reviewed paper

An Assessment of Urban Decay in Rural Towns: a Cas# Building Dilapidation in Thohoyandou
Town, South Africa

Comfort Ndou, Shylet Nyamwanza

(Comfort Ndou, University of Venda, Urban and RegidPanning; Thohoyandou, South Africa, ndoucomfé@&@gmail.com)
(Shylet Nyamwanza, University of Venda, Urban andiBeal Planning; Thohoyandou, South Africa,
shylet.nyamwanza@univen.ac.za)

1 ABSTRACT

Urban decay is a global dilemma that can sevewelgken the image, livability, and productivity mbst
cities due to its negative impacts on the builtiemment. Building dilapidation is one form ofoan decay
which can pose a risk to public health, safety @lldweing . The impact of urban decay cannot be
overemphasized particularly in South Africa’s hiitally disadvantaged rural towns such as Thohogand
The aim of this study was to assess the statusiitditg dilapidation in Thohoyandou Central Busismes
District (CBD) in Limpopo province of South Africahe objectives of the study were to map building
dilapidation in Thohoyandou CBD; to investigate tfaises of building dilapidation in Thohoyandou CBD
and to suggest recommendations towards addreseisgsting building dilapidation. This study adopted
qualitative research approach through conductinged0informant interviews and field observationfieT
study revealed that building dilapidation in Thoaoglou CBD is caused by factors such as lack of
municipal by-laws to deal with derelict buildingstegular planning procedures in the constructidn o
buildings; lack of building maintenance, illegalcapation of buildings; negligence of buildings byperty
owners, incapacity of the municipality to rendervases to overpopulated buildings as well as latk o
enforcing building occupant capacity by-laws. Thésdings highlight the complexity of the issue aihe
need for a holistic approach to address urban ddgased on the research findings, the study puth fo
several recommendations to mitigate building ddagion in rural towns like Thohoyandou. The study
suggested recommendations which include formulatimgnicipal by-laws to deal with derelict buildings
stricter enforcement of regular planning procediinesonstruction projects; establishing a dedica@&D
building maintenance plan, conducting Thohoyand@®D(building audits, and regulation of building
occupants’ capacities. Collaboration among stakidrs| including the municipality, property owneasd
the community, is essential for the successful @m@ntation of these strategies. The study conéibiat the
existing knowledge on urban decay and revitaliratiche research findings have significant implicas for
policy and decision-making in Thohoyandou CBD atiteosimilar contexts, aiming to promote sustaiaeabl
urban development and improve the overall qualityfe.

Keywords: central business district, building ditigiion, urban decay, rural towns, spatial planning

2 INTRODUCTION

Urban decay and building dilapidation pose sigaific challenges to the sustainable development and
revitalization of cities and towns worldwide (Nd&k2017). In the context of developing countriesalr
towns often face unique circumstances and compéexiin combating urban decay (Phillips, 2017).
Thohoyandou CBD, a rural town in South Africa, epdifires these challenges, where the deterioration o
buildings has become a pressing issue, negativehadting the town's overall aesthetics, economy, an
residents' quality of life.

This research aimed to investigate the causesmapiecations of building dilapidation in Thohoyand@BD
and to propose strategies for addressing this .i€&pexamining this specific case, the study cboted to
the broader understanding of urban decay and psvidluable insights for similar rural contextsirigc
similar challenges.

According to Saranya and Mewa (2017), building mldation refers to the progressive deterioratiod an
decay of structures, resulting from neglect, inadé€ maintenance, or other contributing factors. In
Thohoyandou CBD, the phenomenon of building dilapah has been escalating, with a growing number of
abandoned or rundown buildings becoming a commght giThulamela Municipality IDP, 2019). The
consequences are multi-fold, including reduced @rtypvalues, increased crime rates, decreased swono
activities, and a decline in community morale (Rys| 2017).
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While the literature on urban decay and buildingmdation predominantly focuses on urban centers i
developed countries, there is a dearth of reseaxemining this issue in rural towns, especiallythie
context of developing countries. Thohoyandou CBDvjled an ideal case study due to its unique
characteristics, including a predominantly rurdting, limited resources, and a history of inadequaban
planning and management.

This study adopted a qualitative research approatilizing a case study research design to explbee
causes and implications of building dilapidation Thohoyandou CBD. By employing key informant
interviews, field observations, and secondary sesjrthe research sought to uncover the underlgiciprfs
contributing to building dilapidation and undersdaheir interconnectedness. Thematic content aisalyas
employed to analyze the collected data, identifyuréng patterns and themes, and draw meaningful
conclusions.

The findings of this study offered valuable insiylimito the complexities of building dilapidation iaral
towns like Thohoyandou and inform the developmdrstimtegies and interventions to mitigate urbacagte
Ultimately, the research aimed to contribute togkisting knowledge base on urban revitalizatidores in
developing countries and promote sustainable udeselopment for the betterment of Thohoyandou CBD
and similar contexts.

