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Abstract

Proliferation of hooliganism, criminality, housing problems, infrastructural decay, social
vices, environmental degradation and traffic congestion have been considered outcomes of
rapid population growth and tremendous pressure on civic infrastructure systems. Urban
renewal is perceived to play an important role in the policy towards sustainable development
of cities. The paper achieves this through a literature review of urban renewal programmes
and draws out implications for effective urban renewal programme in Nigeria.
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1.0 Introduction

For centuries, cities have been the heart,
the lifeblood of various civilizations, the
epicenter of economic, political and
artistic activities (Spates and Macionis,
1987). Cities, as seen today exert an
increasing attraction on people
worldwide; in fact, the population tends to
concentrate in big cities. Gomez and
Salvador (2006) opined that in the 21%t
century the number of people living in
cities will progressively increase. City is
not an artificial construct; the city is a set
of habits, customs and lifestyles. These
elements are interrelated, and rather than
being viewed individually, they are
subsumed in the identity of place and the
identification of the city (Sepe, 2006).
According to the author, the
contemporary city is characterized by
complexity, simultaneity and instability,
producing situations of transience and
transformation.

In the developed countries in Europe
and America, transformations have
contributed to an increasing urban identity
crisis which transformed cities into
heterogeneous. The mutations in
interpersonal relationships and
intergeneration gaps, technological
development, mass migrations and
globalization have transformed to spaces
in the urban landscape; new types of place
have arisen and the utilization of existing
spaces has been modified (Sepe, 2006;
Gospodim, 2002; Gospodim, 2004, pp.
225).

Urban cities occupy only a small part
of the territory; actually cities occupy 2%
of the surface area of the territory (Gomez

and Salvador, 2006; Terradas, 2001).
However, each city has its own history,
marked by the way it extended and grew;
thus it is not surprising to find cities that
expanded and occupied new land even in
periods in which the population was
decreasing.

Urban phenomenon is continuously
increasing, extending the boundaries of
the city or metropolitan areas. Thus,
urban planning is experiencing a crisis; at
least the concept of urban planning that
appeared with the modern movement and
its myriad of architects. The reality in the
big cities in Nigeria such as Lagos, Ibadan,
Port Harcourt and Benin presents a
number of problems that are worth
mentioning. These include urban decay,
slum, overcrowding, lawlessness; invasion
of periurban spaces causes the loss of
land and natural resources. The basis of
the urban crisis lies in the dimensions and
expansion of the large cities where these
problems become even more severe. For
instance forty-two slum communities or
“blighted areas” were identified in Lagos
metropolis in 1981 by a World Bank Urban
Renewal project. The number of slums in
the city is estimated to have increased to
about 100 due to the inadequacy of private
public institutions to provide housing the
increasing population (Adelekan, 2009).

Inadequacy of basic infrastructures in
the urban centres, in many African cities,
poor urban planning together with other
urban governance challenges contributes
to making African urban slum dwellers
works at risk. Poor urban planning or lack
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of planning as urban development
increases is evident in not preventing new
development on areas at risk of flooding
(Adelekan, 2009). According to
McGranahan et. al (2007), economic
activity and urban development often
increase the environmental pressures that
lead to flooding and slum. The foregoing
provokes the scholars’ investigation into
the issues of urban regeneration as a tool

Urban areas are central to the
demographic, economic and
environmental challenge of the 21°
century (UN and UNCHS, 2010). The size,
form, structure and function of urban
areas and their future growth are critical
elements in the transaction to global
sustainability. Urban centres worldwide
are perceived as center of excellence,
centres of opportunities where aspirations
and desires are met (Ademiluyi and
Solanke, 2008).

Mabogunje (1980) posited that urban
centres are more populous and more
complex in terms of socio-economic
activities and opportunities. An urban
centre is a place where all opportunities
abound which necessitates the pace of
rural — urban migration. Oyesiku (1997)
described urban centres as places of
economic strength, power development,
movation and modern culture. It is the
point of concentration of socio-economic
facilities.

The phenomenon of contemporary
urbanization has evoked considerable
interest of scholars in social sciences,
including geography (Philip and Leo,
1965). The present day worldwide growth
of cities — an unprecedented increase in
number and size of cities is a fundamental
phenomenon of the modern times with far
reaching consequences for human life and
civilization. Increase of urban population
relative to that of rural component within
an area suggests concentration.

