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Abstract

Introduction: This paper examines a type of real estate speculation that plays a key role in urban redevelopment,
characterized by densification and unaffordability. Purpose of the study: The study aims to analyze how pericentral
housing in the form of a garden city is being subjected to incremental renewal in the historic core of Setif, Algeria. It reflects
on UN Sustainable Development Goal #11, Sustainable Cities and Communities, in terms of relationships between housing
densification, loss of green spaces, and socio-economic implications. Methods: We used a survey strategy based on
observation and a sustainability indicator questionnaire as quantitative sources as well as semi-structured interviews and
focus groups as qualitative sources. Results: Our study revealed that the typological shift from single-family houses to
multi-family apartment buildings is not driven by changing housing preferences, but rather by a profit-oriented land-use
strategy. This shift has led to affordability issues and gentrification, which in turn challenge socioeconomic cohesion.
The process of densification and apartmentization causes the erosion of the architectural character of buildings and
the physical characteristics of the neighborhood. The study emphasizes the importance of proactive, participatory, and
inclusive methods in urban planning and management for a bottom-up approach to counteract speculative neighborhood
renewal driven by liberal policies. It proposes a densification toolkit to promote the principles expressed in the sustainable

development goals (SDGs).
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Introduction

Strategic planning and local urban management
are particularly crucial in developing countries
that are embracing profitability and liberalization
(Bennedjai and Bencherif, 2022). The National
Report on Housing (National report, 2014) stated
that urban areas were already crowded and that
urbanization at an unprecedented rate had made the
development of new suburban areas critical. Some
intermediate interior cities in Algeria’s fast-growing
regions have doubled in size over the past 30 years
(Diafat, 2016). In parallel, there are challenges
with population distribution, land use, wealth,
and growth of the local and national economies
(Bounoua et al., 2023). This is addressed through
urban consolidation and structuring public projects
(Boudjabi et al., 2018) to boost housing capacity,
urban  attractiveness, and competitiveness.
However, while undergoing restructuring, cities
concurrently accumulate deficiencies and issues
(Bibri et al., 2020). The primary focus on building
the city over the city is the urban reorganization
and reuse of the existing urban fabric, along with
social redeployment to reduce social inequalities

and curb urban sprawl and segregation (Armstrong,
2023; Neuman, 2005). The redefinition of the urban
physical structure is crucial for sustainability and
inclusion in redevelopment (Sharifi and Yamagata,
2016). Urban renewal continues to advocate for the
enhancement of the physical environment to attract
more investment opportunities, while neighborhood
renewal aims to upgrade existing homes (Pinnegar
et al., 2015). Various stakeholders with competing
needs and interests attempt to redress housing
stock quality and correct market obsolescence
through redevelopment (Harris et al., 2014). Indeed,
valorization and prioritization enable various forms
of urban densification and occupation (Giddings and
Rogers, 2021). The slow and steady adjustment and
commodification have affected both the collective
and individual types of inherited vacant housing
stock. However, when adaptation is insufficient to
meet changing socioeconomic conditions, family
structures and needs, the transformation and
replacement of the obsolete built form become
inevitable (Amer et al., 2017; Mouaziz-Bouchentouf,
2022). Developers’ speculative renewal is capital
(re)investment that anticipates future demand,
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taking into account laws of attraction and identifying
the most appropriate locations for housing or mixed-
use development, commodification of space, and
displacement (Cavicchia, 2023; Lees et al., 2008).
It can involve the conversion, transformation,
or redevelopment of single-family housing in a
sequence of institutive, repletive, climax, and
recessive phases, measurable in terms of building
coverage, followed by urban fallow (Conzen,
1969). By doing so, it increases housing prices
and, consequently, encourages overbuilding in a
privately redeveloped neighborhood (Dessouky et
al., 2023).

This could be the first paper to examine pericentral
neighborhood renewal, building from scratch, and
the correlation between the housing market and
social capital in Algeria. Furthermore, this study
proposes two interrelated hypotheses. First, knock
down rebuild (KDR) can increase density and lead
to real estate speculation. Second, speculative
neighborhood renewal (SNR) may be the main
reason for the shifts in demographics and typology.

There is very little monitoring and evaluation at the
neighborhood level to harness available resources,
stimulate central areas, and overcome the loss of
welfare. Therefore, this research supports the idea
that adopting a densification toolkit, morphological
regulation, and an approach involving residents and
stakeholders in decision-making can help mitigate
the negative effects of SNR on the urban landscape
and housing affordability to meet the predetermined
neighborhood renewal SDGs.

