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Abstract 
Generally, cities sometimes decay and die, especially, on account of 
avarice, and pervasiveness of the power that dictate the administrative 
formation of such cities. Most often, cities suffer decay for lack of 
values and maintenance of its immediate infrastructure. Class 
segregation and self instincts of urban proprietors have been known to 
stimulate urban decay. Normally, these results in neglect of activities 
required to nourish cities or a section of the city. Decaying sections of 
the city form formidable hideouts for hoodlums, and criminals. The 
real cause of this decay lies in re-establishing the value that gave the 
city or a section of the city its life. The task of urban planners and city 
designers is to determine the formula for remedying decaying cities in 
order to keep such cities alive. The need to formulate the strategy in 
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which decayed cities are revived are very urgent, in order to have 
cities that are healthy and environmental friendly. This study among 
others seeks to address the problem of urban decay in Aba Metropolis 
by examining the root cause of decay in the area, and by proffering 
some feasible measures to check urban decay in the study area. 

 
 As cities grow or expand in size and scale there is the need for commensurate 
match of the infrastructural index with the growth, if there is no commensurate match 
of the infrastructural index with the growth of the town the city is bound to collapse 
under the weights of overpopulation and other socio-economic activities going on in the 
area. Rundown cities or decaying cities are normally characterized by dilapidated 
structures, poor sanitary conditions, overcrowding, and degraded occupancy, usually by 
the lowest income group under provision of public amenities and social disorganization 
(Onibokun, 1987).  
  
 Decaying cities have two aspects - The human and Physical aspects. Indicators 
of deteriorating urban areas are physical, social and economic characteristics of the bio-
physical environment. Societies follow a unilateral path of development from simple 
rural to complex urban. Rural areas and ways of life, typifies the past, while the city or 
the urban area is the mirror of the future. The changes are assumed to be both inevitable 
and irreversible. 
 

Onibokun (1985). Maintained that about 65% of the houses in the urban areas 
in Nigeria need minor or major repairs. The renewal of the built environment has today 
become a physical manifestation of many changing socio-economic systems. Physical 
structures wear out with time and have to be renovated. Aba as a metropolitan town 
exhibits the above mentioned characteristics in its urban morphology and settings. 
The prevailing situation today in Aba, calls for urgent attention so as to stem the tide of 
decay sweeping across the town. Ways and means of improving the various aspects of 
housing, living and environmental conditions are required. It is against this background 
that the work presents a study on the upgrading of the Ngwa road area in Aba. The 
reconnaissance survey carried out in the case study area, revealed that most structures 
in the study are dilapidated as manifested trough cracks on the walls, leaking roofs, 
wornoff paints, broken windows and ceiling, clogged drainage channels, and 
waterlogged carriage-ways – just to mention but a few. In addition, the existing 
infrastructural facilities are over used, and there is a wide range of fuss with regard to 
land uses are located in such a manner that compatible and incompatible land uses are 
mixed-thereby producing a staccato of activity discordant. For instance, residential land 
use activity is often located side by side with industrial land use activity, such as filling 
station.  
 

Therefore the study area shows the following physical deterioration, un-tarred 
and porthole streets, (inconsistent electricity supply) structural deterioration such as the 
dilapidation of existing buildings, inadequate provision of sanitary facilities such as 
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septic tank and soak-away pits, lack of maintenance on the general street hardware, 
inadequate solid waste disposals and managerial inefficiency, inadequate storm sewers 
and drainage designs and facility provisions which have run-down the physical 
environment, adverse environmental influences such as noise, odor, smoke, and dust 
haze. The above issues were therefore examined in the course of the study.  

 
 As aforementioned, the term urban renewal has been described by Gribbler 
(1964) cited in Obialo (2009). As an effort towards changing the urban environment 
through planned, large scale adjustment of existing city areas to present future 
requirements of the urban living and working population. Graphic description of what 
urban renewal means are not uncommon in the planning and sociologists literature. One 
of such descriptions is by Glaxer (1965) cited in Obialo (2009). According to this 
author, urban renewal means all the processes whereby cities are maintained or rebuilt, 
the replacements of old houses by new ones, similarly the replacement of old streets by 
newer ones, the transformation of a commercial area to a more decent and lively 
environment. Accompanying the aforementioned are the location of industrial facilities, 
the rebuilding of public utilities- all these affects indirectly, the laws, administration, 
and financial mechanism by which the rebuilding and rehabilitation exercises are 
accomplished. Thus, it can be seen from the above definition that urban renewal in 
compasses all the elements that contributes to possible changes in an urban 
environment. 
 