Table1: Nigerian Population 192 1- 2020

for sustaining urban development. The
objectives of the study are to: examine the
level of urbanization in Nigeria, concept of
sustainable development; identify and
examine the phases of urban decay in the
system, examine issues of urban renewal
/development for urban sustainability and
strategies; and identity the challenges of
urban renewal in Nigeria.

2.0 Level of Urbanization in Nigeria

Urbanization via demographic approach is
seen as a process of population
concentration which, according to Hope
Tisdale Eldridge, advances along two
dimensions; the multiplication of points of
concentration and the increase in the size
of individual concentrations (Eldridge,
1956).

The urbanization level for any nation
is the proportion of national population
living in urban centres. Cities constitute
masses of people concentrated in varying
degrees. Their growth and dynamism are
inseparably bounding with anabatic
concentration, a process resulting from
migration of rural populace to urban
centres and increase of the urban
population (Thomas,2005) The
population of Nigeria reveals a classic
example of rapid growth and explosion .
By estimation, in year 2002, Nigerian
population was about 120 million and
would be about 160 million in 2020.
According to Gelb and Teljeur (2002) the
nation experienced estimated increases of
33% in the decades. As far as Nigeria is
concerned, Nigeria 4.8% urbanized in
1921, it was moved to 10.2% between 1952
and 1954. It further increased to 19.2% in
1963 and jumped to 42% in 2002,
estimation however suggests further
increase to about 68% by 2020(Ademiluyi
and Solanke,2008)

Table 1 below presents the summary of
the incidence of urbanization in Nigeria.

Year Total Urban
population | population

as % of total
population

1921 18,720 4.8

1922 20,056 6.7

1952/54 30,402 10.2

1963 55,670 19.2

1972 78,924 25.1
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1991 96,684 33.0
2002 120.0 42.0
2006 140.0 *

2020 160,000 68.0

Source: Population census of Nigeria 1962, 1963, 1991, 2006 and projection based on 5%
annual growth rate for urban areas. (Ademiluyi and Solanke, 2008).

The foregoing phenomenon has

necessitated undue pressure in
infrastructures systems in many ways
such as; over-stretched urban
infrastructures, massive urban
environmental degradation, urban

3.0 Concept of Sustainability of Urban
Development

The term ‘sustainable development’ has
been viewed from different perspective.
The World Food Programme (WFP)(2010),
defines it thus “to allow for future
generation requires that we preserve our
remaining resources and that we had or
rehabilitate resources that have been
treated carelessly in the past”.
Sustainable development sprang from the
roots of modern economics as Malthus
and Ricardo had forseen “natural” limits to
economic growth(Think Quest:, http.//
library.thinkquest.org). The report given
by the World Conference on Environment
and Development (WCED) known as
Bruntland Commission has resulted to the
usage of the concept “Sustainable
Development” internationally (Alao,
1995).The commission thus defined it as ‘a
process of change in which the
exploitation of resources, the direction of
investments, the orientation of
technological development and
institutional change are all in having and
enhance both current and future potential
to meet human needs and
aspirations(World Conference on
Environment and Development (WCED),
1987).

Akinbode (1995) described
sustainable development, in general term
as the provision of adequate and
affordable basic needs of life for the
present generation without jeopardizing
the prospects of subsequent generations.
Sustainable development, therefore, is a
notion, a movement, and an approach
which has developed into a global wave of
concerns, study, political mobilization and
organization around the turn issues of
environmental protection and economic

flooding, and deforestation as more
settlements constructed (Igbokwe, 2006).

Therefore, a grand idea to revitalize
city centres, as an opportunity to start up
a process of new urbanization that awards
cities a specific and important role cannot
be overemphasized.

development. Perhaps the most recent
popularization of the notion of sustainable
development can be found in the report of
the World Commission on Environment
and Development (WCED)(1987) titled “our
common future”. The report elevated the
notion of principles, ideals and values
seen as desirable and necessary if the
world is to deal effectively with current
global problems of the environment and
the development process. The approach
embodies the notion and ideal of a
development process that is equitable and
socially responsive, recognizing the
extensive nature of poverty, deprivation,
and inequality between and within nations,
classes and communities.