Multifaceted mutations have resulted from rapid
territorial and urban changes in the city of Setif
(Belmahdi, 2022). The capital ofthe Algerianhighlands
now plays a more significant role in the national land
development plan (SNAT 2030). We deliberately
chose a former pericentral neighborhood in this
mostly residential, intermediate, and monocentric
city, which is experiencing visible symptoms of a
brewing crisis due to the pressure of a speculative
market with uncontrolled and uncoordinated
redevelopment. Large-scale transformations and
housing densification support our choice. While
neighborhood renewal is questionable in terms
of effectiveness, adequacy, and appropriateness,
social capital is often overlooked.

Methods

This research primarily relies on sociological
survey methodology and map analysis to study the
incremental growth and site structure of a case study
community. It aims to comprehend the development
from housing estates to neighborhoods with changing
character but lasting fame and attractiveness.

A survey was conducted over a three-month
period with a randomized sample of 120 long-term
neighborhood households, focusing on the KDR
process, physicalfeatures, perceptions, andinteractions.
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An 86 % response rate based on 103 questionnaires
was achieved. Semi-structured interviews were
conducted with diverse stakeholders with various
interests and priorities, including developers, architects,
scholars, and researchers, to understand the design
of patterns, construction methods, redevelopment
dynamics, drivers, and governance, and determine
the extent to which redevelopment affects building and
block land use, typology, morphological elements, and
social capital. Furthermore, we used general rules of
urbanism, such as overlooking (vis-a-vis), building
coverage ratio (BCR), and floor area ratio (FAR), to
assess the built character.

This study aims to identify redevelopment priorities
and capture the perspectives of the local community.
Qualitative sources, such as field observations and
informal discussions, were used alongside quantitative
data sources (Table 1 and 2), most notably, survey
questionnaires based on the components of urban
environments, attractiveness, and a set of sustainability
principles and indicators (Table 3).

We also explored alternatives for more affordable
and sustainable housing supply for existing
communities facing gentrification. We found that
implementing certain regulations is recommended
to mitigate the impact of densification and
apartmentization on social sustainability.

Questionnaire  framework  and
respondents

The questionnaire was designed in two
languages, Arabic and French, with the aim of
reaching the highest number of respondents.
Afterwards, it was administered in two different
formats: online (Google form), which was sent to
a previously collected mailing list and via social
media, and printed (distributed and collected).
The electronic form was more time-saving
because the surveyor and respondent did not
need a second contact. However, both methods
were used to ensure a comprehensive response
from case study residents, developers, scholars,
and researchers.

The questionnaire was divided into eight sections.
The first section, based on the filter questions, aimed
to gather basic information about the respondents.
The definitions of the criteria were attached to the
questionnaire to provide guidance and clarification
whenever needed by the respondent. Dichotomous
(closed) questions used to guide the discussion
were typically followed by conditional questions.
Multiple-choice questions (MCQs) were used to
obtain further details. The Likert scale (evaluation
grid) was used for experience-based aspects and
open-ended response questions for explanations of
pros and cons.

Case study presentation

The city under consideration is one of Algeria’s
major cities, located 300 km northeast of the capital,

targeted
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Algiers. It sits at an elevation of 1000 m above
sea level and is 80 km from the coastline of the
Mediterranean Sea.

Known as the capital of the High Plateaux, Setif is
an example of radiocentric urban expansion, created
ex nihilo. Due to its strategic location, it has become
an economic magnet at the crossroads between the
east-west and north-south Algerian cities, as well as
the commercial hub of the region.

According to the 2018 population census, the
main town has a total area of 127.30 km? and a
population of 287,574 people, with a density of
3,419 persons per square kilometer and a land area
of 11,641 km>.

According to Prenant (1953), Setif witnessed two
main waves of real estate speculation. The first one
started in 1887 through the conversion of agricultural
areas into housing estates, beyond the military
servitude zone (Cité Levy named after the developer
also called Bon marché, now Tlidjene neighborhood)
between the Negro village and the Arab market,
beyond the southern city gate Bab Biskra. After 1914
World War I, came the “budget” housing estate fever
to relocate and reconcile, so the upper and middle
class established themselves around the main retail
avenues and thoroughfares. As a result, the upper
and lower train station suburbs were affected by a
sudden increase in value (Fig. 1).

On July 13, 1928, with Loucheur’s law (French
Minister of Labor), public authorities became
involved in managing the housing crisis, including
housing supply, slum clearance, and the renovation
of substandard housing. Land prices rose sharply
after the HLM and HBM housing programs, as well as
real estate development, between the Constantine
and Sillegue roads.