3 LITERATURE REVIEW

3.1 Introduction

Urban decay is a significant issue that affecte<itvorldwide, leading to humerous social, economia
environmental challenges (Saranya and Mewa, 2Q1nJerstanding the causes and consequences of urban
decay is crucial for policymakers, urban plannexsd researchers to develop effective strategies for
revitalization and sustainable urban developmehill{fs, 2017). This literature review aims to exi@ the
various dimensions of urban decay, analyze its Wyidg causes, and highlight the importance of
comprehensive interventions.

Urban decay encompasses a range of interconnectddems, including physical deterioration, social
disintegration, economic decline, and inadequdtastructure (Mireku, 2021). Dilapidated buildindgh
crime rates, unemployment, poverty, and spatiatjuaéties are common manifestations of urban decay
(Aubakari, 2021). According to Martinez (2021), tesequences of urban decay are far-reachingtiatje
the quality of life for residents, hindering economrowth, and exacerbating social inequalities.

This literature review serves as a critical compdra a broader thesis focusing on urban decayi@snd
remediation. By examining existing research, tresgriand practical interventions, the review aims to
provide a comprehensive understanding of urbanygdésacauses, and potential solutions. The re\deaws
upon a range of scholarly works, including academniticles, books, and policy reports, to ensure a
comprehensive analysis of the topic. By synthegizhre existing literature, this review seeks tontifg
common themes, knowledge gaps, and emerging tiarttie field of urban decay. It also aims to highti

the significance of urban planning, policy interitens, and community engagement in addressing urban
decay and promoting sustainable urban developridetfindings of this literature review will contrite to

the broader thesis by providing a solid theoretimalndation and informing the subsequent empirical
research and analysis.

Overall, this literature review will play a vitable in understanding the complexities of urban gemad
formulating effective strategies for its mitigatioBy examining the existing body of knowledge, iill w
provide insights into the causes and consequentesrbmn decay and offer recommendations for
policymakers, urban planners, and community stakiens to foster vibrant and sustainable cities.

3.2 Urban Decay: Definition and Causes

Urban decay refers to the progressive deterioradfonrban areas, characterized by physical, soaiad,
economic decline (Martinez, 2021). It encompassewide range of manifestations that collectively
contribute to the degradation of cities and comitiesi Physical decay is often visible through ddaped
buildings, crumbling infrastructure, and abandospdces (Suite, 2023). Social disintegration inv®ltre
breakdown of social networks, increased crime rgteserty, and social inequalities (Lombardo, 2017)
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Economic decline manifests as unemployment, deedeas/estment, and a shrinking tax base (Ndlebe,
2017).

Urban decay is the result of a complex interplayasfous factors, including economic, social, atahping-
related aspects (Philip, 2017). Economic factoey @ significant role in the deterioration of urbaneas.
The decline of traditional industries, such as nfacturing, can lead to high unemployment rates and
poverty, creating a cycle of disinvestment and idec(Letlape, 2019). Global economic forces, sugsh a
deindustrialization and globalization, have alsatdbuted to the decay of certain cities and neaghbods
(Suite, 2023).

According to Glaeser and Gyourko (2005), sociauéss including crime, social inequality, and social
dislocation, are intertwined with urban decay. Hagime rates, often associated with urban decaateran
atmosphere of fear and insecurity, discouraging@stment and economic activity (Attwood, 2013). 8bci
inequalities, such as unequal access to qualitgatitun, healthcare, and housing, further perpetudian
decay (Davis, 2018). Social dislocation, causedfdmtors such as migration, racial segregation, and
gentrification, can disrupt social cohesion andcexate urban decay (Fahey, 2017).

Inadequate urban planning and governance contréigteficantly to urban decay. Poor land-use plagni
zoning regulations, and lack of comprehensive udigrelopment strategies can result in mismatchedl la
uses, uncontrolled sprawl, and neglect of certagéighborhoods (Kandzija et al., 2017). Insufficient
investment in infrastructure maintenance and rehéseamls to the physical deterioration of buildireysd
public spaces (Lewis, 2013). Additionally, inadefgueommunity participation and lack of account&piin
decision-making processes can hinder the revitiizaf decaying areas (Nassaji, 2015).

The impacts of urban decay are detrimental to bmimmunities and cities as a whole. Decaying
neighborhoods often experience a decline in prgpetues, making it difficult for residents to sdfleir
homes and move elsewhere (Onuoha, 2014). This kaies residential segregation and hinders social
mobility. Urban decay can also lead to decreasedeteenues for local governments, limiting theipaeity

to provide essential services and invest in infuastire (Vera, 2015).

Furthermore, the negative impacts of urban decsgneixbeyond economic and social realms. Deteriayati
physical environments contribute to poor healttcontes, as decaying buildings may contain healthrdaz
such as lead, asbestos, or mold (Zack, 2015). dtledf green spaces and the degradation of theahatu
environment further exacerbate health dispariteslecaying neighborhoods (Kweon et al., 2017). brba
decay also perpetuates a negative cycle, as ibulisges private investment and perpetuates a sdnse
hopelessness and disengagement among residenss 2B68).

