people and choices for living in the area. The past studies
have shown that the area has experienced change and gone through a transition. The
extent of this transition has however not been studied, more particularly the nature,
magnitude of decay, if any, and the forces leading to this decay.



1.1 REASON FOR THE STUDY

The plight of thé poor in the inner city and ih Apvarticular for Albert Park has been neglected
for a long time even though several studies have been carried out in the area. These
people live in conditions that are not conducive to a healthy and safe environment. There
have been many newspaper articles and opinions about the reasons for the cause of this
run down and assumed decay of buildings in the area. Several role players such as some
tenants and owners of apartments have assumed that the entire area is run down, nobody
is concerned about the area, and nothing can be done to save it. These assumptions will
be tested throughout this study.

This study will attempt to reveal the situation in the area and will suggest reasons for these
occurrences. To gain a holistic view of the area, a detailed and comprehensive study of
various phenomena and existing conditions will be undertaken. Once this has been

achieved, it will then be possible to provide suggestions for the possible revival of the area.

1.2 HYPOTHESIS

The forced removals of the apartheid era have caused the ‘greying’ of areas and this in
turn was responsible for introducing the different types of people living in the Albert Park
area. Consequently, this transition has attracted the middle to lower income groups with
their large household sizes that have led to the phenomena of changes in the built
environment and social structures. These changes are believed to be negative and have
resulted in the area becoming degraded. It is the task of this study to uncover the extent

of urban decay and whether the dynamics of the residents have an impact on the condition
of the buildings that they reside in.

Thus, the hypothesis for this dissertation is that the dynamics of the residents in the Albert
Park neighbourhood do have an impact on the condition of the residential buildings.
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1.3 RESEARCH PROBLEM

The unacceptable living environment in the Albert Park area can be understood/explained
in terms of the characteristics of the residents; the action/non action of the various role

players; urban social processes; and the structural features of the residential buildings.
1.4 RESEARCH QUESTION

What are the causes of the prevailing conditions of the social and built environment in the

Albert Park area and what are the town planning implications thereof?
1.4.1 Subsidiary Questions
1411 What is the current status with regard to the built environment?

The built environment and conditions of buildings in particular have suffered as a result of
the transition and neglect in the area. This study intends to identify the pockets of
deteriorated buildings in the area. These buildings will be categorised as eitherin good, fair
or poor condition.

1.4.1.2 What is the extent of decay of the buildings?

The popular perception is that the area is entirely run down. The study will uncover whether
the change is everywhere; evenly spread out or random; or whether it is concentrated in
certain areas. This will be covered by a detailed condition survey of each block of flats.
This information will then be correlated and compared to other analyses of the area
undertaken by the researcher.



1.4.1.3 What are the types of management of apartments in the area?

As a result of many apartments being occupied less by owners, these owners have
resorted to tenant occupation of their apartments. There are several types of management

and these need to be identified and analysed.
1.41.4 What are the types of residents living in apartments in the area?

Further to the changes in the built environment there has been a change in the profile of
the residents in the area. The residents have been identified as tenants and owners of

apartments.

It is'important to understand the relationships between the role players (identified as
tenants; landlords/managers; and ratepayers) in the area, as the interaction between them

has to a large extent determined the processes that the area has experienced.

1415 Is there a relationship between the condition of buildings and the

people who occupy them?

Once the condition and type of resident and owner/manager surveys have been
completed, this information will be correlated to uncover whether there is a pattern and the
extent to the deterioration in the area.

1.4.1.6 Is there a relationship between the type of residents, and management
in that apartment building?

The study will uncover whether there is a pattern for non payment of rent or rates and
whether this is mainly with the low income group. The new residents have different needs
to the people that previously lived in the area. These needs will be identified. Also, the role

of the Local Authority and the role players in the planning process will be identified.
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1.4.1.7 What are the causes of the existing situation in the Albert Park area?

This study intends to uncover the problems in the area that has given it a reputation of an
inner city decayed area. The problems experienced by the role players and most important,

the residents need to be identified.
1418 What type of intervention is appropriaté for the Albert Park area?