The second, “higher”, suburb of the train station,
established in 1930, was a garden city-style housing
neighborhood designed by the architect Berardi.
The district aimed to connect the planned “lower”
suburb with the large, spontaneous autochthonous
(“indigenous”) settlement called Tandja in the north
(Fig. 1). The area under consideration is located in
the eastern part of the First Ring suburb on a flat site
in the pericentral area of Setif, with a regular urban
fabric that has almost a century of urban history. The
decumanus, tramway, and railway in the south, the
double track in the east, and the former city center in
the west define its boundaries.

Indigenous vernacular multi-family rental houses
were introverted and organized around a patio
(hara), while the veranda houses surrounding
the railway workers’ neighborhood (RWN) were
conceived as extraverted single-family houses with
front gardens and low fences open to public spaces
for ostentatious and supremacy reasons (Lacheheb,
2017).

A 24,000 m? area consisting of eight former
regular blocks and 300 m? rectangular plots stretched
along the frontage of the roads. For assertion and
domination, one of the 40 x 60 m blocks was initially
set up as a square, garden, and playground, but
now serves as an open space for social networking
empowerment. Four semi-blocks were placed
to the north before the extension (Fig. 2). The
neighborhood extends to 1t of November Avenue
and Boulevard Port Said (Fig. 3), as the former
city center expands and reorganizes its functional
spaces. The case under consideration is an integral
part of this expansion. The area is called both “Bled”,
which means “city center” in the local language, and
“Cheminots”, which literally means “railway workers’

Silleque road

5, ] 1 ‘
by ol LU Constegtrne
ANCOC P
. - |
. = _
f:_: pl Raifway

e

———
0 D W X W e
El Military quarter

Civilian quarter (City center)

Military servitude zone (Non-aedificandi area)
m Lower suburb City Levy

Higher suburb

Railway workers neighborhood (Cheminots)
B indigenous neighborhood (Tandja)

Fig. 1. Density and housing estate fever after railway passage.
Source: Prenant (1953). Adapted by the authors
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neighborhood”. RWN stands for “railway workers’
neighborhood” for the rest of the paper.

From the French occupation to post-
independence, cultural and ideological changes
in the area were resisted. However, the transition
from a socialist to a liberal economy has led to
undesirable phenomena affecting spatial justice
and the balance of social structure (Colonna,
1988), particularly impacting central and pericentral
neighborhoods. Their strategic location near the city
center, within a 10-minute walkable radius (Fig. 3),
with multiple exits, health centers, medical care,
markets, shopping centers, public transport, green
open spaces, playgrounds, kindergartens, primary
schools, and mosques, makes this self-sufficient
neighborhood attractive.

Data collection and analysis

Our data collection was conducted using
a comprehensive approach that integrated in-
situ observations and a concise framework
encompassing attributes specifically related to the

research concepts, dimensions, and criteria listed
in the previous literature review. The information
was then enhanced by spatial analysis and the
administration of a structured questionnaire.

First, sociodemographic data concerning the
RWN users was collected to determine whether the
neighborhood fostered diversity or homogeneity.
Excel was used to analyze the survey findings and
generate data in the form of percentages.

The housing characteristics, transformation
clusters, and drivers were analyzed to examine
possible causal connections.

Then the evaluation criteria were outlined as
follows:

a) Users’ interaction with the features and
mechanisms of the physical environment

b) Comfort level and quality of public facilities

c) Aesthetic and landscape perceptions based on
attractiveness and physical maintenance

d) Users’ interactions with each other to assess
sociability, vibrancy, and the public realm

B

Fig. 2. Semi-detached houses with side gardens in the RWN
around 1931. Source: archive, adapted by the authors

Shopping mall
Primary, middle and high schools
Garden and playground

e

Railway station
Indoor and outdoor sports complex

08 min Walking radius
10 min Walking radius

=

Fig. 3. Location, facilities, and walking radius. Source:
Google Earth 2023, adapted by the authors
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The components of the rebuilt urban environment
afteralterationsandrenewalinthe neighborhood were
also assessed using attractiveness indicators related
to physical features, social practices, and perceptions
(Table 3). The “effective” and “not effective” qualifiers
assess the usability, practicality, and durability of
urban environmental components and layouts.
They indicate whether the built environment meets
residents’ expectations, with “effective” indicating
a positive evaluation and “not effective” indicating
a negative evaluation (Guedoudj et al., 2020).
The number of responses is next to the qualifier,
for example, 94 out of the total questionnaire number
(103), equivalent to the percentage (91.27 %) of the
total questionnaires (100 %).

