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{ CHAPTER I 1

INTRODUCTION

1.00

Lokoja is situvated between two outstanding
physical elements viz the river Niger to the
east and Mtti ridge, mrt of the Niger Benue
basement complex, to the west, For some time
now these characteristics have constituted
obatacles to the rapid expandion of lokoja. How-
ever certain economic factors associated with the
regionAl location of the town have made its
expndion mandatory. Such factors include its
location on & e jor Narth-South higlway, the
development of the iron ard steel complex at
A jaokuta and the_ development of Abuj the new
Federal GapitalF.m‘T;;:'g is also a woposal for an
inland port for Lokoja which will enhance its
commercial potentials, DBased on all these antici-
rtions and assumptions a large piece of land has
been planned far developments, (Figesln) Experience
in other cities has shown that similar existing
settlements tend to continue increasing in residen-
tial density irrespective of development of the new
area and without due consideration to such environ-
mental qualities as sanitation and aesthetics. Any
haphazard development will hasten the degeneration
of this old area thus creating slum conditions.
This has happened in certain Nigerian cities for
instance Giagi area of Ibadan, Oke Malu of Ilorin
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4.
and conditions in the Rano walled city. There is
always a marked distinction in environmental
condition mevailing in the new area and the old -
care, It is for this reason that a moper and
timely study amd plan for redevelopment of existing
area is mAndatory in order to achieve desired

intergration of both new and old areas,

The aim of the thesis is to prepare a detail
mogramme far the stuly area which will guide

development and immove environmental conditions,

Ob jectives :

1.20

i. To highlight the inf luence of physical
constraints and history on development mttern.

ii. To improve the living conditions of the inhabi-
tants .

$ii. Intergrate the area into the context of the
existing master plan.

iv. Find effective strategies to guide developument

Ve Suggest suitable guidelines for implementation.

Statement of the mroblem

A current United Nation urbanization mojection
shows that by far the greater mpart of urban growth
will take place around the existing centers. This io



in consonmance with growth trends in Iokoja where it
is envisaged that population will reach 150,000 in
the year 2005 AD. 6%,000 of these population is
expected to reside in the existing settlement. The
intrinsic problem borders on the implications of
increased population size and density on 108pacity
of employment, health, education, community facility,
recreation and most importantly housing. The area

worst threatened by environmental generation is the

130

old core area where density is already high and

environmental conditions fall short of expectation.

Scope and limitation

The large size of the existing Settlement and tiue
constraint necessitated the coverage of only & portion
of the tovn. 3Zecondly the uravailability of & collec~
tive name far the selected portion .ha._ " ecompel
the author to rely on physical elements for demarocation.
This thesis shall be limited to finding pragmatic
solutions to identified problems. Attempt will only be
mde at broad design far the area with detail of only &

selected area,

Delineation aof Study area,

2

The study areabordered by the Btti ridge in the west,
River liiger in the east, Agba ja Plateau to the North

and PBtti rocad to the South.



1,40 Nethodology

ii.

iii.

ive

Various methods were employed in data collection.
Intensive visual survey was used to determine
the structural conditions of houses.,
Questionnaires were administered to establish
the distribution and provision of household
amenities .

Secondary data from Lokoja master plan was used.

The use of Chief Informants. Intcrviews were
obtained from heads of demrtment of agencies
connected to plarning i.e. Ministry of Works,
Ministry of Housing and Environment, Planning
Division Local Government Water Coporation, NERL
and hydrological survey Inland Yaterways,

Structure of Thesis

The thesis will be divided into four sections.

art

Brt

Rarts

I

The section will examine the influence of physical
feature and history on the evolution and later
development pattern of Lokoj.

II

The second section will cont@&in analysis of field
survey which depicts conditions prevailing in the
study area,

b & h 4

Apalysis and synthesis of field fandings will give
rise to mroblem inherent in the area, Jtrategies
will be found to guide development .



kFart IV
Bart four deals with guidelines far effective

implementation.

Brief literature Review

Many discussions on urbanization tend to concentrate
on the immediate environmental problems. Such problems
are posed most obviously and directl- by the physical
and social conditions in which people are condemned
to live in terms of slums, shant towns and congested
centres. There hasn't been any clear definition as
to what each term means. far example Gana defined slure
ag "An area where the social and environmental factors
are proven to cause problems and Pthologies far the
residents"? This definition covers not only the physical
but social and ties human behaviour to environemtal
factars, Iliowever, another definition merely states that
slumg are residential areas with extreme blight condition.
This is the definition which lots of literature on this
topic has agreed on but disagreement still exist as to

what urban blight is, Ford describe urban blight as

1Gans, He (1962) An Bvaluation of the redevelopment plan
and Process - Urban Housing Free Press New Yorks Pv476.