 Some school of thought have asserted that urban renewal should cover three 
types of programs including rehabilitation – bringing substandard structures up to a 
prescribed standard through code enforcement and private actions of owners, 
conservation – involving both rehabilitation and slum clearance in order to upgrade an 
area and redevelopment which needs demolition, clearance and re – construction of an 
entire area, on a tabular platform (Weiner & Hout, 1966 cited in Obialo, 2009). 
 
 Renewal or rebuilding is important in the course of urban development as 
decay occurs as a consequence of urban growth. Synthesizing the definition given by 
Weiner and Hout (1966) and cited in Obialo (2009), urban renewal has been previously 
defined as the gradual re-ordering, the uses of land and buildings to meet present day 
requirements and estimated future needs. This implies a continuous process of planning 
and rebuilding of towns and recombining them in new ways. It is the elimination of 
excessive noise, smells, and atmospheric pollution, especially from the residential 
scene. Viewing it from the residential angle, it means to change our mode of living to 
the new needs. Teltlow and Goss (1968) on their own way put it that urban renewal is 
the gradual re-ordering of uses of land and building to meet present day requirements 
and estimated future needs. It emphasizes a continuous process of planning and 
rebuilding of towns and cities, sorting out uses that became mixed in unsatisfactory 
ways, and recombining them in new ways. 
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 The urban renewal was coined by an American Housing Economist – Vhilea 
Colean (Sprareger, 1971 cited in Umunnakwe, 2009). Richardson (1971) cited in 
Umunnakwe, (2009) said that the concept is as old as cities themselves. Urban renewal 
is a process by which worn out and out modeled structures, facilities, and sometimes 
the whole area or section of a town are altered or replaced according to pressure of 
economic and social changes. It remains one of the significant approaches of 
implementing a general plan. Faludi (1973) cited in Obialo (2009). Commented that 
planning is a process of preparing a group of decisions for actions in the future, directed 
and achieving goals through preferable means. 
 
 The urban renewal process is usually the best method of bringing about 
improvement and arresting a lot of urban deficiencies in connection with urban 
structures, facilities and economic bases. The process in its most current usage implies 
plan recognition of built-up areas through a co-ordinated program of redevelopment, 
rehabilitation, upgrading and conservation. 
 
 According to Gibson and Londgstaff (1882) cited in Umunnakwe, (2009), 
urban renewal is referred to as the redevelopment or rehabilitation of the older parts of 
towns and cities including their Central Business Areas. In practice, therefore, urban 
renewal so described has often meant the displacement of an existing low income 
population, creating space for more profitable office, commercial and luxury residential 
development or the provision of transport facilities and sometimes the whole area or 
section of a town are altered and replaced according to the pressure of economics and 
social changes. 
 
 It has been established that urban renewal is synonymous with urban 
improvement with a wide range of activities such as slum clearance, replacement of old 
buildings, urbanization improvement of a dilapidated environment, provision of social 
amenities, rebuilding of deteriorated amenities, relocation of industrial estates, and 
preservation of historical and cultural artifacts of the society and area (Egunjobi, 1987; 
Nelson, (1980). Similarly, according to Arunsi (1998 cited in Umunnakwe (2009), the 
approach to urban renewal encompasses the process of rejuvenating the deteriorating 
areas economically, socially, physically, and politically, and to achieve goals like relief 
of congestions, orderly pattern of land use, provision of parks and open spaces, 
provision of services and utilities, improving sanitation and environmental quality of 
the place. George (1999) refers to urban renewal as a term used to describe the 
aggregates of techniques, which have been developed for the treatment of urban 
problems on a physical basis.  
 
 Gribbler (1964) defined urban renewal as a deliberate effort to change the 
urban environment through planned large-scale adjustment of the existing city area to 
present and future requirements for an urban living. There is therefore the urgent need 
to arrest the deteriorating state of our urban environment as many of them are becoming 
unlivable and repulsive to the resident urbanities. 
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 Weaver (1966) maintained that the criticisms of comprehensive development 
not withstanding, some neighborhoods can only be upgraded through total 
redevelopment. Lean (1969) contends that comprehensive redevelopment is based on 
the notion that nothing existing in the area is of any value, it therefore result in 
demolition, clearance and reconstruction of an existing area, given an opportunity for a 
fresh start.  
 