Results

The accumulated histories of colonization, trial
and error in constantly changing urban policies, and
mismanagement by post-colonial regimes are believed
to be key factors in deficiencies and shortages.

Table 1. Household profiles

The process of reinvesting in the existing urban
territory has only recently begun, with its pros and
cons. First, the shift in the land value from the
patrimonial value to the market value per square
meter after the 1981 vacant housing law provided
impetus for transformation. Second, the economic
and political crises of 1986 sparked liberalization
and increased the value of land in the aftermath of
the transition from a socialist to a market economy
system.

Sustainable neighborhood renewal on a house-
by-house basis, without improving the transparency
and fairness of decision-making and setting clear
economic boundaries, is challenging. Likewise,
KDR, lacking mature planning tools and local urban
management, is far from being entirely positive. Even
though it is still feasible and practical for rundown,
old, and inefficient properties, it can generate
substantial unexpected and adverse effects.

Accordingly, we divided the multifaceted findings
into five sections, starting with the environmental,
urban design, economic, social, and governance
perspectives.

From an environmental perspective

In the case study, the apartment-based KDR
process intensified property ownership, increased
building co-ops, and improved the housing
landscape.

The population density rate formula calculates
the total number of residents by multiplying
the number of occupied housing units by the
occupancy rate per house (6.7 from the 2008
census). Originally, 72 houses had a density of
482 residents. After speculation-driven renewal,
46 houses were preserved, and 26 properties
were redeveloped into an average of three-unit

Table 2. Housing characteristics

Users’ characteristics and categorizations
(N=103) (%)
Gender Female 12 11.65
Male 91 88.34
Age 10-15 01 0.97
15-20 03 2.91
20-30 26 25.24
30-50 69 66.99
50+ 04 3.88
Number of years 0-5 24 23.30
lived in the 5-10 23 22.33
neighborhood 10-15 17 16.50
(duration) 15-30 25 24.27
30+ 11 10.67
Previous housing | Apartment 64 62.13
(reference) Villa 36 34.95
Commuting Close 71 68.93
distance Distant 26 25.24
Means of transport Walk 45 43.68
Car 19 18.44
ownership 33 32.03
Public
transport
Academic level | Uneducated 10 9.70
Primary 24 23.30
Secondary 31 30.09
Higher 32 31.06
Income Low 26 25.24
* Minimum Moderate 39 37.86
income = 20,000 High 32 31.06
DA/month
1 DA =0.0073 USD)

Employment Student 22 21.35
status (Self) 31 30.09
employed
Unemployed 27 26.21

Retired 17 16.50

Housing characteristics and categorizations
of transformation
Housing Preserved 50 48.54
characteristics Refurbished 24 23.30
Built from 29 28.15
scratch
Type Single-family 26 25.24
house (SFH)
Multi-family 18 17.47
house (MFH)
Apartment 32 31.06
building (AB)
Use Residential 83 80.58
Mixed use 16 15.53
Non-residential 01 0.97
Transformation Surface 16 15.53
driver(s) Functional 14 13.59
Reconstruction 14 13.59
Income 04 3.88
generation 44 42.71
Embellishment
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Table 3. Indicators of urban environment and neighborhood attractiveness

Neighborhood urban - . . .
environment Neighborhood observations and questionnaire results
Attractiveness Railway workers’ neighborhood (RWN) RWN (%)
indicators (N =103)
Accessibility - Safe, with some narrow sidewalks Effective 9 8.73 %
- Layout, conditions, and - Footpaths with rough pavement and uneven corners
comfort of streets and - Pedestrian ways easily accessible from all directions Not effective 94 91.27 %
sidewalks (not suitable for mobility-impaired users)
- Poor maintenance of the cycling path
- Rush hour congestion hindering accessibility
- Limited parking availability
- Improved street lighting
- Integration of CCTVs (security systems)
- Traffic calming features near schools
Affordability - Increased prices due to the proximity to the city center, | Not effective 71 68.93 %
making it difficult for low- and moderate-income groups to
afford housing Effective 32 31.07 %
Urban density - More mixed-use buildings creating greater vibrancy and | Not effective 51 49.51 %
enhancing the public realm Effective 52 50.49 %
Residential density - Conversion of SFHs into MFHs and ABs, increasing Not effective 50 48.54 %
residential density Effective 53 | 5146 %
Distance and - Decline in privacy after KDR and increasing neighborly | Not effective 74 71.84 %
overlooking (vis-a-vis) conflicts .
Effective 29 28.16 %
Open spaces - Less open space, sun exposure and more overlooking Not effective 81 78.64 %
Effective 22 21.36 %
Vegetation - Less vegetation cover and access to green spaces after | Not effective 57 55.33 %
KDR
Effective 46 44.67 %
Cleanliness and waste | - Increasing waste due to the mismanagement of cleaning Effective 51 49.51 %
management contractors, not to the population increase Not effective 52 50.49 %
Social conditions & - Increased interpersonal interactions but decreased Effective 38 36.89 %
networking communal support networks after KDR
- The garden provides a meeting place, playground,
benches for sitting, and shelter from the weather
- Shade and shelter are provided by the garden trees and | Not effective 65 63.11 %
surrounding coffee shops