8
"any ared in which large mdjority of the buildings
are old and in which fundamental remirs are no longer
been rrade"z While Chapin refer to blight as "mature
obsolescence and the physical deterioration of large

areas" o3

In its most elementary farm urban blight is
defined as an economic disXocation. Whatever the
definition simple urtan blight includes such physical
characterisitics 4s structuwral deterioration, missing
ganitation facilities structures in disremir or lacking
in elemental maintenance, mesence of trash and rubbish,
missing community facilities such @s school playgrounda
publicavater and sewarage systems . Associated with
urban blight such solutions like redevelopment rehdbi-

litation and conservation.

Conservation is the preservation of predomirantly
built up areas that are in good condition. Rehabilitation
is the improvement or restoration of @ predominantly
built up area which though consistent with & commehengive
plan in terms of intensity of development and land-use
pttern, is in a stage of incipient blight. Redevelopment
is the revision or replacement of an existing landuse and
population distribution mttern through the acquisition of
a medominantly built up area, and the clearance and
rebuilding of this area according to a commehensive
metropolitan plan,

“Ford J. (1967) Slums and Housing p.14

3('}1'11='i-pin JJF. (1965) Urban landuse Planning, University
of Illinios Press p,310.



Though the study area has some character intics
of blightness it cannot be described as & slum nc>
& blighted area., The two treatments prescribed tkat is
rebilitation and redevelopment cannot be applied.

Development is used as treatment far areas with
minor physical defect and where environmental conditions
falls below the observers expectation. It also includes
urban exmnsion that is infilling of vacantlard.
Precisely this treatment upgrades existing residential
area and the direction of growth on vacantland., Deve-
lopment involves the standardization of the urban

structure and environment.



CHAPTER Ii 10

THE INFLUENCE OF PHYSICAL AND HISTORICAL _FACTORS
ON THE DEVELOPMENT OF LOKOJA

Lokoja is situated at the conf luence of the
Rivers Niger and Benue, Its origin as an impartant
settlement can be ascribed to the activities of the
British, In an effort to establish trade and
communication along the river Niger the British in
1841 bought & piece of land at the conf luence of the
Niger and Benue rivers from the Atta of Igalaland
through his remresentative the Amaja of Gbobe, The
land was intended foar use as a model farm on which the
British hoped freed slaves could be tauyght to raise
economic crom that would serve as a substitute far

s8lave trade,

Although the model farm idea fa.led, the settle-~
ment thus begun grew first as & center of trade and
later of trade and administration for Britain's growing
enteririse in the region., In 1889, for example, the
Royal Niger Commny, Britain's ma jor commercial enter-
rise in the region, assumed territorial control over
the town, extending its southern boundary to include
villages like Zongo, Zongeoda ji, Adankolo and Lokongoma
(Fig sl eiid) When @n January 1st 1900 the Protectorate
of Northern Nigeria was declared, Lokojs became the
first colonial headquaters for Northern Nigeria. Altho gl
the colonial headquarters was moved in 1902, Lokoj
remained an important commercial, military and admini-

strative center both during and after the colonial peri:d.
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It vas, far example, the mrovinoial headquarters
of the former Kabba Province and has been the
headquarters of the Kogi Local Government since its

creation.

The historical factors noted above have all had
inmportant effects on the development of the internal
structure of the town, At its inception in 1841 the
Britdsh had encouraged local indigenes, then resident
on the Patti ridge to settle on the lowland. The Tirst
group scttled at the foot of the hill close to Iandara
stream., The area located in the native wards, is now
called Salamalaikum Compourd, From that time too
Buropean commercial activities led to the establishnent
of store houses along the river bank. The colonial
period initiated its own developments., ILike in all
colonial towns, the senior colonial administrators
resided far away from the Native town, while African
Junior officers amd scldiers were quatered just South
of the Mmndara 3tream, an area now lnmown as Contonment
with a parade ground, the Parranda field (Fig..40)
located nearfy, Government offices, as well as a golf

course, were located in between,

Since 1914 the town has witnessed continued, althovgh
irregular, growth in keeping with its various functions
as a commercial and administrative center. In thie period
buildings for the provincial offices, hospital, Federal
Inland Waterways demrtment, police, and light industrics
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have smrang up larpely in the area south of the
Pandara stream, New residential gquaters, both
government and mrivate hidve 8lso sprang up such as the
3abon Gari and the new residential layout to the
Northwest. The mst fifteen years, in particular,

