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Interpretation of the Survey

Introduction
A dysfunctional or non-functional lift affects the use and enjoyment of a tenant or an owner
in a sectional title or share block scheme. It affects the quality of life of all residents of a
block, having greater impact on the elderly, frail and those who have physical disability,
particularly a person who is an amputee, wheel chair bound or has a heart condition. At the
extreme end, such lifts pose a real threat to a person’s life and over the past decade,
several people, residents and visitors have died in lift related accidents.

Objectives of Survey and Analysis
The purpose of this report is to provide the results of the status of lifts in residential buildings
randomly surveyed by the Organisation of Civic Rights (OCR). This is the second survey
following the March 2007 survey. While it is not a longitudinal survey, most of the buildings
surveyed in 2007 were revisited / re-surveyed to establish whether the defective lifts were
repaired or replaced. In other words, if there was an improvement in buildings that reported
dysfunctional lifts.
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The participants of the survey were owners, tenants or supervisors who provided responses
to the conditions of the lifts in their buildings and a brief overview of the general state of the
buildings in respect of safety.

The first survey results and analysis were intended to provide a starting point and
framework for the relevant stakeholders to take effective steps against errant and negligent
owners to implement measures for the safety and security of residents. This survey results
is intended for the same objectives, notwithstanding any positive intervention from the
relevant authorities in the intervening three year period.

Survey Methodology
The OCR’s interaction with tenants in single (an individual owner, trust, close corporation or
company) and multiple ownership schemes (sectional titles and share block) of high rise
buildings show exorbitant rent hikes for services that are poorly maintained or non-existent.
Numerous complaints lodged with the OCR prior to the 2007 survey continued into 2010,
resulting in the re-evaluation and assessment of the conditions of lifts in the inner city and
suburbs.

The same fieldworkers were involved in the interviews of individual tenants / owners on-site.
The structured questionnaire was similar and considered the most effective way of collecting
data that would help in identifying the status of the lifts and provide a sense of the residents’
feelings and attitudes.

Data Collection
A random sample of buildings in the June 2010 survey were undertaken to investigate the
status of lifts. The five areas or precincts of the random sample were: -

1. Albert Park (including Anton Lembede/Smith, West/ Dr Pixley Kaseme, Broad/Dr
Yusuf Dadoo and Russell/ Joseph Nduli - Streets),

2. Berea Road (between Lancer’s Road and Cannongate Road
3. Sparks/ Moses Kotane Road, Overport
4. South Beach (Winder/Dr Langalibalele Dube Street, John Milne Street, Point Road,

Pickering Street)
5. North Beach

The buildings and the respondents were chosen at random and the questionnaire took
about 15 minutes to complete. Respondents were tenants, owners of sectional title units
and supervisors (residents). A few respondents expressed their concerns about the
challenges they faced in an unsafe environment. They also pointed out physical evidence
of the conditions of the lifts and the buildings.
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There appears to be a direct correlation between the poor state of maintenance, absentee
owners/landlords and levy arrears and dysfunctional lifts.

Analysis
Twenty seven of the 49 buildings surveyed in March 2007 showed 67% of lifts were
defective or not functioning at all, were revisited in each of the four precincts. North Beach,
which was not part of the 2007 survey, was included in the June 2010 survey.
It would appear from revisiting / re-surveying buildings that were surveyed in 2007; some of
the lifts that were reported to breakdown sometimes have now stopped functioning. There
also appear to be a connection between defective lifts and the non-maintenance of the
building as a whole, which in turn, is linked to absentee owners/landlords and the
progressive collapse of bodies corporate. It is not possible to make a qualified finding in this
regard since almost all the respondents who were owners or supervisors refused to divulge
what they considered private information relating to bodies corporate.

In the June 2010 survey, 109 buildings were surveyed, comprising of 109 respondents, of
which, 69 respondents were tenants, 29 owners and 11 supervisors.