The study will conclude with the necessary form of urban renewal and the necessary type
of intervention for the Albert Park area. These interventions will make Albert Park a better

place to live and work in.
1.5 RESEARCH METHODOLOGY

The research methodology entailed:

(@) an analysis of the condition of buildings in the area, to uncover the quality of the
area; and to discover any patterns, eg. spatial and density. Also, an assessment of
the cause of decay and whether or not a pattern exists to the decay was carried out.
This was done to find a solution to the possible decay and to identify weak aspects
in the area, e.g., mismanagement;

(b) the identification of the demographics of residents in the area, to uncover their
correlation with the condition of the building that they reside in. The residents’

perceptions of the area were also identified to establish what the area is like to live
in;

(c) interviews of landlords or managers of residential buildings, to establish whethe}
management/ administration is one of the problems;



(d) the role players' perceptions and their level of involvement in the area to get a

holistic perspective to the area; and

(e) the literature review was concerned with the dynamics of the inner city, urban
renewal theories and political and socio-economic theories gathered from planning

books and journals.
1.5.1 Condition of Buildings in the Study Area

For this part of the research the focus was on the condition of the 71 residential buildings
that exist in the study area. A formal survey of these buildings in the area was undertaken
by the researcher. These buildings were categorised as in either a good, fair or poor
condition. Buildings have been identified on a plan of the area according to their condition
(1:2000 orthophoto map) to see whether a pattern (decayed buildings in groups or
randomly located) exists with regard to the decay of buildings in the area.

There are several criteria to define the decay of buildings. Morris (1996:29) indicated
deterioration by “... peeling facades, plumbing systems constantly breaking down, lifts
(elevators) not working, broken windows not being replaced, and trash accumulation in
public areas.” The criteria to distinguish between the residential buildings in good, fair and
poor conditions are attached at APPENDIX A.

1.5.2 Interviews
1.5.2.1 Questionnaire Design and Format as used for Residents

(Refer to APPENDIX B for an example of the questionnaire)

(Refer to APPENDIX C for the residential building sample size for interviews of residents)

An attempt will be made to gather information that will assist this study in establishing a
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profile of these residents, their apartment and their perceptions of the area through the
questionnaire survey. Past studies have only addressed the socio-economic profiles of
residents (Maharaj, B 1994 & Mfeya, T 1997).

The residential questionnaire is both structured and open-ended. Structured questions are
used to gather sensitive information such as approxlmate income of residents. Several
questions are intended to get residents to express themselves WIth regard to their
perceptions of the building, ‘the area and the management of the area. This is achieved

through open-ended questions.

Thirty residents from buildings of different levels of conditions were interviewed with a
systematic stratified sample. The thirty apartments were divided into the total number of
residential apartments in each category to reveal which residents should have been
interviewed. This meant that in the good condition buildings every sixtieth resident in this
building category was interviewed. In the fair condition building every eighth resident in this
building category was interviewed. In the poor condition building every twenty-seventh
resident in this building category was interviewed.

The aim of the study and the different sections of the questionnaire were explained to the
respondents. These people were also explained the Iength of the interview. They were not
shown the different criteria for questions asked as the researcher did not want to lead

residents to suggest reasons which they did not consider to be important.

Atrial run was undertaken to discover whether any problems existed with the questionnaire
design and format. A student and resident living in the area known to the researcher were
interviewed and no errors were found.



1.5.2.2 Structure of Questionnaire for Residents

The questionnaire is seen as an extension of the physical analysis. The questionnaire is

structured according to the following sections:

(a) residents’ household information;
(b)  the apartment;

()  the building; and

(d) the Albert Park area.

Within these sections the residents’ personal information is collected. The perceptions,
feelings and attitudes of the residents are also researched.

This study argues that there is a relationship between the condition of a building and the
type of residents in a block of apartments. The residents’ profiles are thus pertinent to the

study of the area.
1.5.2.3 Interviews with other Role Players

Role players were identified as people who live or work in the area, have an interest or
investment in the areé,-. or are involved in the development of the area. The role players in
each category were asked specific questions with regard to their role and perceptions of
the area. Refer to APPENDIX D for interview questions.

1.5.2.3.1 The major role players for this study are identified as

(a) landlords/managers;

(b)  owners/ratepayers;

(c) community organisations;
(d) City council officials:



(¢)  Councillors; and

i) youth groups.

The role players who were interviewed were selected by the researcher in respect of their

importance or relevance to this study.

There are several types of landlord or management relationships within this study. The

following definitions are used to define a landlord:

(a) a single landlord of a whole building eg. Mr PL Maharaj;

(b)  multiple landlords, eg. sectional title holders and where the “landlord” is a rental
agent, eg. JHI;

(¢) individual landlords where flats are rented out separately, by the owner; and

(d)  sub-leased, where the tenant pays a third party and has no direct relationship with

any owner/ manager.
Managers, for the purpose of this study, have been defined as:

(a)  owners of whole buildings who manage their own buildings;

(b)  development rental agencies who manage on the behalf of (i) a single owner; or (i)
grouped owners;

(c)  Corporate Body of owners; and

(d) rental agents for a part or the whole building, acting for body corporate.