Blackwell, Goodwillie and Webb
(1991) described sustainable development
as a process of change in which the
exploitation of resources, the direction of
investment, the orientation of
technological development, and
institutional change are all in harmony and
enhance both current and future potential
to meet human needs and aspiration.
According to Fri (1992), the concept of
sustainable development couples with
economic development and environmental
that meets the needs of the present
generation without compromising the
ability of subsequent generations to meet
their own needs (Toman, 1992). There are
three basic components of sustainable
development these are: Intergenerational
fairness specification of the kind of social
capital including both natural and human
made resources to be sustained and the
extent of human impact relative to the
global carrying capacity.
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4.0 The Phases of Urban Decay in Nigeria

A rapid increase in urban population may
result in the problem of straining or
The net result of this incongruity between
the resources and responsibility not only
lead to formation of new slums but also
gives new dimensions to the problem of
slums (Economic Appraisal, 2003).

Slums are a formidable problem,
merely because the gap Dbetween
resources and demand for shelter tends to
exist perpetually. Many slums are situated
in vulnerable locations like river margins,
water loosed areas, road margins etc. The
slum population prefers to live in
unhygienic conditions and in areas prone
to floods and accidents. Besides, the
problems of over-stretched
infrastructures environmental
degradation, seasonal flooding,
destruction of national vegetation, all
resulting from increase in population give
rise to urban decay (Igbokwe, 2006).

Urban decay can be described as the
physicals effect including facilities that are
poorly monitored and in disrepair,
deterioration of buildings and
improvements, visual and aesthetic
impacts, increase in property crime and
increased demand for emergency
services, which result from increase in
retail closures and long-term vacancies
(Environmental Impact Report, 2008). The
built environment in many developing
countries particular Nigeria is fast
decaying (Ahianba, et al. 2008). The
factors responsible for this can be
attributed to rapid urbanization, rural -
urban migration, and decades of speedy
economic downturn, decay of urban
infrastructure and negligent urban
housekeeping (World Bank, 2005).

Within the Nigeria contexts, the
phases of urban decay are identified in the
following areas which agree with features
outlined elsewhere (Governance and
Social Development Resource Centre,
2009):

breaking down of sanitary facilities and
other infrastructure in cities and towns.
The local bodies are faced with the
responsibility of providing amenities with
limited or often scant resource.
A - Environmental, Health Issues and
Living conditions.

(i) Poor waste management: Rapid
population growth in urban cities like
Lagos, Ibadan, Onitsha, Kano, Kaduna,
Awka, Port Harcourt etc has placed
immense pressure on solid waste
management systems. Solid waste is
generated in almost all parts of the urban
areas and solid waste management
becomes complicated in bigger cities. In
most cities/towns, the refuse is dumped in
an unsatisfactory and haphazard manner

without sanitary landfill. The failure of
such systems to cope has contributed to
water pollution, environmental

degradation and the spread of
communicable disease and fatalities.

(i) Poor air quality: Air pollution is
one of the key contributors to disease and
fatalities globally, and is a significant
problem in urban areas in Nigeria. The
main sources are industrial plants,
residential and commercial buildings,
concentrations of hazardous waste and
motor vehicles.

(iii) Environmental degradation: Rapid
urbanization has resulted in deteriorating
environmental conditions, including from
illegal occupation of open spaces, loss of
tree cover, reclamation of water bodies
and construction on river flood plains.

(iv) Inadequate urban utility services
(water, sanitation and sewage, electricity,
fuel etc): The cause of Nigeria urban
decay can be attributed to the inadequacy
and uneven distribution of service in the
cities. Evidence of this scenario is shown
when making a comparison with some
selected countries in Africa. Table 2
below show the summary. Table 3
presents the distribution of households by
type of toilet facilities (%).

Table 3 further outlined the deficiency and
inadequacy of basic infrastructural
amenities in Nigeria urban centres (See
Ahianba et. al. 2008).
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Table 2: Distribution of water and improved sanitation in Africa

Countries | Access to | Access to
Improved improved
water sanitation
(urban) (urban)

Nigeria 78 66

Ghana 91 74

Kenya 88 96

South 99 93

Africa

Africa 86 80

Source: Computed from UN - HABITAT, 2003.

Table 3: Types of Toilet in the Urban Household in Nigeria — 2003 (in percentage)

Type of toilet Nigeria Urban sector
Pit Latrine 67.3 60.3

Water closet 21.1 36.2
Bush/stream/others 11.6 40

Source: CASSAD, (2003).