Bas witnessed more infilling of vacant land than

external exmpmnsion,

Bhysical Setting

“UItiko i 18 Sandwitchad between fnree physicdl
elements viz the rivers Niger and Benue to the east,
the Agba ja hills to the north and Patti ridge to
northwest, The two highlands are semrated by a

mss and are prt of the Niger Benue Basement Complex
rocks, mRBtti rigde is about 445 meters above sea leval
and Lokoja lies between 45 and 125 meters above sea
level, Other characteristics of the physical environ-
ment are dry valleys and rock outerop which are
products of differential weathering. Many streams,
incise the hill slore and empty their water into

the river Niger (figd4.,5:) This coupled with other

hill slope activities such &8s bushburning, cultivation
and building produce alot of unconsolidated material
thus accelerating the rate of erosion, Ercion hs a
devastating effect on the built up environment es pecial’y

in areas closest to the ridge.
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Any planning of Lokojd requires a consitderation
of its hydrological characteristics inarder to wevent
flood hazards., The volume and speed of river Niger
depends on the seasons of the year, The volume of
water decreases drastically during the dryseason.
Records taken by the Federal Inland Waterways
Demrtment shows that the lowest water level is
recarded between April and May, The lowest water
level within the last twenty years is 1600m recar‘ded
on 27th Amril 1973 and 9th August 1974. (Fig.1.60;
The highest readings are recarded between Beptember
and October, The highest flood inundgte all areas
below 150' contouwr line can be considered the flood
line, ©Subsequently areas lying below the flood
line are areas liable to flood and for the purpose
of simplicity can be termed potential flood area ar
high risk area, Proposal for highrisk area shall be
dealth with later in the thesis, The period of
inundation varies from year to year depending greatly
on the length of the rainy season. The rivers start
receeding in November to redach the lowest ebb in April.
To keep away flood two complementing methods can be
adopted , wither control flood worke which aims at
kee ping water away from man or control of flood plain
development through planning and regulatary eff orts
which aims at keeping man away from water, Whatever
method is adopted for Lokoj@ will depend on land
requirements and stage of technology. Flood render the
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floodplain unsuitable for development.

Fhysical elements have played a2 mA jor role

in the initial location and development of the

town, The earliest arrivals in the areda settled

on the hillslopes for defence purposes, The
settlement remained smll due to physical contraints.
Secondly the 'rivers attracted British explorers to
Lokoja and offered the potential far trade thus Lokoj:
developed as a trading post., Sptially the area
fronting the river developed as a commercial area
where ma jor trading commnies are located, These
include United African Commny (U.A.C.), John Holt
and G,B8, Cllivant. Other commercial companies and
warehouses far storage of goods (e.g. mArble ar
casherops ) on transit to other areas of Nigeria,

are still being attracted to the riverfront. The
traditional market is located near the river because
of its dependency on river fransportation, Many traders
from across the river travel down every market day
which iz twice a week, With faster road transport
system decentralization of commercial activities is
gradvally taking place, Thus, far example, the

new regional market is located along the bymss.

Another advantage Lokoja derived from location
on the conflucnce is the establishment of the head-
quarters of Inland Waterways Department.there. It
is the single largest employer of labouwr in Lokoj
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and occupies a large area near the river,

Just as physical elements have initial
advantages to development they also hdve their
disadvantages, Physical setting, @Erticularly
the relief has constituted a considerable
constraint to the smtial growth of Lokoja. The
resultant effect is development along the least line
of resistance, Here we may mAke an important
distinction between growth and development, For
purpose of clarity development @s uSed here refers
to increase in quantity and quality of landuse which
includes improvement in environmental corditions
while growth is mere physical exp@nsion, There is
variability in the degree and type of response to
physical constraints. These responses can cccur
in seguential farm based on wealth, technology &nd
awareness, When physical expansion supereeeds
technological advancement and wealth what results is
wmere growth, This i9 the situation on Rtti ridge
where essential facilities e.g. roads are lacking
due to high expenditure in time and money required
to movide them.

To the east exyAnsion has been curtailed by the
river, The marshy natwe of ad joining land render then
unsuitable f ar permanent development. Similarly strearn
courses within the town constitute the same problem.
However , such mAargindl land can be utilized in such

a way as will enbance their aesthetic qualities.
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Discussion on the influence of physical elements
on development cannot be conclusive without discussion
of cost of overcoming obstacles to growth. The
possibilistie view here will mean that all obstaclea
can be overcomed but at a substantial cost, It is
this cost aspect which has been &8 limiting factar to
the south east and soutlwest expmnsion of the town
where rugged terrain requires lots of infilling of
valleys and leveling out of outcropm before land can
be effectively utilized. The tarrain clAracteristics
also increase road construction cost tﬁongh the
geology is gquite condwsive, and advantagaous to
congtruction, The numerous rivers runing acrosa the
town fubther increases cost of road construction because
they neccesitate building of bridges, Zrocsion differ-
entials over the town has &2 monounced effect on land-
uwse, duration of buildings and life span of roads,
Areas near the hillslope experience the highest rate
of erosion, Such areas are thinly populated.