 This concept refers to the clearance of substantial area which is suggested to be 
bad that is beyond redemption (Egunjobi, 1987). This process is necessary where the 
building area is in such a bad shape that it would be irrational to use the resources of 
the community to rehabilitate them. Comprehensive redevelopments have been most 
frequently criticized by different scholars. It is termed the “Bulldozer Approach to 
Redevelopment” it result in the displacement and scattering of occupants, breakup of 
family ties and its up keep into government, but where such essential services are 
neglected. Egunjobi (1987) asserted that comprehensive redevelopment should not be 
adopted without reservation especially in developing countries where the problems of 
renewal are enormous and the financial and management resources are meager. 
 
 Oduola (1987), in his study on selected Nigerian cities, opined that irrespective 
of the financial, social, cultural, and other constraints, there are certainly large areas 
where redevelopment may be the only solution to urban decay. George (1998) defined 
it as the removal and replacement of none sound structures and replacing same with 
sound and well structured, and up-to date houses. 
 
 Rehabilitation involves the enhancement of the quality of deteriorating 
neighborhoods through code enforcement and private actions of the owners. Onibokun 
(1972) cited in Umunnakwe, (2009) sees rehabilitation as a process of improvement at 
both micro and macro levels. At the macro levels, it is the process of neighborhood 
revitalization through the elimination of grossly dilapidated houses, renovation and 
construction of streets and the provision of infrastructural and communal facilities. At 
the micro level, it means environmental upgrading of individual housing units. In this 
case, defective houses are improved upon and made to be conducive to healthy human 
habitation. It is applicable where the building structures are still in good conditions and 
can be reviewed, that is where the squalid condition arose as a result of lack of 
maintenance. It has though been criticized that full rehabilitation does not replace the 
main fabric of buildings, and does not significantly improve their life span. The 
protagonists of this approach recommend it for cities in developing countries, because 
it is less expensive, less radical and has relatively favorable financial and social 
implications.  
 
 The effective housing stock in the country may also be increased by embarking 
on Large-scale rehabilitation, rather than through direct housing construction. 
Strategies have shown the stability of the strategy for the renewal of the traditional core 
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Yoruba cities (Bola, 1988). For rehabilitation to be successful, it has to move away 
from the pre-colonial ideas of what the exercise should address itself to the immediate 
need of the people. 
 
 This is usually applied in neighborhoods that are judged to be basically sound, 
but which require only increased capital input by owners in the form of renovation and 
better maintenance. It may essentially be aimed at preventing the deterioration of areas, 
which are good at present through the provision of infrastructures and up-grading of 
existing ones. For conservation to be adopted the buildings must be in good physical 
conditions and it is usually aimed at preserving the neighborhoods with historical 
important and high architectural and cultural values. 
 
 In community upgrading, basic services are introduced in situ, or in the slum 
and squatter communities themselves. Typically, portable water, toilets, surface 
drainage, garbage collection and footpaths, and community centers are provided. 
Where some of these essential urban services are already in existence, they are often 
improved on for a more efficacy and improved services. 
 
 Because houses and other structures are often built without a plan in squatter or 
rundown, areas, community upgrading attempts to rationalize the location and 
alignment of these structures, this usually follows a grid pattern of streets and 
footpaths. 
 
 A primary ingredient of community upgrading is assuring security of tenure of 
project participants. There have been attempts to use long-term leases, but in almost all 
countries of the world, people have expressed a preference for outright sale. Not just 
legal status, but formal definitions of the boundaries of residential plots have been 
found to be important to tenure. 
 
 Frequently in community upgrading, the introduction of services and 
rationalization of land uses requires reducing the density of the community. In such 
instances, households are relocated to other areas where sites and services are provided. 
 
Purpose of the Study 
 The aim of this study therefore is, to investigate the factors that are responsible 
for the poor physical nature of the study area and to proffer solutions to improve and 
upgrade the area. The procedure adopted to achieve the aim as mentioned above 
includes:  
1. To identify areas and land use types that seek renewal, to examine the extent of 

dilapidation in the area. 
2.  To identify constraints to urban renewal in the area. 
3.  To examine the institutions responsible for urban rehabilitations in the study 

areas, and to make practicable recommendations on the prospects of urban 
renewal in the area. 
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 The notion of urban renewal therefore evolved in response to changes in 
different countries. The renewal of the built environment has today become a physical 
manifestation of many changing socio-economic systems. Physical structures wear out 
with time and have to be replaced or retouched. People live in bad social conditions and 
sometimes without jobs. These problems have to be solved. A planner dictates where 
renewal should take place (Nkwocha, 1998). 
 