B.Crime and Insecurity: This is a major

problem today in Nigeria urban centres.

The proliferation of hooliganism, tuggery,

criminality and other social vices have

become eyesore in Nigeria. And this has
been associated to the cause of:

(i) Economic cost: Crime and violence in
urban areas has been associated with
various economic costs. These
include: Costs related to medical
treatment, foregone earnings, loss of
productivity due to injuries, loss of
competitiveness, losses through
thefts and muggings, cost on private
security, and costs to the judicial
system.

(ii) Social cost: Crime and violence can
also have significant non-monetary
costs in terms of increased morbidity
and mortality, erosion of social capital
and higher levels of fear, in trust and
anxiety.

C. Poor

Inefficiencies

(i) Informal
markets:

Productivity and Market
and inefficient property

Uncertainty over land

D. Housing Problem: Quantity and Quality

This has remained an unresolved
problem in the cities. Substandard
housing in Nigeria urban centres is a
major problem of our cities. The problems
of most of our urban cities like Lagos,
Ibadan, Kano, Enugu and Benin City etc
resulted from the fact that they were never
planned by experts (Ahianba, et. al. 2008).

tenure and urban planning and
management in many Nigeria cities
has resulted in efficient operation of
land and property markets, excessive
speculation and high levels of dispute
and litigation in the cities. The
property market is characterized with
infiltration of quacks in Benin, Lagos,
Ibadan, Port Harcourt, Kano etc.
(ii) Limited incentives: Urban workers
who are self-employed or working in
low paid informal jobs are often
unable to earn more, regardless of
their efforts, which can undermine
productivity.
Fragmented production chains: High
rent in urban centres has resulted in
the location of suppliers away from
producers. This can result in
inefficient supply chains distribution
structure and high local transaction
costs in manufacturing industries.
This is similar to the cases in Asia
(Governance and Social Development
Resource Centre, 2009).

(iii)

The problem is particularly serious for
those in the lower - income strata.
E. Traffic Congestion

The rapid expansion of cities and
improper transport planning has produced
significant traffic congestion in Nigeria
cities. This has resulted in financial costs
for urban residents due to lengthy travel
times to work and time wasted; and higher
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transaction costs to business in moving
goods and services.

The foregoing situations have made
the urban areas breeding places for
crimes and defiant behaviours, thus,

5.0 |Issues of Urban Renewal or
Redevelopment for Urban Sustainability in
Nigeria

Berg et. al (1998) opined that urban
regeneration is an issue that has raised up
the policy agenda of European member
states since the mid 1990’s. It is being
increasingly recognized that cities are the
motors of regional economic growth within
the European Union (EU) and often the
location of significant prosperity.

The basic idea behind urban renewal
is simple: future tax revenues pay for
revitalization efforts. Urban renewal areas
usually show evidence of some degree of
blight, demonstrated by conditions such
as poorly constructed buildings, faulty
planning, lacking open spaces,
deteriorated properties, an incompatible
mix of uses and improper utilization of
land. Huang, (2008) stated that the best
strategy for sustainable urban
development and to limit urban decay is
care for existing cities. This is especially a
challenge in rapid urbanizing countries
like Nigeria. As put it by Emudi and Osiki
(2008), the houses are drab, dirty and
recking with unclean and decaying refuse.
Water is scarce and must therefore, be
rationed, excreta disposal is inadequate
with litters of human waste being a
common sight in a neighbourhood....
(there) are inadequate drainage facilities
with waste water forming mini puddles
within the compound where mosquitoes
and insect vectors exercise their
reproductive potentials. The situation
agrees with the conclusion that most of
the cities in Nigeria, demonstrate the
gradual villagization as a result of
population explosion, environmental
degradation and the inability of the various
governments and urban councils to
control the growth of cities (Emordi and
Osiki, 2008). Urban renewal or
redevelopment has been considered as a
tool to solving the problem of squatter
settlement (Aluko and Amidu, 2006).

Urban renewal theories were largely
influenced by social, economic and
historical developments as well as city
planning movements immediately after the
Second World War (WWII). Many countries

making the urban centres unsafe for
people, unattractive to investors,
unconducive to economic activities and
inimical to good governance.

embarked as rebuilding efforts,
characterized by demolition of old
dilapidated areas, large-scale clearance
of city slums and construction of modern
high- rises after the war. Large-scale
redevelopment created many social
problems, and encouraged many city
planners and scholars to question its
effects and functionalities. Indeed, large
scale renewal and redevelopment efforts
have been criticized for neglecting the
complexities of the urban fabric; it is not
only uneconomical, but also damages the
city’s heritage and degrades various socio
— environmental qualities.