In conclusion, urban decay is a multifaceted phesrmn with profound impacts on communities and gitie

Its manifestations encompass physical, social, enwhomic decline. Economic factors, social issaes),
inadequate urban planning all contribute to the rgevce and persistence of urban decay. The negative
impacts of urban decay include reduced propertyesldiminished tax revenues, health hazards, @gidl s
disintegration. Understanding the causes and irapaictrban decay is essential for formulating efec
strategies for revitalization and sustainable urtbevelopment.

3.3 Importance of Addressing Urban Decay

Addressing urban decay is of utmost importanceafiftieving sustainable urban development and ergsurin
the well-being of communities (Bess, 2008). Negperturban decay can have severe consequences that
extend beyond the physical deterioration of neighbods (Awumbila, Owusu, and Teye, 2014). By
understanding the significance of addressing urecay, policymakers, urban planners, and community
stakeholders can work towards implementing comprsifte strategies to revitalize declining areas I{Bsa
etal., 2011).

One of the potential consequences of neglectingrurtiecay is the increase in crime rates. Decaying
neighborhoods often experience higher levels ofioil activities due to the lack of social control,
disinvestment, and limited economic opportuniti€sefitsil and George, 2018). The presence of vaaraht
abandoned properties creates a breeding grourwifioinal behavior and contributes to a sense adnsty
among residents (Galeser, 2011).

Environmental degradation is another consequencebain decay. Neglected areas are more likelyffersu
from poor environmental management, including iga@¢e waste disposal, pollution, and the loss eégr
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spaces (Harrison, 2002). This not only negativedgacts the quality of life for residents but alsmtibutes
to health hazards and the degradation of ecosysthilips, 2017).

Furthermore, neglecting urban decay can result enliming property values, exacerbating economic
inequalities and hindering economic growth. Detating neighborhoods face challenges in attracting
investments and businesses, leading to a downwaral ®f disinvestment and limited job opporturstie
(Taipale, 2011). The decline in property value® a@fects homeowners and can lead to financiahbility

and limited mobility for residents (Ndlebe, 2017).

To effectively address urban decay, comprehendiategies are required. Piecemeal approaches &me of
insufficient and fail to tackle the root causesdeicay (Okrent, 2009). Comprehensive strategiesighou
encompass physical, social, economic, and envirotahaedimensions of urban development (Onuoha,
2014). This may involve targeted investments inasifructure, affordable housing, and communitylitaes,

as well as promoting community engagement andgiaation in decision-making processes (Parab et al.
2020).

In summary, addressing urban decay is crucial tistasnable urban development. Neglecting urbanydeca
can have detrimental consequences, including ieerkacrime rates, environmental degradation, and
declining property values. It is imperative to adepmprehensive strategies that address the uralgrly
causes of urban decay and foster revitalizationd@gg so, cities can promote social equity, emmental
sustainability, and economic growth, ensuring vibi@nd inclusive communities for the future.

3.4 Approaches to Urban Decay Remediation

Urban decay remediation requires a multifacetedragmh that encompasses urban renewal programs,
community development initiatives, and effectivemdause management frameworks (Smith and Sarah,
2008). This section explores these approacheshaircrole in addressing urban decay.

3.4.1 Urban Renewal Programs

Urban renewal, a concept rooted in the post-Worlar W era, aims to revitalize deteriorating urbanas
through comprehensive redevelopment strategiesir€dqand Kubrin, 2005). These programs emerged in
response to the challenges of blight, substandaudihg, and social dislocation (Bess, 2008). Ungzrewal
initiatives have been implemented worldwide, sustthe regeneration efforts in London's Docklands an
the revitalization of New York City's Times Squdiéera, 2015). However, the effectiveness of urban
renewal strategies has been a topic of debate.eWhiy can rejuvenate declining areas and attract
investment, they often face criticism for causingpthcement, eroding local cultures, and neglectiogjal
inclusivity (Zach, 2015).

3.4.2 Community Development Initiatives

Community-based approaches play a vital role inregking urban decay by empowering residents and
fostering social cohesion. Such initiatives invoaative participation from community members, grasts
organizations, and local authorities (Wilkersoralet 2014). Successful examples of community-lddref

can be found worldwide, including the establishmaintommunity land trusts in the United States tred
creation of self-help housing projects in Brazij(8es and Kubrin, 2005). These initiatives notycadidress
physical decay but also promote social capital angpowerment. However, challenges exist, including
limited resources, unequal power dynamics, andhéeel for sustained community engagement (Pardh et a
2020).