It is clear from all the above that both physical
and historical factors hAve had a8 combined effect on
the development of Lokoja into what it is today, Their
effects have been both pesitive and negative and it is
essential to understam this if any mea2ningful plan far

its future development is to be mde.
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CHAPTER IIX 21

STUDY OF BXISTING CONDITIONS

Brief baclground

Lokoja is a hetrogenouse city bringing
together most of the ma jor ethnic groure in lNigeria,
Upsmrings of the first settlers still occupy the
Native Wards while later imigrants are fourd in
Sabon Gari, 56% of the inhabitants are moslems
and 4% are christians, Christians medominate in
newly settled area and most moslems live in the Native
Vards however there is no residential segregation on
the basis of religion.

Population,

The population of Lokoja in 1952 was 14,000 and
rose to 25,001 in 1963 with an average groith rate of
3+15 per cent., Lokoja was formally the headquaters
of ¥abba Province and later became the headquarters aof
Kogi Local Government, It is also the administrative
headquarter of Federal Inland Waterways, Due to
increase in its administrative importance the growth
rate of Lokoja rose to 5.35% in 1974 with an estimated
population of 35,000, This is expected to reach 150.070
in 2005 AD if grovth rate of 4.5 to 5% is mAintained.

Population Characteristics

Fig 240 indicates & higher male population,This
will have implication on employment. Higher rate of
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females in the 20 - 50 age group implies high
birth rate and consequently 2 need for maternity
aid infant clinics. In addition to this about 17.6%
of the total population belong to the 6 - 12 years
age group and 11.25 in the 12-17 age group which mcans
high demand for mimary and secondary schools.,

Discrejancy exist in population distribution
as shown in fig2,20 Density is highest in Native
Wards with 300 - 699 persons per hactare., This far
exceeds gross density for the whole town which is 221
persons per hectare, The disparity becomes even more
glaring when the Native Wards are commred to the
G R.As where density is just 50 - 99 persons per

hectare.

2,02 The study area had about 80% of the total populatica
in 1963, 14,000 of the 20,000 population live in
the Native Ward, an average density of 307 per hectare.
This far exceeds the mAster plan mopesal of 160 persons
per hectare for such high density areas., OQver tasking
of existing facilities is the obvious effect of high
density and environmental degeneration might also
occur if adequate action is not taken mromptly.
Upgracding is theref ore, necessary tp either reduce
population to meet existing facilities or increase
fagilities +to meet demands. Due to socio-cultural
and economic fac tors it will be difficult and pmobably
unreasonable to reduce density drastically instead
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vl condusive environment far human activities and
health should be the target. However wariation

in density over the study area offers an opportunity
for redistribution of population from areas of high

density to those of low density. While low dersity
on the hill slopre is advantageous and adequate for
such marginal land.

Ianduse Rttern

The study area covers 284,.8 hectares, It is

divided into various uses With residential land

occupying 191 hectares (67 .06%)

-

'‘able 2.1 landuse

] Ianduses Coverage in J Percentage
R hectare +

Residential 19 67 .06 |
Commercial 15 5626
Institutions 41 14 o4

Open Spaces 1346 4,78
Vacant Iand 23.2 8.15
Industrial 1 ﬁ 35
Total 284 .8 & 1006

Table I: Source: extracted from Ianduse Map.

Industrial use has the least coverage however handicrait

industries located within compounds are excluded. Th-
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coverage far open spaces also exclude incidental open
spaces within residential areas, A study of the land-
use distribution suggest that the area devoted to open
spaces and commercial uses are much smaller than
expected and there is the need to achieve an equitable
distribution . Fig.g_g"shws an uneven spatial distri-
bution of various usea, Institutions tends to concen-
trate within specific areas especially S3abon Gari, and
commercial activities agglomerate on two mA jor roeds,
the spine road and eastern hymss , which implies thet

people walk long distances to reach such services,

Housing Conditions.,

The main aim of this section is to examine the
characteristics of housing and to identify mroblems
and opportunities.

2.20 HOUSING

2,21 Rttern of Tenure

Ma jority of the houses are either mivately owned
or rented while the rest are government property. A
break down of avajilable data (Fi.éc?-’lO)BhOWE that 72.5%
of the houses are owner occupieé. Rented house re-
dominates in Sabon Gari and the New layout, constituting
76 .2% and 65% respectively. Most of the government
houses are in John Holt area which inflated the percentage
of rented houwses. Implicit in tenancy mttern is the
mroblem of renovation of buildings. Owner occupied
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29
houses are usuadlly better maintained. Sabon Gari

and New layout will be highly affected as existing
gtrvetuwres get older, H&wever tenancy pmttern offers
a geod oppertunity far structural improvement in the
Native Wards, where households can be given incentives
to renovate their houses when the need arises. One
my Speculate that the pattern of tenéncy is the
concealed factor behind the moderate standard aof
housing especially when compared to age.

The oldest settlers occupy the Native Wards and John
H21lt as manifested in the building age (Fig 3,.50) 52%
of the houses in the Native Wards are 21 yoar and
above while only 1% and 1.1% in Sabon Gari and New
layout fall into this categary. An analysis of the
length of occumtion of residential properties reveals
a predictablz correlation with type of tenure, One
can mrke & general conclusion that rented accommodation,
government property being an exception, has been
occupied for a significantly shorter period than owner-
occupied dwellings.