Urban renewal process is
increasingly expensive as the
redevelopment process involves not only
building new structures but also resetting
the original residents. As described by
Waque and Hirji (2005), urban
intensification produces a diversity of
densely packaged, highly valued
economic interests in real estate in terms
of fee simple interests, limited
partnerships, ground leases, retail leases,
joint ventures, mortgages, etcetera.

According to Olusule (2010) five
procedural steps are necessary to be
followed to accomplish a desirable urban
renewal exercise for the community. They
are; acquisition of land in accordance with
the plan, relocation of residents from the
acquired building into satisfactory
quarters, site clearance - the razing of the
structures on the land may be carried out
only after the quality of such structures
have been determined, site improvements
and supporting facilities and services are
undertaken by the agency and land may
be built upon by agency or sold to original
owners if compensations have been paid.

Urban renewal has also been linked
with the sustainable provision of basic
amenities such as water, and electricity
(Vander and Graaf, 2010; Larsen and
Gujer, 1996; Zeeman and Lettinga, 1999;
Newman, 2001; Ashley et. al. 2004). The
provision and continuous management of
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amenities are fundamental to the concept
of sustainable urban development.

In African urban housing in the fifties,
two of the hallmarks of the colonial
approach were the redevelopment of
decaying ‘Core’ areas combined with the
renewal of ‘slums’ or squatter areas and
the construction of large rental
(sometimes tenant purchase) public
housing estates. At the start, the minister
of Lagos Affairs appointed the Lagos
Executive Development Board (LEDB) in
1951, now known, as the Lagos State
Development and Property Corporation
(LSDPC) to clear a slum area of about 28.3
4 hectares (70 acres) in central Lagos
within a triangle in the variety of Broad
Street Balogun and Martins Streets
together with Nnamdi Azikwe street and
the area east of it. The sum of N5.90
million was granted by then government to
the LEDB for the clearance of the slum but
actual expenditure in 1962 had risen to

6.0 Urban Renewal Strategy

in the city centres (Andersen, and
Engelstoft , 2004; Lichtenberger, 1994,
Vigdor, 2007). Urban renewal comprises
some numbers of strategies such as;
Filtration, social planning, the boot-strap
strategy, replacement, guiding urban
growth through investment and local
government strategy (Balchin and Chieve,
1977, pp 74-123).

Filtration is based on the out -
migration of households and employment
followed by the clearance and
redevelopment of vacated sites. It was
potentially the most system - oriented of
the approaches. Out-migration resulted
from both planned decentralization and
market forces. This is achieved with the
creation of new towns to provide overspill
housing and employment to eliminate
difficult journeys to work. It can also be in
the form of expanded towns or satellite
towns. The expanded towns received
even less overspill than the new towns.

Webster (2004) underlines the
importance of peripheral development
around metro cities. He argues that in
case of fast growing urban centres, peri-
urban areas have experienced rapid
economic growth as that is the easiest
environment in which new communities
and manufacturing structures can be built,
absorbing large numbers of migrants.
This approach, however, calls for the

about N6,932,886 despite the little cleared
(Aluko and Amidu, 2006). The amount of
deposits received by government from lots
redeemed, amounted to only N1, 452,192
leaving a net balance of expenditure of N5,
476,694. Land acquisition and structures,
apart from the Surulere rehousing site
amounted to about N6, 232,360.

Furthermore, it is pertinent to state
that various actions of urban renewal
programmes have been constraint with
public criticism. However, various factors
have been considered as the motivators of
the exercise; poor drainage, poor
environmental conditions, transport
congestion etc. Adequate provision of
basic facilities such as electricity, water
supply, good roads school and other
services is refund to entire the functioning
of the any urban neighbourhood as well as
for the stability and development of
individual family life (Agbola and Jinadu,
1994).

Urban renewal process is perceived
to overhaul the congestion
resuscitation of new town creations in the
time past in Nigeria such as satellite town,
Lagos; Ajoda New Town, Ibadan etc.