3.4.3 Land Use Management Frameworks

Land use management systems (LUMS) are essential far regulating land use and preventing fricdibn
blight. LUMS encompass various mechanisms, suclaras use policies, framework plans, and land use
schemes, which guide decision-making processespaochote harmonious land development (Okrent,
2009). The Thulamela district in South Africa pides an example of a comprehensive LUMS. In this
district, the Land Use Management System (LUMS)y®la crucial role in managing land use and
development, aligning with the Integrated Developmélan's policy and strategic-based decisions
(Mavhunga et al., 2019). Such frameworks help raiggconflicts between incompatible land uses, emgur
sustainable urban development and avoiding théwtial effects of urban decay (Onouha, 2014).
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3.4.4 Spatial Planning and Land Use Management Act (SPAUM

The Spatial Planning and Land Use Management A2L(B/A) serves as a comprehensive framework for
spatial planning and land use management in SoutitaA It requires the preparation of Spatial
Development Frameworks (SDFs), which lay out arcigsion for long-term development goals (Vera,
2015). SPLUMA addresses the causes of urban dgcpyobiding regulations for spatial planning, lamse
schemes, and urban management. It aims to pronpatalssustainability and efficiency. For instance,
SPLUMA emphasizes sustainable land use, limits urgrawl, and encourages the redevelopment of
existing structures (Taipale, 2011). By adoptind-SMA and adhering to its goals, municipalities can
effectively tackle urban decay and promote suskdénarban development (Nassaji, 2015).

In conclusion, addressing urban decay requires mpoehensive approach that includes urban renewal
programs, community development initiatives, effectand use management frameworks, and adherence t
relevant legislation such as SPLUMA. Urban renegrabrams can rejuvenate deteriorating areas, leyt th
must consider social inclusivity and avoid disptaeat. Community development initiatives empower
residents and promote social capital, althoughlehgés of resource constraints and power dynarriss e

3.5 Integrated Development Planning

Integrated Development Planning (IDP) is a crucahcept in addressing urban decay as it provides a
comprehensive framework for coordinating variousanping processes and promoting sustainable
development (Zach, 2015). The municipality of Tiida's IDP plays a significant role in addressirtgan
decay within its jurisdiction.

IDP refers to a strategic planning process thaggmadtes various sectors and stakeholders to ghigle t
development of a municipality or district (Vera,1&). It serves as a primary instrument for inforgnin
planning, management, and decision-making procg&mgh and Sarah, 2008). The IDP recognizes the
interconnectedness of social, economic, and enviemtal factors, aiming to create inclusive andanable
communities (Bess, 2008).

The municipality of Thulamela's IDP is crucial iddressing urban decay within its region. It proside
framework for aligning national and provincial Islgition with local planning requirements (Kand&jzaal.,
2017). The IDP identifies the plans and planningurements that are binding on the municipality and
outlines the principles and procedures for consatliaand coordination with local municipalities {@Reblic

of South Africa, 2000). By integrating various ptémg processes, the IDP ensures a holistic apprtach
urban development and helps overcome the challaggeiated with urban decay (Branas et al., 2011).

The Thulamela municipality's IDP encompasses bothl and urban issues, addressing the declininigy bui
form and physical environment in the region. Urbdecay often results in a lack of coherence and
functionality in cities, hindering their overall wvldopment (Crentsil and George, 2018). The intégmadf
various activities, guided by the IDP, enablesrthumicipality to address urban decay by promotirgative
land use, infrastructure development, and soc@ligion (Thulamela Local Municipality, 2018).

The IDP's strategic planning approach ensures dhatecisions related to planning, management, and
development are informed by a shared vision andsg@epublic of South Africa, 2000). It enables the
municipality to prioritize interventions and alldearesources effectively, taking into account thectic
challenges associated with urban decay (Awumbilau€dw and Teye, 2014). By integrating spatial
development frameworks, land use management systants community-driven initiatives, the IDP
contributes to a coordinated and comprehensiversspto urban decay (Craig and Dougla, 2005).

In summary, integrated development planning playdtal role in addressing urban decay by providing
holistic and coordinated approach to urban devetynilhe municipality of Thulamela's IDP servesaas
strategic planning instrument, aligning nationadl gmovincial legislation with local planning regaiments.
Through the integration of various planning proessshe IDP enables the municipality to addresarurb
decay challenges and promote sustainable and imeldevelopment in both rural and urban areas.

3.6 Conclusion

This literature review has examined the concepirbfin decay, its causes, impacts, and the appreache
remediation. The review highlighted the significanof addressing urban decay for sustainable urban
development and emphasized the need for comprefecsisategies.
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Urban renewal programs have been identified asyaak@roach to revitalizing deteriorating urban area
However, it is crucial to consider their effectiess and limitations, as well as the importanceoafraunity
development initiatives. Community-based approagiiag a vital role in empowering local communities
and fostering sustainable change. Additionally, theiew explored the role of land use management
frameworks, such as the LUMS in the Thulamela distrand the Spatial Planning and Land Use
Management Act (SPLUMA) in guiding land use andedepment. These frameworks provide regulatory
mechanisms to prevent frictional blight and pronmmemonious land use.