The managers of buildings were asked both open and close ended questions to ascertain
whether the type of landlord or management is the cause of buildings becoming rundown.
Should this be the case, these types of managers need to be identified, and deductions
could be made by comparing them to the type of building they are responsible for.
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1.5.2.3.2 Structured interviews for the following role players

(See APPENDIX D and E for interview details)

(a)

(b)

()

(d)

Landlords and Managers

Five landlords and managers were interviewed from the buildings in poor condition
to see their perceptions of their apartments. There are twenty-nine residential
buildings in poor condition. Every fifth building was identified and the
landlord/manager was interviewed from these buildings. The researcher intended
to interview a wide range of landliords and managers of buildings and apartments
such as a single landlord who owns the entire building and a landiord who own an

apartment.
Community Organizations

Three community organisations were interviewed to uncover their role and
involvement in the area. One representative was interviewed from the Albert Park

Residents Association; the Community Policing Forum; and the Anchor House.
Durban City Council Officials (SCLC)

A wide spectrum of City Officials was interviewed who were directly involved in the
area. The different Departments have been identified as Town Planning, the

Building Inspectorate, Enforcement, City Police, and City Health. One official from
each of these Departments was interviewed.

Councillors

The Councillors of Albert Park have an important role to play in the management
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of the area. The two major Councillors in the area were interviewed to reflect their

views and vision for the area.
1.6 CHAPTER OUTLINE

CHAPTER 1

This chapter consists of the introduction to this study. An overview is then given to why
Albert Park was selected as a study area. The hypothesis, research problems and

research question with subsidiary questions are set out.
CHAPTER 2

Chapter 2 introduces the research methodology. This chapter outlines what tasks are
needed to be carried out for the research and the methods used to achieve it. This will
firstly be achieved by a detailed study of the condition of all the buildings in the study area
which are categorised as good, fair and poor. The different information pertaining to

apartments, where possible, will be collated and represented as overlays.

Secondly, as a consequence of the number of flats in each building condition category not
being equal, a sysferﬁatic stratified sample of 30 residents living in each building condition
category (good, fair and poor condition buildings) will be studied. This will be achieved
using a structured questionnaire survey for the residents living in the buildings. The
questionnaire is concerned with the residents’ household information; residents’
perceptions or attitudes toward the apartment; the building itself; and the Albert Park area.
The researcher will study the demographics and the lifestyles of these people and try to

discover what role, if any, they play in the determination of knowing whether they are
responsible for the decay of the buildings in the area.

-12-



CHAPTER 3

Chapter 3 consists of the conceptual framework and discusses the various necessary
concepts, literature and theory that are linked to the study. Some of the relevant concepts
discussed are urban models; the impact of growth and the organisation of space; urban
form; economic models for spatial structures; “Stage theory” of urban growth and family
lifestyles; and the urban renewal theory.

CHAPTER 4
This chapter introduces the case study area. It discusses the history of the Albert Park area

and the forces that have led to its present situation. The case study area is also put into
context.

CHAPTER 5

Chapter 5 explains the findings of the research. The information is synthesised and the
processes, patterns and trends of the area are unravelled. The information from the
interviews is also studied. Further, the planning implications of the processes, patterns and
trends of the area will be set out. |

CHAPTER 6

In this chapter the summary and conclusion to this study are detailed. It also gives the

necessary recommendations/solutions for this study area and discusses the implications
for urban planning.

-13-



CHAPTER 2
CONCEPTUAL FRAMEWORK

2.0 INTRODUCTION

The conceptual framework is a synthesised combination of informed ideas, theories,
concepts, precedents, techniques and methods that provide an explanation of the
theoretical examination as a background to this study. The conceptual framework assists
the study by creating a framework of the processes, influences and characteristics that
have led to the different changes in a neighbourhood and in particular Albert Park. It can

also assist in providing appropriate theoretical context for future developmentinterventions.

The chapter starts by considéring the classical models of city structure and an attempt to
explain the apartheid city model. It provides a look at concepts relating to the organisation
of space in urban areas as well as theories relating to urban renewal. The following
sections examine the processés of historical decline of inner city neighbou