Social planning, as described by
(Balchin and Chieve, 1977), governments
have regarded this as being secondary to
physical and economic planning. Social
planning focuses on people rather than on
urban space or property, and should first
involve analyses of the basic causes of
deprivation as a prelude to the application
of needs - related policies.

The boot - strap strategy entails

rehabilitation and is mainly confined to
housing. It does not (or should not) involve
the displacement of occupant and it is
often thought that in economic terms, it is
less costly than redevelopment, although
evidence is conflicting. Needleman’s
renewal theory thus suggested that the
comparative economics of redevelopment
and rehabilitation depends
on(Newman,1999):
(i)the rate of interest (ii) the future life of
the rehabilitated property and (iii) the
differences between the running costs of
the new and rehabilitated property.
Normally, rehabilitation would be
worthwhile if the present cost of clearance
and building exceeds the sum of the cost
of rehabilitation, the present value of the
cost of rebuilding, and the present value of
the difference in annual running costs.
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Mathematically; rehabilitation would
be more economic than redevelopment if:
b>m+b (1+iy*+r [1-(1+1)-" (Balchin
and Chieve,1977)

i
Where, b = cost of demolition and
rebuilding

m = cost of rehabilitation

i = the rate of interest

A = useful life of the rehabilitated
property in years

r = difference in annual repair costs
Further researches in the model seemed
to suggest that rehabilitation was cheaper
than redevelopment although the question
of timing have been ignored.

Replacement: Here clearance is

followed by sound redevelopment
schemes. Usually there are many social

7.0 Challenges of Urban Renewal for
Sustainable Urban Development in Nigeria
in the tendency of contemporary urban
societies to fall back on their heritage and
roots as they face up to an identity crisis.
This implies that innovation in urban space
design represents an opportunity to
construct a good identity of places and
give an international scope to the urban
form of cities (Sepe, 2006).

The goal of environmental
sustainability is to minimize environmental
degradation which is the damage to the
biosphere as a whole due to human
activity. An unsustainable situation
occurs when natural capital (the sum total
of nature’s resources) is used up faster
than it can be replenished (Agbola and
Agunbiade, 2007). Sustainability requires
that human activity, at a minimum, only
uses nature’s resources at a rate at which
they can be replenished naturally.

However, there are a multitude of
reasons why urban renewal in general,
specifically in the Nigeria cities and often
not fully integrated into more traditional
urban planning. Among the most
important reasons are:

i. The urbanization process itself (Clark,
2009): The rapid pace of urbanization
places an enormous burden on the
planning process i.e. planning for renewal,
new development and upgrading of the
existing urban environment.

ii.Urban governance and planning: The
negative impact of weak governance and
the difficulty of transforming political will
into action is a factor.

problems that need to be solved especially
if redevelopment does not occur
immediately after clearance, therefore it is
essential that, not just for economic
reasons, schemes are carefully selected,
priorities determined and work sensitively
programmed (Harvey, 2000; pp 270-275).
Development is undertaken by either the
public or private sector or by a
partnership of both. This approached had
been adopted both in the US and UK.

Guiding urban growth through
investment: This method combines the
replacement strategy with market forces.
Areas are initially ranked according to
their renewal potential, related
infrastructure might be improved and
private investment is attracted.

Cities have to find out how to reduce
the risks inherent
(iii)The structure of urbanization: The
process and the resulting spatial form of
urbanization is a function of many factors
and are arguably different for each urban
centre. With variations, however, there is
a general consensus that the process
becomes more integrated as the urban
center develops and the spatial form of
growth can be broadly classified as
concentric, sectional or multiple nuclei in
form. In urbanizing Lagos metropolis the
rapidly emerging new urban centers are
primarily following the multiple nuclei
development. This is particularly making
urban renewal programme difficult.

(iv) Lack of adequate institutional and
legal framework within which community
safety and settlement strategies fit.

(v) Institutional resistance to change and
new approaches to tackling land use,
crime sanitation and wurban renewal
process.

(vi) Lack of effective framework to
ensuring truly inclusive participation and
partnership in the development and
delivery of sustainable community safety
strategies and interventions. Such as:
locally - based approach (defined
neighborhoods)

-Citizen participation (residents,

stakeholders)

-Comprehensive approach (problems

are seen as interrelated across a

range of issues and to include social

economic and physical issues).