There is & predominance of compound hcuses which
iteelf is a direct result of the social value attached
to extended family system and interaction. Field
obzchtvaticn reovealed that mAny compounds depict the
concapt ¢f th? void space manifested in the open

courtyard around which solid structures are arranged,
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31
Even in rented houses there is @ persistent tendency
for houses to be grouped around an open courtyard
shared by & number of households. (Fig «2.60)0ccumnecy
ratio of such compourds are wually high emaniating
from the fact that more thdn one nuclear family reside
in a compound . Average occupancy rate ie highest
in tho Native .Wards where compounds are larger and
family ties stronger, the figure stands at %6 persons,
with 19 person® in New layout, 19.25 and 12.2 persons
in /3abon Gari and John Holt respectively. (Fig .'2.;203
The occumncy ratio i.e, number of persons per room
is 2.16 for the area,

Building materials vary alot but there is an
increasing tendency towards the adoptation of modern
building materials i.,e. cement blocks and iron aheetc .
The 3abon Gari, John Holt and New layout are nearly
100% modern houses. Traditional houses build of mud
or baked bricks with wooden frame are interbuilt with
modern building in the native wards and even here iron
sheet is the ma jor roofing mterial. Tc some extent,
there is & carrelation between house type and age of
building. Analysies of building materials in relation
to age of structure shows that concrete blocks @ar briclks
tend to be used more nod thin mud Most of
the building are single storey amd this depends on
aff ardability of capital, Most of the existing houwsing
stock Wwere built out of personal savings and family
aid which wually wouldn't be much,
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2.25 Housing Conditions®

The housing stardards in any society boarders
on the impending socio-economic, technological and
exterpal influences at that point in time. The
compound structure of existing housing in the
study area is a direct reflection of the socio
cultural value of the people. Immrovement in economic
status and external influence gave rise to increased
use of more expensive building materials, This tend
to confirm the convention @81 theary that if the
income of the loweat strata in the society is increascd
a pAchinery for rapid improvement in housing would be
set in motion., The basic issue here however is its
jracticability because mst happenings have shown thi.t
increase in income is instrumental to increase in
spending usuvally in luxury goods and sumpbtoous mrojects
ocept there is an incentive to chdnnel it into housing .
A superficial look at howsing in the stuly area reveals
a growing demand for better housing. This is not
suprising as a good proportion of the working population
are government employee. From field screening the housing

can be said to be in fairly good condition as regards to

structure.
2.26 Household amenities

Analysis of household amenities such as toilets,
bathrooms and kitchen indicate a large percentage of
sharing for example. 50% share toilets facilities 44.5%
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and 51% share kitchen and baths respectively. A
more indept analysis shows disparity in smtial.dist-
ribution of such amenities (Figaoai..zpalzsapa}) 61%
of sampled households in the Native wards lack proper
toilet facilities. Very meny of them deficate on
vacant land or in the river, and unheafithy cord ition.
In the John Holt area the figure i8 negligible, In
comparison with toilete,rovision of bathrooms is
higher. Most houwseholds have bathrooms except that
some can be classified as makeshifts because of their
building materials and suitability. Materials commonly
used for makeshift bathrooms are 'Zana' grassmats or
ironsheéts without roofs. 21% of bathrooms in the
Mative Viards are of this type with only 2% of much
in John Holt area,

Some households cook outside on the open courtyard
or in their living room, Investigation showed that
such households mrefer not to share kitchens with other
tenants, 32% of households in 3abon Gari don't have
kitchen., This is still an improvement over the provision
of other household amenities,

From available data one can deduct the household
amenities is inddequate especially in the Native Wards.
Standards in 3abon Gari ard John Holt is tolerable thoeoch

improvement is 8till necessary. It can also be conclud-d
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that shAring is a common phenomenon in all areas,

This situation can readily be capitalized on. Oppor-
tunity avail far persuasion of laggard households in
3abon Gari and John Holt area to provide @ssential
amdnities .

2.27  Housing Hnvironment

It 19 important that houwsing i8 examined in
relation to extermal physical Setting as well as
internal conditions, since environmental deficiencies
are mrtially yesponsible far the deterioration of
individuval dwellings. The housing environment is
created by & complex matrix of elements including
buildings, sanitary conditions of surrounding, vegeta-
tion and colour. ZPoor sanitary habiie in certain pe-ts
of the study area s culminated into unhygienic
environuent. Flaces greatly affected are vacant land
within residential area used as waste collection dunrs.
While misused vacant land is localised, the grecn
stincking stagnant pools of water from domestic uses
is more siatially spread. This aspect will be further
exrantiatad upon later under drainage system. The
nﬂr-x_g.ju-’!e of the situvation described &bhove differ betweon
places ir the study area., The section worst affectad
is the Native Wards, An improvement of the housing
environment will not only lead to th2 creation of an

attractive environment but is also closely related to
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gocietial health and safety. Further environmental
deterioration seems likely to hold serious implication
for both existing housing and faster degeneration into
8lum conditions. Only urgent action in the area will
save the sitvAtion,

2,30 Infrastructure

The main ob jective of studying the physical services,
for example roads, netwaork of pipes and cable, is both
to gain an uderstanding of their distribution and also
to consider any particular requirements ,,or probvlem and
ability to cope with future change. Changes which
might be direct response to carresponding change in

the socio~economic standards of the people.