Moreover, the municipality of Thulamela's integchtievelopment plan (IDP) emerged as a significaoit t

for addressing urban decay by integrating variodanmpng processes and promoting sustainable
development. To combat urban decay effectivelyriutesearch should focus on evaluating the outsahe
urban renewal programs, analyzing the long-termartg of community development initiatives, and
exploring innovative approaches within land use agmment frameworks. Additionally, interventions
should prioritize the implementation of compreheasistrategies that integrate multiple approaches,
including urban renewal, community development,dlarse management, and integrated development
planning.

4 RESEARCH METHODOLOGY

4.1 Introduction

This section provides an overview of the researethodology, highlighting its significance in addsies

the research objectives. The research design, agiprand key components are briefly discussedngétte
stage for the subsequent sections. The chosenalivaliresearch approach is justified based oahiiiéty to
capture human expressions, experiences, and obses:al he case study research approach is exglaisie
suitable for conducting a thorough and in-deptidwtof urban decay. The section also establishes the
context for the research methodology and its ingrane in generating genuine and authentic results.

4.2 Research Approach

A qualitative research approach was chosen to maghe nuances and insights of the human mind in
relation to urban decay. Qualitative research aldar open and transparent expression of opinions,
experiences, and observations. It enables a despumrstanding of how individuals make sense ofrthei
urban environment (Neumen, 2013). By adopting & sasdy research approach, the study aims to coaduc
comprehensive and in-depth examination of urbamyetarrowing down complex issues into manageable
and investigable problems. This approach is pdaibyusuitable for qualitative research and faathits the
application of theories or models to real-world pi@ena (McLeod, 2014). It also addresses the rared f
researchers to gain insights into urban collapsktanmplications.

4.3 Study Population

The study population consists of key stakeholdevelved in the building dilapidation of Thohoyandou
CBD. This includes municipal officials, property ogrs, and tenants within the CBD. Selecting thétrig
participants is crucial for the accuracy and reteeaof the study. Understanding the characteristios
preferences of the target audience helps in obigiprecise and meaningful research outcomes (Murphy
2016)

4.4 Sampling Procedure

The sampling procedure for this study involved siedection of a sample group to be studied instdad o
attempting to study the entire population (Cresw&ii13). Non-probability sampling methods were aedp
due to the qualitative nature of the research. ¢&ive sampling was used to select municipal officia
involved in spatial planning issues within Thohogan CBD, while convenience sampling was employed to
identify property owners and tenants within the CBIbe choice of sampling techniques aimed to gather
information from relevant individuals who had knedfie and experience related to the research tBpic.
using a combination of purposive and conveniengap$ing, the study ensured the inclusion of key
stakeholders who could provide valuable insight® ithe building dilapidation in Thohoyandou CBD
(Reddy, 2017).
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4.5 Data Collection

The data collection process for this study involbadth primary and secondary data sources. Primaty d
collection methods included key informant intervéeaind field observations. Key informant interviemese
conducted with 13 municipal officials, 2 propertwreers, 4 tenants, and 1 informal trader within the
Thohoyandou CBD. These interviews provided valuab$ights into the perspectives and experiences of
key stakeholders involved in the building dilapidatissue. Field observations were carried out &ppm
dilapidated buildings within the CBD using an obsdion checklist and capture photographs of the
buildings.

Secondary data collection involved gathering infation from various sources such as local government
documents including the Thulamela Vision 2030 doenitnthe Thulamela Integrated Development Plan
(IDP) 2021/2022, and the Thulamela Spatial Develapnirramework (SDF). Additionally, previous studies
such as journal articles and papers were reviewgain a better understanding of the research @noklind
explore existing knowledge on urban decay andakxétion efforts.

The collected data, both primary and secondarygseas the basis for the analysis and interpretatiadhe
research findings. Thematic content analysis wadieap as the method of data analysis, which inwblve
identifying patterns and common themes in the weer data (Braun and Clarke, 2006). This analysis
approach allowed for a comprehensive exploratioth@fdata and facilitated the achievement of tsearch
objectives.

4.6 Qualitative Data Analysis

Qualitative data analysis plays a crucial role mcavering patterns, themes, and meanings within the
collected data, providing valuable insights inte tlesearch topic. In this study, thematic conteratyeis
was chosen as the method for data analysis (Cres2@dl3). Thematic content analysis is a systematic
approach that involves identifying, organizing, amigrpreting patterns or themes in qualitativead&@raun

& Clarke, 2006).

Thematic content analysis was selected due taiitalslity for analyzing rich textual data and #bility to
uncover common themes and patterns across theiewar and observations (Reddy, 2017). By using this
method, the research team aimed to identify remgrideas, concepts, and perspectives related tdirmyi
dilapidation in Thohoyandou CBD.

The process of analyzing the raw data involved redwsteps. First, the transcripts and field notesewread
and re-read to gain a comprehensive understanditizeadata (Shareia, 2016). Then, meaningful upiits
information were coded, assigning labels to segmehtdata that captured important concepts or teeme
These codes were then grouped together to forndbraztegories or themes. Through an iterativega®ic
the research team refined and revised the thentésawmoherent and comprehensive set of themesgader
(Robson and McCartan, 2016).