apartment buildings, resulting in 52 new units. The
total number of units now equals 98, equivalent to
656.6 residents, with a 35 % increase from 20 to
27 persons per hectare.

Without ancillary mechanisms, the local
environment is experiencing adverse environmental
effects, such as decayed and congested streets with
poor air quality and pollution, accumulated trash,
declining greenery, lack of parking spaces, and,
consequently, straining infrastructure (Fig. 4).

The change in the urban form also increases
energy and water use in the neighborhood, according
to the residents’ responses. It should be noted that
64.1 % of the respondents cited sun exposure and
ventilation, while 57.6 % added the decline of garden
surfaces, trees, and vegetation cover.

Concerns about the declining housing situation,
social conditions, and the rebuilding process, often
characterized by extremely high costs and longer
timelines, push many residents to oppose large-
scale KDR.
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From an urban design perspective

A highly connected grid-pattern road network
is beneficial for densification and enhances
communication between urban spaces and
buildings. With numerous access points, it ensures
a transitional and bridging role. However, the
increasing scale of monolithic development leads to
a decline in the permeability of grid patterns (Fig. 5).

The implementation of housing densification
focuses on upgrading physical and demographic
conditions rather than improving living conditions.
KDR is more common in 40-70-year-old housing
due to outdated built forms or inefficient renovations.
KDR is more prevalent in areas parallel to tramways
and gardens, with no redevelopment plan, but
opportunistic logic. The survey revealed that 80.4 %
of respondents confirmed that overlooking, the
distance between newly built buildings, negatively
impacts privacy. The (re)built environment is not
always shaped according to densification capacity;
the extreme BCR at ground level is chosen



Dhia Eddine Zakaria Lacheheb, Said Madani — Pages 79-90

NEIGHBORHOOD RENEWAL AT STAKE: FEEDBACK ON SPECULATIVE REDEVELOPMENT IN SETIF, ALGERIA

automatically. Horizontal extensions and vertical
uplifts often violate regulations, increasing the height
and street aspect ratio (Fig. 6).

The study found that although ABs in high-density
environments offer amenities, transportation, and
walkability, discrepancies in physical characteristics
and architectural treatment led to a loss of positive
morphological qualities.

From an economic perspective

The demographic demand for affordable housing
is increasing; however, the impact of densification on
affordability is complex. Limited land availability and
unbalanced density-based housing supply barely
ensure housing affordability.

The house price-to-income ratio in Algeria is a
reliable indicator of housing affordability (Bellal, 2009),
with 71 % of the respondents stating ownership as
the dominant tenure (Centre for Affordable Housing
Finance in Africa, 2021). Middle-income families
need to save their annual income for over nine
years to purchase an average housing unit (Deniz
et al.,, 2008). According to the interviewed private
real estate agency, the private real estate market in
Algeria has seen a 26.1-fold increase in 2022 due to
such factors as location and reputation. However, the
gap between the National Minimum Wage (NMW),
approximately $145 per month ($1 = 137.55 DA),
which amounted to $1,740 per year in 2023, and real
estate developer prices ranging between $8,725 and
$11,632 per square meter, is significant. Moreover,
38 % of respondents believe that neighborhood
house prices are controlled by real estate developers,
making private market houses unaffordable for most
residents of Setif. Likewise, higher prices for newly
built houses also contribute to inefficiencies in the
housing sector in the RWN.

According to the interviewed single respondents
and young couples, the SNR resulting supply has
exacerbated affordability challenges for lower- and
moderate-income groups. This has created new
opportunities for high-income individuals, especially
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those who have faced income shocks or job losses
due to the COVID-19 pandemic.