231 The mAin sources of water supply in Lokoja are
river, wells and treated piped borne water, Most
People however have access to pipe borne water. Whilst
mean requirement for the whole town is 45,0003111 per
day, the existing waterworks only has a capacity of
25,0003111 per day, With only two of its pumps functioning
moperly it can only pump water for & maximum of three
hours a day to the study area,

Water is pumped directly from the waterworks to

the mRin reservoir on the hill from where its distribut-1

through large pipes to consumera., Fig 2.90. Smaller pii2s
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which channel water to individual houses are

connected and m2intained by users. Apart from

other materials needed connection fee ranges from 26
when house is on same side with main pipeline to B46
when &t the opposite side. This cot factor combine
with compact development in the Native Vards curtain
free extention of smwAll pipes to building. Another
contributing factor is the location of the mAin
reservior. Residential buildings located 100 m above
sead level on which the reservior is,is cut off from
distribution because water cannctyet bp?.xmpad to such
areas, Water supply is faced with two mroblems viz
ability to meet demand and secondly distribution due
to compect development and cost., Bxcept the Waterworls
capacity is increased it can not face futwe challengzes.
es pecially asdemand continues to increase even in the

face of scarcity.

Jewage
There is no organised sewage disposal sys tem in

the stuly area rather a variety of ways exists., Until
1972 the most common method was the bucket laterine.
However, due to persistent mroblems associated with

this method, far instance availability of waste collectors.
funds far salaries, proper supervising staff and adeguzte
disposal areas, it was phased out. Only pit laterines

and water closets, connected to individual septic tan't
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ar open ditches ars accepted. The arAlysis of hcusa-
hold amenities showeéd paucity of toilet facilities ‘n
the Native Wards, uven within th's areas sections
highly affected are the rocly and mArshy areas whare
so0il condition render construetliomn &nd mintainance of
toilets very expensive. Poor sewage dispoeal hy.ve
adverse effect on environment conditions, health and

safety.

The hopogravhy of Lokoja &llows starnm wator o
be diverted into streaps which run through the Scvn.
wltimately enmptying both water apnd seditment inte
River Niger, However, artificial drainages to fecili
tate faster draining of rainvasex an’ household wast -
vater is inadequately movided far, although 2ff arts
are been intensified by the Ministry of Wark to
cons truct more drains. This followed the realization
that lack of drainage reduces the lifesman of r~ads.

At the time of the field survey the wast€collection
gcheme initiated by the local government had vitually
broken down, The failure was attributed to the
uncooprerativenesa of the wers, It involved provision
of large drums at strategic posit ions ard vithin walking
distance to households. Only dry wastes were suppoced
to be collected instead such drums to allow burning f
content in circumstances where waste collector yens &) lef

to remove them. Unfortumdtely humAn waste was often
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dropped into the drums mAking burning imposeible and
collection replusive., The method is worth reactivating
with inbuilt public enlightenment to ensure proper
wage and solve the problem of waste which is of ten
littered around. This mroblem exists in all sections
of the study areca. There is also in adequate movisim
of collector vans and sanitary inspectors who oversee
and advice houwsehold on proper sanitary requirements .
The few employed by the local government are not well

trained .

Blectricity

The study area is located within the supply area
of the National Electricity Power Authority which is
resporSsible for distribution of eleciricity to
consumers from the Matiomal grid. DElectricity is
supplied through the 33 kv lines and distributed to
substations which transform the voltage for
normal commercial and domestic uwses, The main elsctri-
city lines and cables are already fixed in the study
area only households urable to afford connection fee
lack supply. Present consumption stands at 1,410 kv
per day and is likely to increase as socio economic
conditions improve. The area office, however does

not envisage any mroblems in meeting future demands.