Rigor and reliability were maintained throughoue tanalysis process by employing strategies such as
intercoder agreement, member checking, and peeietiag (McMillan and Schumacher, 2014). Intercoder
agreement involved multiple researchers indepehdeatling a subset of the data to ensure consigtend
agreement in the coding process (Hadi and Closk;)20/ember checking allowed participants to review
and validate the interpreted findings, ensuringrtherspectives were accurately represented ((Emidis

and Fountouki, 2018). Peer debriefing involved segKeedback from other researchers to enhance the
credibility and trustworthiness of the analysis.

By employing thematic content analysis and maitgimigor in the analysis process, this study airteed
provide a robust and comprehensive understandinghef causes and recommendations for building
dilapidation in Thohoyandou CBD.

4.7 Ethical Considerations

The study adhered to a set of ethical consideratiorensure the rights and well-being of the pigiats.
Approval was obtained from the university's reskand innovation policy committee, ensuring tha th
study met ethical standards. Voluntary participatiwsas emphasized, allowing participants to choose
whether or not to take part in the study withoutrcmn. Informed consent was obtained from pardicip,
ensuring they were fully informed about the purpgeecedures, and potential risks involved. Anortymi
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and confidentiality were maintained to protect jgpants' identities and ensure their responsesired
confidential. Potential for harm was minimized nducting the study in a sensitive manner and diogi
support resources if needed. Finally, results conioation involved sharing findings with participarand
the wider research community, ensuring transparandyaccountability.

The ethical considerations followed in this studigra with established guidelines and principles for
conducting ethical research (Polit and Beck, 20By)upholding these ethical standards, the studhedito
protect the rights and well-being of the particizaand ensure the integrity and trustworthinesshef
research process.

4.8 Conclusion

This research methodology section has discussedkeheclements of the study's research design, data
collection methods, and data analysis techniqules.eéimphasis has been placed on the adherencedal eth
considerations, including voluntary participationformed consent, anonymity, confidentiality, aratemtial

for harm. Rigorous data collection and analysis hoe$, such as key informant interviews, field
observations, and thematic content analysis, warglayed to ensure the reliability and validity dfet
study's findings. The relevance of the researcthougtiogy in achieving the research objectives heenb
highlighted, as it provides a robust framework dioderstanding and addressing the issues relatath&m
decay. By following ethical guidelines and emplayingorous research methods, this study aims to
contribute valuable insights and recommendationaddressing urban decay effectively.

5 RESULTS AND DISCUSSION

5.1 Introduction

This section aims to present and interpret theifigel of the study. This chapter begins by summagizihe
research questions or hypotheses addressed andipgoa concise overview of the collected or anatyz
data. The presentation of results focuses on tldikdings, organized in a logical manner from thest
important or significant to the least. The discossof findings involves interpreting and analyzitige
results in relation to the research questions @otheses. Throughout the discussion, referenceageno
existing literature to compare and contrast theerurstudy's findings with previous research. Emnsghes
placed on identifying patterns, trends, and reteigps observed in the data, while offering expiana or
potential reasons for the observed results.

5.2 Research objective 1: Which buildings have dilapid&d in Thohoyandou CBD?

Name of dilapidated building Privately owned/ Ownedby the municipality
Noorani complex Privately owned

Gole complex Privately owned

Thohoyandou inter-modal taxi rank Owned by muniliipa

Matidza complex Privately owned

NTK Thohoyandou Privately owned

Post office Owned by Municipality

Jjays Bottle store Privately owned

Mutsindo mall Owned by municipality

Luvhengo Complex Privately owned

Table 1 Dilapidated buildings in Thohoyandou CBD.

The study found that that there are dilapidatettings around Thohoyandou CBD. Some of these mghkli
include Noorani complex, Matidza complex, Mutsinaall, Gole complex, NTK, Post Office, Luvhengo
complex and are presented in table 4.1. above.r@digmn of the Noorani complex showed that theicgil
was decaying, the wall were peeling off and theegensome electrical cables hanging on the balctaglss
which are rusting. Findings of the study suggeshed this was a result of a lack of maintenancéhis
building. The findings show that the building idagidating and may be contributing to urban decay i
Thohoyandou CBD. Observation of the Thohoyandoermbdal taxi rank showed a razor wire abandoned
on the stairs of the structure to show that theels not in use. Further observation of the NTKl an
Thohoyandou Post office building showed that thildings were in very poor condition, most windowfs
the buildings were broken and their roofing wadingsand striping off along with the interior walf the
buildings.
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5.3 Research question 2: What are the causes of buildjrdilapidation in Thohoyandou CBD?