-Collaborative  public - private

partnerships (residents,
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corporations, community
organizations, local government).
-Consensus orientation, working in

partnerships (rather than
confrontation).
-Community - building through

partnerships.
(vii)Lack of adequate information on the
“value” and “place” of urban renewal in
urban planning (Clark, 2009).
(viii)Public  specific concerns about
development density, urban design (e.g.
building height, local characteristics and
public spaces), environmental protection
and public transport considerations,
during the urban regeneration process.
(ix)Emphasis on “people - centred
approach” i.e. the relation between
development and quality of life, and the
importance of preserving and revitalizing
social network, local culture and heritage
as well as local economy instead of cities
physical renewal.
(x)Compensation, rehousing and
resumption: Emphasis and expectation to
offer owners and tenants more options of
compensation and rehousing, like “shop
for shop’ and ‘flat for flat” rehousing in the
same area.
(xi) Social impact inability to expand the
scope of social impact assessments look
at both social benefits and social costs;
before and after the redevelopment.

8.0 Conclusion

As stated (Ademiluyi and Solanke, 2008),
Nigerian Urban centers are faced with
numerous problems, so complex are these
problems, that they (urban centres) can be
described as an increasingly important
stages on which all aspects of the human
drama are performed; the highest learning
and the grossest ignorance, unimaginable
levels of wealth and the most abject
poverty exists side by side.

Urban areas in Nigeria depend on
natural resources for water, foods
construction materials, energy and the
disposal of wastes. Urbanization will not,
however, deliver its benefits for

9.0 Recommendation

The interaction between urbanization and
natural resources underlines the need for
renewal for sustainability. Perhaps for the
Nigerian urban centres to be healthy, and

(xii))Expensive cost of renewal: Urban
renewal process is increasingly expensive
as the redevelopment process involves not
only building new structures but also
resetting the original residents. At times
the amount of compensation and
relocation can reach 80 — 85% of the court
of redevelopment (Shi, Hui, and Pu 2003).
(xiii)Weak groups: Part of the population
of the historic district in aging, poor and
care should be provided both for
affordable housing and public amenities.
(xiv) Ownership: The majority of the
buildings is owned by corporations, both
private and public or combinations. Small
ownership is scarce, making it
unattractive for individuals to invest in
improvements.

(xv)Lack of commitment from community
members and poor communication on the
community participation process and this
led to poor meeting attendance.

An urban sustainability can
therefore be likened to an urban
ecosystem, which is referred as a
composite of (a) the natural environment,
(b) the built environment and (c) the socio
economic environment (Clark, 2009). The
land area and resources that must be used
to sustain a population demands,
sustainable utilization and management.

sustainability automatically; they require
careful preparation and nurturing. Thus
revitalization of city centres calls for
implementation in Nigeria. Restoring
vitality to urban centres means designing
centres of attracting. It means offering
more and different reasons to come to the
city. It also means offering a space that
can be used by different groups of people
with different needs, each that can find
satisfaction.

The above discussion and measure
are fundamental to ensure efficient urban
renewal that can transform our cities in
Nigeria.

sustainable, the extent of urban decay
needs to be investigated and renewal
approaches should be identified as done
in this study.

65



June 2011 Journal of “Sustainable Development and Environmental Protection” Volume 1 Number 1

Urban renewal or redevelopment can
be a useful tool to facilitate the
transformation of Nigerian cities. Effect of
UNDP and World Banks - Assisted projects
on urban renewal in Nigeria cities recently
have delivered a commendable dividend in
Nigeria.

However, in order to ensure
sustainable urban development, it is
important to take note of the following
issues for implementation among others:
Proper education and enlightenment of
people on issues of urban renewal.

(i) Involvement of private public
partnerships - NGOs

(ii)  Private firm or agency

(iii) Adoption and renewal of the ideas of
new towns and satellite towns in
Nigeria.

(iv) Development of rural areas and
provision of infrastructure.

(v) Creation of job and enabling
environment for youths.

(vi) Inauguration and empowerment of
urban management taskforce.

(vii) Effective regulation for housing
standard approval.

(viii) Provision of low - cost and low -
income housing for the needy
population.

(ix) Enforcement of code of conduct in
the built environment.

(ix) Adequate compensation of the
owners of dispossessed properties
marked for clearance.

(x) Emphasizing sustainability in
infrastructure design and planning in
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