Transpartation

Presently lokoj@ has- énly three grades of

roads - the two lane tarred roads, the untarred roads
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and footwths, With the completion of the byress

most of the regional traffic has bden diverted on

$0 the road thus ré&ucin&; the volﬁﬂe of traffic

on the town's apine road. All major roads intercept

the mRinspine to form T junctions or crous junction,
Gtenerally the collectors roads can be said to be

in good orxder they are being maintained by the State

Ministry of Work., Duwe to high erosion rate and

difficulty in mwintaining open drainages, the road

conditions degenerate fast thus & resultant high

cost of mAaintainance,

The minor and access roeads unf artunately are not
Yroperly miintained, often they are characterised by
pPotholes and minigullies created by flow of domestic
waate water, The sitwation is woarstaned because some
of such road terminate abruptly, The distribution
of these access roads are very inadequate hence many
houses are not accessgable and cannot be reached by
cars, This poses & great threat to life amd mroperty
in case of fire disastsrs. Flaces worst alffected by
this lack of accesa, . . - are areas on the hill-
slope and the old town though generally the geologic
attribute of Lokoja is favourable for construction of
roads,

The satindited car ownership in Lokoj is 1 car to
.157 rersons ad justed to contain motor cycle ownership.

Other road users within the town are public commercial
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vehicles, On the most part they rly the ma jor rmds
With the mainspine road commanding the higheat
volumes of public vehicles, Also the number of
taxi curbs plying the internal roads are on the

" increasse,

Althovgh pedestrian and bicycle trim form a
large moportion of internal journey no adequate
rovision is made for these users far instance there

i8 no mrovision for pedestrian walk along any of the

roads .

PR
- .

. The relatively 1low car ownership will have
.szered that maximum utiliz@tion camcity of existing
road has not been reached, VYet traffic congestion
8xist «n certain roads dve to three reasons. Firsh
mixed landuses residential ard commercial and secondly
non provigsion of off street parking which means that
vehicles park at the road side generating aongestion
and road accidents, However the main cause of traffic
congestion and accidents is8 the intermingling of
pedestrian and bicycle movements with vehicular traffic,

Though the problem of parking sypace has been
mentioned in passing above it should nct go without
emphasis that mrking spaces are very essential espéci-—
ally where function a&ttract lots of wehicular traffic
e.2. market, Deprtment shops, banks etec but presently
mrking spaces are lacking.
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The master plan h2s suggestod the conversion of

the ma jor road running pmrallel to the river to a
by pass thereby diverting heavy wvehicles off the rain

town streete., Cne can summadrise the transport

mroblems into the following:

(&) The geometric design of alignments and inter~
sections of some roads is poor and there is need

far additional links to movide a more versatile

network,

(b) Due to the fact that many roads are untarred and
some are on steep gradients traffic moves slowly
and vehicles suffer heavy wear, requiring much

maintenance,

{(¢) There is a lack of proper pedestrian footways,

(d) Traffic congestion is a result of intermingling
of motor vehicles with @nimils and pedestrians
and also by unregulated parking.

2,40 Social Services Fig. 2,91

Lokoja is an administ®ative headquarters of Kogi
Local Government as such it benefits from a number of
social services, Aspects considered includes
education, health and other community services. It
shall also include entertainment and recreational

facilities in the area,
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Blucation:

The nurber of primary schools in the study
area stands &t six and each has kindergarten classes
for we school age children., With the introduction
of free mrimary education intakes have increased
drastically., Demand for school enrolment far exceeds
avajilable school facilitiss, This has resulted in the
we of structurally wnsound and unconfortable inonsheet
clasgroom building, even this has not solved the
Ireblem, In 1974 only 3828 (62 percent) children of
School going age Were enrolled in schools, At the
time of survey there had not bheen any increase in the
nugber of achools while the population of school age
children 5 ~ 12 year is sstimated to have risen to
8,400 and is expected to reach 11,088 in 2000AD. The
inadequacy in the provision of primary school beécomes
aparent when population of school age children is

comparod to emisting schools,

Cnly two of the saix secondary schools in Lokoja
are located in the study area, A1l the schools
except Bishop Delle have regional catchment area.,
Secondary school age group children, 12 -~ 17 year is
ggtimated at 7,088 which implies that 8 large percent
af such children cannot get into secondary schools

in the area,.

Health Facilities

Its essential while discussing such amenities lik:



2.4%  Recreation and Open S paces

The two exiStihg open fields in the study aresa,
gold ground and preparanda field are used as
caremonial grounds (fig£2.91). -

Pyublic meetihgs and cultural Sfmws talke place
infront of the Local Government Secratariat. Most
8porting activities and competitions use the Nigerian
Police field, Children utilize school playground iﬁ '
the evenings but many of them because of the distance
t0 such.gfounds play by the roadsides, & very unsafe

gitvation.

‘ Recreayiona] g1pce movides for the physical and
sychological needs of man and also encowrage Social
interaction, In & heterogeneocus society, like Lokoja.,

., Irovision of suh places for social interaction will
enhance understanding between the various groups .
Incidentally very little attention 28 been given to it.

R

4.4¢£ .‘(’JOmmu;gz_ij‘y_ gervic es.