Major Findings 
 The following are deduced from the research presentation and analysis: 
1. Most of the residents surveyed are not satisfied with the state and quality of their 

physical environment. There is unavailability of the basic facilities like constant 
electricity supply, water supply, good roads and communication networks. 

2. The successes of an urban upgrading program are not significantly dependent on 
public participation, rather on some technical expertise through public 
participation. 

3. The urban poverty is associated with the level of urban degradation in the area. 
4. Most of the people whose properties are seriously facing dilapidation do not have 

access to credit facilities since they do not possess the acceptable collateral. 
5. The people are not put into consideration in any renewal exercise that affects the 

masses. 
6. There is virtually non existence of good road network in the area of the study. 

Most access routes are totally barricaded by refuse heaps or flood. 
7. Some of the people living in Aba are illiterates, hence, they engaged mostly in 

petty trading, besides mot of the people that inhabits Ngwa Road area are low 
income earners, and as such cannot finance renewal programe, thus degenerating 
the area (Ngwa Road) to slum.  

 
Conclusion 
 In urban renewal, city decay brings the lowly and the misconstrued of the 
society into habitation and drives away the builders of societies. Decaying sections of 
the city form formidable hideouts for crime and criminals. The task of urban planners is 
to determine the value to be established in the decaying city in order to keep the city 
alive. The federal government of Nigeria has realized that the social and infrastructural 
development has failed to keep with the sophistication of the cities and the urgent need 
to arrest the rapidly deteriorating situation of most urban centers. Therefore, in order to 
have cities that are healthy and workable, efforts should be made to improve the 
conditions of our urban centers by making their renewal a continuous exercise.  
 
 An existing reconnaissance survey carried out in the study area shows that most 
houses in the study area are dilapidated as manifested through cracks on the walls, 
leaking roofs, worn-off paints, broken windows and ceiling etc. the existing 
infrastructural facilities are over used. There is a wide mix of land uses with 
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incompatible land use activities. Some residential houses are located among 
commercial houses and in most cases with industrial activities. 
 
 To fix the above problems, there is therefore the need for the public to 
participate in urban renewal programs that affect them. It is believed by the researcher 
that the people who know where it pinches most should be able to make reasonable and 
rational inputs in housing rehabilitation exercises. The citizens of the area should be 
given free hand to participate fully in any sensitive project that may affect their lives, 
and the right time to get involved is at the policy design and formulation stage. 
 
Recommendations 

The following recommendations are therefore necessary, following the 
summary of research findings as already stated: 
 
1. Establishment of Relevant Funding Agencies:- Agencies such as Housing 

Societies, the Federal Housing Authorities and Housing Corporations in Nigeria 
should extend their activities to Urban Renewal Schemes. In the long-run, other 
housing agencies should be structured not just for policy formulations, but should 
be charged with the responsibilities of engaging in direct housing development in 
the case study area. 

2. Public Participation:- The public should be allowed to participate in renewal 
programs that affect them. It is believed by the researcher that the people who 
know where it pinches most should be able to make reasonable and rational 
inputs in housing rehabilitation exercises. The citizens of the area should be 
given free hand to participate fully in any sensitive project that may affect their 
lives; and the right time to get involved is at the policy design and formulation 
stage.  

3. Setting Up of Committee:- There is the need to set up a working committee that 
will ensure that the renewal exercise become a success. This committee can be 
made up of tested technocrats in housing matters, this committee should cut 
across various disciplines that relates to the environment and human 
development. 

4. Provision of Grant:- The local and state government should provide grants to 
prospective developers who have keen interest in project rehabilitations. Besides, 
stringent measures that scare intended developers from participating fully in 
renewal exercises should be removed or at best waved on the interim. 

5. Cellular Urban Renewal:- The present trend of cellular urban renewal currently 
going on in the country in places like Onitsha and Enugu should be made to 
apply in Aba, especially the Ngwa Road area. In addition, planners should cease 
from being too rigid on developmental activities. The high cost of fees demanded 
by Town Planners before approval of plans or development proposals should be 
reversed.  
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6. Avoidance of Grandiose Plans:- Grandiose and over-ambitious plans for city 
renewal should be avoided as the advantages of the improvement and 
rehabilitation far outweigh and oppose the massive slum clearance schemes. 

7. Urban Planning Administration:- The urban planning administrative set up 
should be co-coordinated and well established. The issue of over dependency of 
the local government on the state government should be minimized or at best 
checked. The local government should be made autonomous so as to perform its 
functions as should. The renewal programe cannot be a success if the local 
government is still being caged by the state government. 
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