From a social perspective

Social stress, often seen as a direct result
of density, seems to have been reduced by the
presence of urban voids. This gender-inclusive urban
space element is associated with numerous positive
outcomes for urban liveability, such as physical
and mental health benefits (Sugiyama et al., 2018).
It allows neighbors of different age groups from
different blocks to sit together, which is particularly
valuable during summer and during Ramadan after
evening prayers. Such a creative strategy is equally
valuable for densification, serving as a buffer zone for
social and cultural activity. It represents a dialectical
amalgam that connects public and private interests,
thereby increasing the economic and social benefits
for the community of residents. From a garden to a
playground, and a meeting place after rehabilitation,
this urban void is crucial to address smaller dwelling
units and apartment living resulting from densification
(Nebbad et al., 2023). During Covid-19, these voids
were valuable assets for hosting isolated neighbors.

The co-ownership status (property of La Société
Coopérative des Chemins de Fer de Sétif) and
non-transferability have been key to preserving
these voids against infill development. Indeed, the
residents’ associations opposed attempts to build
the garden, as they considered the high cost of
social connectivity, public realm restoration, and
the recovery of place memory. A total of 19.7 % of
the respondents experienced financial, social, and
emotional costs due to displacement, resulting in the
loss of proximity to parents, friends, and relatives,
leading to community dissolution and gentrification.

Young and elderly respondents expressed
confusion about KDR demolitions, resulting in
displacement, and dissatisfaction with environmental
alterations leading to high costs, inconvenience, and
unpopularity (Power, 2009), negatively impacting
surrounding neighborhoods.

Residential density increased after densification

[ Vegetation cover decreased after densification

Playgrounds decreased after densification

Claeaniness, collection, and management of household
waste decreased after densification

20

Fig. 4. Increasing residential density / vegetation cover, playgrounds, and cleanliness. Source: survey results
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From a governance perspective

The public administration’s disengagement in
managing these renewal operations is disturbing
and has a negative impact on the quality of the urban
environment.

Conversely, the residents acknowledged that
private development is not favorable to shared
governance. Many respondents opposed a top-
down structure because it primarily concerns their
own built environment and quality of life. Although
the survey did not mention governance questions,
concerns regarding control and responsibilities
surfaced during the interviews. The residents are
recognizing the limitations of a resident-centered
approach, and there is a noticeable divergence in
opinions about governance when it comes to open-
ended questions. There is a 50-50 split between those
who demand top-down regulations and those who
advocate for dependent residents within a corporate
environment, along with a complaint system and a
client satisfaction approach. Such disagreements
affect the performance of local management in the
neighborhood.

(L

SNR lacks resident involvement in decision-
making, yet their position is critical. Early
consultation and inclusion of residents with diverse
backgrounds are crucial for the success of urban
renewal schemes. Moreover, top-down regulations
or voluntary standards are not the only mechanisms
to achieve sustainability in urban development.
There are also co-regulation and self-regulation.

Discussion

In the late 1980s, public spending cuts led to a shift
in housing policy funding, resulting in the withdrawal
of costly housing and refurbishment programs, and
prioritizing new housing units over preserving existing
dwellings. As a result, housing renewal initiatives are
being transferred to new entities because existing
institutions are unable to deliver new housing at a
local level (Djafri et al., 2021).

When the public administration becomes
increasingly disengaged from urban renewal, the
private sector's growing involvement in KDR is
seen as a gentrification driver favoring speculative
markets and real estate development. Indeed, with
building from scratch becoming a legitimized tool,

- ~=+ [ Demalished (o be mbult)
M Gresning ‘
| 3- Segmentation of Satellite image

Fig. 6. Apartment buildings with increasing FAR in the RWN. Source: authors (2023)
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69 % of respondents viewed the trickle-down public
strategy and laissez-faire attitude as abandonment,
with concerns that local authorities may relocate
residents far from their social networks.

The study found that inadequate inherited
housing stock, unbalanced supply and demand, and
delays in public rental housing programs exacerbate
space shortages for growing families. Real estate
developers capitalize on this opportunity to increase
housing density and, thereby, their profitability.
Speculators often purchase older, centrally-located
properties with low-income and middle-class tenants
who may be vulnerable to tempting offers. However,
certain types of housing stock and locations are more
vulnerable, such as blocks surrounding the garden,
which are undergoing extensive regeneration
due to access to green spaces and recreational
opportunities (Fig. 7).

Multimodal transportation networks, including
buses, taxis, trains, and trams, are being developed
as thoroughfares with mixed uses and commercial
functions. Road networks, especially tramway
routes, provide services that are accessible by
car and within walking distance. Location, housing
ownership, and distance from the city center are
important factors in shaping identity and social
status. The key drivers of SNR include the growing
household needs for accommodation, identity
creation, and income generation.