There are lifts not functioning at all, ranging from a few days to 23 years (28.6%); most lifts
breakdown sometimes (intermittently – 64.2%) with about three respondents indicating that
they never experienced any lift-related problems. Seen from the perspective of lifts not
functioning at all, together with lifts breaking down intermittently, 92.8% surveyed in June
2010 are defective as compared to 67% in 2007. Doubling the sample size showed an
increase in defective lifts.

Looking at lifts not functioning at all, North Beach showed a low of 3%, that is, only one
building out of 31 buildings surveyed had a lift that was not functioning at all; 25% of lifts
were not functioning at all in Overport, followed by Berea with 33%, Albert Park and South
Beach with 41% each.

Very few lifts were repaired during the three years between the surveys.

The buildings surveyed show a close correlation between a Sectional Titles scheme1 that
has ‘collapsed’ and the dilapidated block. On the one side of the scale is a dysfunctional
body corporate or no body corporate linked to variables such as absentee landlords, non-
payment of levies and overcrowding. On the other side of the scale are variables such as
dysfunctional lifts, poor maintenance, disrupted municipal services (water and general

1 There are exceptions, for instance, Hajra Court, which is not a sectional title or share block (see Annexure “C” below)
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electricity supply), resulting in general decay and placing the health and safety of tenants
and bona fide owners at high risk.

Functional body corporate = tenants / owners have use and enjoyment of the dwelling
good maintenance + functional lift = habitable = health and safety protected

Non-functional body corporate = tenants / bona fide owners not getting use and enjoyment of the dwelling
absentee owners + poor maintenance + dysfunctional lift = decay = health and safety risks

Buildings randomly surveyed in March 2007 in Albert Park, West, Smith, Broad and
Russell Streets Revisited in June 2010

Eleven of the 14 buildings surveyed in 2007-were surveyed again in 2010 (second survey).
The second survey revealed 8 of the 11 buildings still had dysfunctional lifts; 2 showed
improvements with lifts being functional and 1 still breaking down intermittently. Regarding
the other three buildings surveyed in 2007, the revisit in 2010 showed Santalia to be vacant,
YMCA occupied by students who were ‘afraid’ to participate in the survey and the one other
building was inaccessible.

Maintenance and repairs showed no improvement with Arusha2 court in an appalling state
of disrepair. The lifts have stopped functioning ten years ago. The OCR held an on-site
inspection with the eThekwini municipality’s health and other departmental officials in 2006
to look at ways to improve the conditions so that the health and safety of residents could be
ensured. This building is a sectional title scheme which has an administrator appointed by
the High court two years ago. In spite of the plight of the residents brought to the attention
of the municipality and the appointment of an administrator, there is very little improvement.

Ana Capri is another example of a decrepit building with an administrator, perhaps the third
in many years, but shows little sign of improvement too. The lifts have stopped functioning
for 13 years; three tenants died and 2 injured as a result of the hazardous conditions of the
fire escape and balcony.

Buildings randomly surveyed in 2007 in Sparks Road, Overport, revisited in 2010
3 buildings were surveyed in 2007 of which 1 was revisited in 2010. Hajra Court still has a
lift not functioning at all - now in its 23rd year. This building does not fall within the sectional
titles scheme because the flats are not individually owned. Tenants occupy the flats, living
under constant pressure from the landlord’s representatives. The landlord is a trust with two
groups of siblings in a power struggle to control the tenants’ income while very little
maintenance or repair is carried out.

2 See Annexure “B” below
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The spokesperson of the one group is AB Mahomed who is senior counsel and has also
acted as a judge. A tenant, who later became an amputee, had to be carried to his flat until
his death. The elderly women and men struggle to reach the upper floors to their flats with
heavy parcels only adding to their misery3.

Ark Royal in South Beach does not have water in the building. This building is one of
several surveyed that is in a derelict state. The front of the building is used as a ‘substitute
toilet’.

These are some of the realities of the many residents of Albert Park, Overport, South Beach
and other areas of the inner city and suburbs.

For information on the appointment and powers of the administrator, refer to Annexure D
below.

3 See Annexure “C” below