Through interviews with key informants, the studjentified various factors contributing to building
dilapidation, including the lack of bylaws, irregulplanning procedures, inadequate building maantee,
illegal occupation of buildings, neglect by progesivners, the municipality's incapacity to rendenvies,
non-regulation of building capacities, and overalow. This following highlights the key findings:

Lack of Bylaws: One significant cause of buildingagidation in Thohoyandou CBD is the absence of
bylaws to deal with derelict buildings. AccordirmgKey Informant A, "The absence of bylaws to dedhw
derelict buildings is a major challenge. We lacgulatory instruments to enforce compliance and ensu
building maintenance." Bylaws serve as crucial l&guy instruments for creating inclusive, accelgsibnd
safe cities (Ndlebe, 2017). According to Van diQ7), they enforce compliance and have the paietati
bring positive change to the city's safety profileer time. However, the lack of effective bylawadwgrs the
municipality's ability to control human and corperdehavior, contributing to the deterioration afléngs
(Luyt, 2008).

Irregular Planning Procedures: The irregular plaggirocedures in the construction of buildingshsas the
intermodal taxi rank, have also played a role iflding dilapidation. Key Informant B stated thaRdor
planning and budgeting, coupled with inadequate itoong, have led to structural issues and improper
provision of housing." Poor planning and budgetiecgupled with inadequate monitoring by local
municipalities, lead to structural issues and irpproprovision of housing (Boraine, 2010). Thesddisc
negatively impact the condition of buildings, remg in urban blight and aesthetic degradation (&#ak
2014).

Lack of Building Maintenance: The lack of buildimgaintenance exacerbates the problem of dilapidation
Key Informant C emphasized the following, "Buildiryvners often display ignorance and a delayed
response to maintenance issues." Building ownetsnoflisplay ignorance and a delayed response to
maintenance issues, leading to the worsening dfl@nes such as sanitation, electricity, and watel€he,
2017). Additionally, the absence of bylaws regualgtiderelict buildings allows mismanagement by
landlords, affecting both revenue and the oveigllaesthetics (Andile, 2018).

lllegal Occupation of Buildings: The illegal occujoa of buildings, particularly by foreign businessners
seeking better living standards, contributes ta@wsvding and strain on municipal services. Keyinfant

D pointed out the following, "The illegal occupatiof buildings by foreign business owners seekiete
living standards has led to overcrowding and stoirmunicipal services." The influx of people ireses
the demand for services, including water, eledyricand solid waste disposal, which the municigalit
struggles to provide (Chen et al, 2014). AccordingGraham (2020), this influx further leads to the
deterioration of buildings in the CBD.

Neglect by Property Owners: A significant issueTihohoyandou CBD is the neglect of buildings by
absentee property owners who prioritize rent cttbec over property maintenance. Key Informant E
highlighted the following, "Absentee property ows@rioritize rent collection over property mainteoa."
As absentee owners often reside elsewhere, theggdisl the condition of the buildings, leading &xay
and a decline in the aesthetic appeal of the CBBnflaris, 2014).. According to Murimoga and Musfinga
(2014), the lack of control over tenants and aedjard for building upkeep contributes to neighbooch
decline and blight.

Municipal Incapacity to Render Services: The mupatity's inability to effectively deliver servicesuch as
water, electricity, and sanitation, exacerbatesdmg dilapidation. Key Informant F stated the éwlling,
"The municipality's inability to effectively deliveservices exacerbates building dilapidation.” @@wvding
caused by illegal occupants puts pressure on thtédiies, leading to inadequate service provisigndole,
2016). Poor leadership, governance, and financiaimanagement further contribute to the ineffective
delivery of services (Routhe, 2018).

Non-regulation of Building Capacities: ThohoyandGBD faces the challenge of large buildings with
limited maintenance and insufficient space. Acamgdio Key Informant G, "The lack of regulation
regarding building capacities affects the clearmsinehealth, and overall functionality of the CBD."
Overcrowding, especially due to the presence efdl traders, obstructs proper infrastructure agreént
and service provision (Phillips, 2017). The lack refulation regarding building capacities affedts t
cleanliness, health, and overall functionalityted CBD (Graham, 2020).
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Overcrowding: The rapid population growth in Thohoglou CBD, driven by people seeking access to
services, intensifies the pressure on buildings: Kéormant H explained the following, "Rapid poptibn
growth in Thohoyandou CBD intensifies the pressare buildings." Small offices in rental buildings
accommodate more people than the municipalitygetad capacity for service provision. Overpoputatio
leads to inadequate maintenance, strain on wiliiad ultimately, the dilapidation of buildings.

The causes of building dilapidation in Thohoyan@RD are multi-faceted and interconnected. The atesen

of bylaws, irregular planning procedures, inadeguatilding maintenance, illegal occupation, neglegct
property owners, municipal incapacity, non-regalatiof building capacities, and overcrowding all
contribute to the deteriorating state of the buigi. Addressing these issues requires a holispcoaph,
including the implementation of effective bylawsgproved planning processes, increased maintenance
efforts, and better service provision. It is impee for stakeholders, including the municipaliproperty
owners, and the community, to work collaborativielywards revitalizing the CBD and ensuring its ldagn
sustainability.