31 % of the respondents approved the
shift to multi-family housing (not necessarily in
ABs), but 63 % confirmed the emergence of a
new pattern of apartment buildings in the RWN
(Fig. 8). With over 26 with KDR out of 72 houses
(37 %) (Fig. 5), we recognize this shift in housing
pattern and typology, leading to a 35 % increase
in population density, which is even higher around
the garden and multimodal transportation axis
(Fig. 7). Both the surrounding neighborhoods

{Buss & Taxi station+
tram stops+train station)

and city center experience spillover effects.
The interviewed developers confirmed that they
prioritized maximizing FAR over plot and block
structures. In doing so, they ignored the integration
of buildings with other morphological elements.
They neglected other elements, such as the size,
proportion, and style of the openings. This led to
increased building coverage, heterogeneous urban
patterns, and vertical roughness, thereby creating
a patchwork landscape. Renewal was limited to
replacing semi-detached villas with pitched roofs
with higher flat-roofed blocks, affecting housing stock
consistency and negatively impacting infrastructure,
facilities, and satisfaction, particularly in historic urban
areas. This disregard for part-to-whole relationships
in the urban form has significant implications for
housing infrastructure and satisfaction.

The involvement of building professionals
in neighborhood renewal led to increased
speculation and a surge in prices due to the focus
on redevelopment potential and densification
capacity. This urban dynamic resulted in significant
price increases in the first and second rings of the
city over the past three decades. This intensified
speculation caused land prices to soar, resulting in
the condemnation of traditional urban fabrics and
the proposal of functional solutions to transform
architectural and urban morphology, evolving
from single plots of SFH units to large-scale MFH
blocks and ABs (Fig. 8). In addition, large-scale
neighborhood renewal has accelerated.

However, the change in the urban form is not
necessarily an adverse effect, but when coupled
with overlooking (vis-a-vis) and the decline in
garden surfaces, trees, and vegetation cover, it
can have negative consequences. By 2023, some
demolished properties with high potential were still
vacant despite the decline in prices following bans
on apartment building permits.

« Decamanus
|East west axis)

Fig. 7. Redevelopment magnets. Source: authors
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Fig. 8. Shift in housing type and typology from
SFHSs to ABs. Source: survey results

A part-to-whole renewal program can provide
energy and time savings, economic advantages,
and community benefits, thereby contributing
to a sustainable environment. Furthermore, a
participatory approach and local management are
crucial for mitigating residents’ reactions.

Conclusion

This study examines the urban landscape of the
RWN from a morphological process perspective to
understand how individual plot changes impact the
urban environment.

Studying the relationships between
socioeconomic changes and housing densification
will enhance the theoretical framework for a better
understanding of the developmental cycle with
morphological periods and the conceptualization of
the gradual transformation of the urban landscape
from adjustment and repletion to climax. The
development of the case study goes through
three main phases: generation, degeneration, and
regeneration. Generation begins with the cooperative
society of railway workers in Setif, followed by the
transformation and densification of single-family
houses. Degeneration is the interim phase, followed
by regeneration, which involves the proliferation of
multi-family houses and apartment buildings.

The study found that partnerships between
landowners, contractors, and developers have
accelerated the process of SNR, with building
from scratch becoming the new modus operandi.
Densification alters cityscapes, neighborhood
character, and residents’ redeployment, with quantity
issues and profits becoming more important than the
hierarchical arrangement of morphological elements.

The complex process of urban renewal is a social
and technical partnership that requires a multifaceted
approach involving politicians, designers, and the
community. Factors such as a lack of corporate
mechanisms, communication issues, unequal public
participation, misguided regulations, and animmature
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legal framework hinder the renewal process. Urban
renewal aims to improve transparency, fairness, and
community involvement. Intrinsically sociological,
it is not just about physical and financial aspects,
but also about cultural, economic, and political
aspects. To create a better society, the living space
must be reconstructed according to the inherent
values of housing in the neighborhood and changing
socioeconomic contexts, as well as residents’
expectations, promoting sustainability and inclusion.

Aposteriori, on the one hand, prioritizing FAR over
building heights, types, setbacks, and street widths
limited the necessary latitude and flexibility in the
relationship between the plan and (re)development
to provide more coherence to the renewal process
in a responsive planning approach. On the other
hand, under-prioritizing sustainability goals leads to
speculation, gentrification, unbalanced affordability,
and difficulty in accessing decent housing for low-
and moderate-income households.

Although this study only covers the RWN, the
findings apply to other surrounding neighborhoods
and monocentric Algerian cities. It offers a nuanced
vision to provide decision-makers with insights that
can enable more affordable housing and guide
socially sustainable strategies, prompting them to
reconsider applied housing densification and SNR
processes.