5.4 Research question 3: Which recommendations can baggested to address building dilapidation in
rural towns such as Thohoyandou?

This section focuses on several key strategiesdtlveas the challenges related to derelict buildizgd
urban decay. These strategies include formulatiylgws, enforcing planning procedures, establiskang
dedicated CBD building maintenance plan, evictiiggal occupants, conducting building audits, and
regulating building capacities.

One crucial strategy identified is the formulatiminbylaws to deal with derelict buildings. The respible
person or persons who violate these bylaws wouldebe liable for damages and costs incurred byabal
authority to address the issue (Bess, 2008). Byeldping and enforcing these bylaws, Thulamela
municipality can ensure accountability and promtte proper maintenance of buildings (Thulamela
Municipality, 2023). To ensure compliance with thgaws, authorized officials would be appointedtby
municipal manager or relevant authority. Thesec@fs would have the right to enter any building or
property at any time to assess compliance and isstiees as necessary. This approach aims to pgreven
hindrances to the authorized officials' authorityl @nable effective enforcement of the bylaws (aimdla
Municipality, 2023).

Another strategy involves stricter enforcement t#nping procedures in the construction of buildings
Clients would be required to prepare baselineasdessments for construction projects, and theaipatity
would enforce planning procedures based on thesssments (Phillip, 2017). This would ensure tkatth
and safety specifications are incorporated intodisegn phase and that contractors comply withlatigas.
The goal is to enhance the longevity and sustdihabf buildings while prioritizing safety (Karrin2011).

Establishing a dedicated CBD building maintenandan pis also crucial for overcoming building
depreciation (Taipeli, 2011). This plan would foaus energy-efficient and adaptable buildings theateh
long-term value and longevity. By implementing teictal systems and services that are easily refditeea
and maximizing passive methods, buildings can becomre sustainable (Lambardo, 2017). Additionally,
water collection, purification, and energy gen@matshould be integrated into building designs. &itting
public buildings can serve as examples of sustérnadactices (Karrin, 2011).

The eviction of illegal occupants from buildings amother key strategy to address urban decay. The
municipality would take action against illegal landcupiers with the property owner's permissionckZa
2015). This includes submitting charges of trespassssuing eviction notices, and demolishing oisted

or unoccupied structures (Vera, 2015). Agreemeritis significant landowners would also be pursued to
enable swift response to land invasions (Thularvlaicipality, 2023).

Conducting building audits in the Thohoyandou CBDeissential to ensure that buildings are used in
accordance with their intended purpose. Many bugsliin the area are occupied by businesses thahatay
align with their original designation (Bess, 2008nnducting audits and comparing the informatiotamd

use applications with actual usage can help idedt#fcrepancies and enforce appropriate zoningadgos
(Thulamela Municipality, 2023). Lastly, the regitet of building capacities is crucial for efficieand
effective building regulation (Vera, 2015). Thuldmenunicipality can implement a building regulatory
capacity assessment strategy to gather essenfimiztion, identify gaps, and establish a basefore
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improvement (Andole, 2016). This assessment can imicgtreamlining product certification, design,
construction, and approval processes, ultimateharaing the market's efficiency (Thulamela Munititga
2023).

In summary, the strategies presented above offengrehensive approach to addressing derelictibhgsd
and urban decay. By formulating bylaws, enforcihgnping procedures, establishing maintenance plans,
evicting illegal occupants, conducting building #sid and regulating building capacities, Thulamela
municipality can promote accountability, sustaitighiand revitalization in urban areas. Thesetegges
emphasize the importance of compliance, safetyptatdity, and efficient building management to iavle
long-term improvements in urban environments (Timagla Municipality, 2023; Karrin, 2011).

6 CONCLUSION

This research shed light on the challenges posduliitging dilapidation in Thohoyandou CBD, a rutaivn

in South Africa. The study explored the causes iamglications of this issue and proposed stratefpes
addressing urban decay in similar contexts. Thraughalitative research approach and a case stsigrg
the research uncovered the underlying factors itating to building dilapidation and highlightedeih

interconnectedness.

The findings of this study have significant impticas for urban revitalization efforts in develogin
countries, particularly in rural towns facing siamilchallenges. By understanding the causes of ibgild
dilapidation and its consequences, policymakernsammplanners, and community stakeholders can devise
targeted interventions to reverse the decay anth@ie sustainable development. Moreover, this rekear
contributed to the existing knowledge base on urbecay by providing insights from a rural perspagti
which has been largely overlooked in previous ditere. The study emphasized the need for tailored
strategies that address the unique circumstancasraf towns, such as Thohoyandou CBD, including
limited resources and inadequate urban planningrearthgement.

By implementing the proposed strategies, such asramity engagement, capacity building, and strategi

partnerships, Thohoyandou CBD can reclaim its vibyaand become a model for sustainable urban
development in rural areas. Additionally, the lessdearned from this study can be applied to simila

contexts worldwide, fostering inclusive and resitieommunities.
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