An additional thorough investigation would
logically follow this study. The first step involves a
comparison with another pericentral neighborhood
undergoing significant transformation to determine if
the processes have similardrivers and outcomes. The
second step involves a morphological investigation
before and after new planning decisions regarding
restrictions on apartment buildings in subdivisions.
A more holistic approach is needed to understand
correlations and make evidence-based attempts to
assess post-occupancy performance in a way that
targets the core obstacles to sustainability.
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AHHOTauus

BBepeHue: B ctatbe paccmaTtprBaeTcs OavH U3 TUMOB CNEKYNSALMN HEABKUMOCTbLIO, KOTOPbIA UIPaET KITHYEBYO POrib
B MEepeycTpoNCTBE TOPOACKOW cpefbl U XapaKTepuayeTcsl YNrOoTHEHWEeM 3acTpOWMKU M HedoCTynHbiMu ueHamu. Llenb
uccrnenoBaHUA: NPOaHanM3npoBaTh, Kak XWUIbe, pacrnofioXXeHHOe BOKPYr LEeHTpa, B hopme ropoaa-caga npetepnesaet
nocreneHHoe obHOBMNEHMe B uctopuyeckom ueHTpe Cetudpa, Amkmp. MccnegoBaHue otpaxaeT Lenbs OOH B obnactu
yctonumoro pas3sutnsi Ne 11 (ycTomumBble ropoda M HacerneHHble MyHKTbl) C TOYKU 3pEeHMs1 B3aMMOCBSI3U MeXay
YMNIOTHEHWEM 3aCTPOVKWU, COKpaLLEHMEM 3€MNEHbIX HaCaXOeHUn U CcoumaribHO-3KOHOMUYECKMMU MOCNeacTBUSIMU.
MeToabl: B kayecTBe KONMMYECTBEHHbIX MCTOYHMKOB Mbl MCMOMb30Bany ONpoC, OCHOBAHHbIN Ha HAabMAEHUN, U aHKETY No
nokasaTtensiM yCTOMYMBOro pa3BuTKS, a B KAYECTBE Ka4eCTBEHHbIX UCTOYHMKOB — MOSyCTPYKTYPUPOBaHHbLIE NHTEPBBLIO U
dokyc-rpynnbl. PesynbraThl: ViccnegoBaHve nokasano, YTO TUMOSIOrMYECKUIA COBUT OT XKUIbIX JOMOB, NpeaHasHa4YeHHbIX
ONsi NPOXWBAHUSA OOHOW CEMbW, K MHOTOKBApTUPHbLIM ioMam OOYCrOBMEH He M3MEHEHWEM MnpeanoyvTeHuit B Bbibope
XWMNbsi, @ OPUEHTUPOBAHHOW Ha NPUBLINb CTpaTernen 3emMnenonb3oBaHns. ATOT CABUM NpUBEN K NpobnemMam AOoCTYNHOCTH
XWUMbst U IKEHTpUdMKALMK, KOTOpbIe, B CBOK OYepeab, HapyLLakT CoLmManbHO-3KOHOMUYECKY0 CrrovYeHHoCTb. lMpouecc
YMMOTHEHUS U Nepexoda K MPOXUBAHWIO B KBApTUpax MPUBOAMT K paspyLUEHWIO apXMTEKTYpHOro obnuka 3gaHun u
PU3NYECKMX XapaKTEPUCTMK paiioHa. B uccnegoBaHUM MOAYEpPKUMBAETCS BaXKHOCTb MPOAKTUMBHLIX, KOMMEKTUBHBLIX WU
WHKIIO3MBHbIX METOLO0B B TOPOACKOM MMaHWPOBaHWM W YyNpaBneHWM B LENSX peanusauuy BOCXOASLEero noaxoaa,
HanpaBMneHHOro Ha NPOTUBOAENCTBUE CMEKYNATUBHOMY OOHOBMEHMIO KBApTanoB, Bbl3BaHHOMY NbepanbHON NONUTUKON.
Mpennaraetca HAbop MHCTPYMEHTOB, CBSA3AHHbIX C YMITOTHEHWEM 3aCTPOWKU, AN NPOABUKEHUSI MPUHLMMOB, OTPAXKEHHbIX
B LIeNsX yCTONYMBOrO pa3BuTuS.

KnioueBble crioBa: PeKOHCTPYKUMUA paiioHa, Crekynsauusi HedBMKMMOCTbIO, YMNIOTHEeHWe, coumanbHbI  KanuTar,
IKEeHTpUdmKaLuumsa.
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