The establishment of places of Worship has always
been considered interest groups merogative as such
they ere built whenever the need arises and funds are
available, ObservAation reveals that most religious
institutions are located on mt jor roads this not
unconnected with their accessibility requirements.
Maat of the churches are located in Sabon Gari apd the

mosque in the Native Wards, This is a direct reflsction
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of distribution of religicus groupm. Many obther

comumunity facilities are lacking for example

. town hall, library, fircstation.,

Participtory apmodach to planning, Wwhich involves

~the identification of community needs apnd aspirations .,

- has been recnrgnised &8 a way of enlisting citizens

interest agceptance and even mrticimtion in planning

activities, Prom their perception of the environment,

- individvals are able to express a get of needs and

desires. Collectively these desires nmAy be conflicting

but When ranknd & set a mwimrities cdn be arrived as,

fable IT shows the order of pn?éféfence for diffaréns
facilities, All thnse shall be given due considera-
$ion in thz prrpsals, Infrastructural facilities is
in the highest demird duz to @ dlems alrsady discussed

but it is also implics that its a Ireblem which

L '_ needs urgent soluticn.



Table 3.2: Citizén's Ixmressed Needs

52
" No.|  Needs expressed ) T~ % of hous
hold haa:lq
1 | Water supply 41.9
2 Blectricity 39.0
3 Trans portation and
communication 3548
4 Zmployment facilitiesq 22-.3
]
5 | Bducational facilities 20.2 !
6 Housing facilities 8.6
l T. | Agriculture and fishing 5.5
8 Commercial facilities 59
9 Medical facilities 5.4
{
10 Jewage system 4.5
11 Reg ional transportation i
1
and communication 2.9 |
¢ 1
i
. 42 Cultural facilities 249 5
]
13 Recreation and Ieisure I
facilities 0.6

e -

Source: Masterplan
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An agsessment of proposal by masterplan in study drea

The master plan, meant to guide development
between 1974 - 2005 AD, has not been apmxroved by
the Kwara State government for implementation, How-
ever when it finally takes off proposals for the study

area comes within the first of the four phases,

The master plan mropesed the study area for
upgrading to this end it stated that efforts should
be directed towards ma jor improvements and provision
of facilities and infrastructure in existing &reas to
overcome further deterioration of the environment.
Reqouing of old town to make adequAate mmovision for
nece8sary services, Bxisting conditions however shows
variety in type and degree of problems requiring
different solutions., For instance some vacant land
existing within the area wj.lli?:ﬂrhad out for develoiment

inarder to guard against unplanned growth,

To solve traffic problem the master plan has
moposed 2 bymss at the eastern part of the town.
This will divert some traffic esjpecially regional

traffic from the internal roads,

The road standards, moposed by the master plan
that is 24 meters for major rada. 18 meter far

minor arnd 15 meters far collector roads cannot be
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applied in the Native Wards as it will involve mAss
demolition of building, Instead collectars roads

about 7 meters to which foot paths 4 meters wide

" will be connected will movided where necessary,

The msterplan suggested that the existing
eight primry and 2 poest pimary achools be
.. ret8&ined with some @odification to their boundariar
to adumit more students. The mAximum pupils to bhe
- admitted by any mimdry school is 750, If we uge
- this standard the are2 requires 15 rimary school
for its 11,088 children of school going 8ge. Wallci.ng.
distance and travel time were not taken into consider-
ation in the pmroposal. No c¢hild shoulid wark more

thn one kilemeter to primary school.

The heirachy of open syaces as proposed by the
nﬁster Plan will movide enough recreational sigBce
which wesently is lacking. However the sewage
gysten proposed is immracticable at this stage of
deve lopment, It is foreign and expensive therefore
the existing water closet and lavatory.with seperate
‘septic tanks shall be retained. <
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CHAPTER IV | 35

STRATEGIES FOR DEVELOPMTNT

3,00 Sntrodustion

A nunber of problema which & planner encounter:s arises
from uncertainty. This uncertainty might be as a result
of his dealing with human beings whose behaviowr is difficwnly
to forcast. To reduce uncertsinties in planning flexibility
should ﬁe built into plans to make them mobe adaptable., Its
envisaged that ongé way of producing phans with high degrae
of flexzibility is by enphasising on short tern seolutions. The
nain focug of this short term solution will be current jroblers
and actions which could possibly be taken now to overcome thail
thereby creating a better environment. The solution of current
rrobleins is the main philosophy behind the strategic choice
aproach to planning #hich does nqt of fer a piecenieal solution
to urban problems. - | | |

3.10  SIRAYEGIES TOR DEVELOPMENT,

.o
vl

Consideration of problems inher;ant in the study. ares reveols
their diversed natwre in terms of loc_:ation. Consequently, no
one siugle a.j;.:proach for the total arela nb matter how el berate
can 8olve all the problems rather a se¢t of possibilities will
be explored. In the light of the above the study arsa will be
split into aix planning areas to facilitate and hasten nenningful

developnent based on the problems identified within these arcas.

(Figcj lio.) -

310 FPLANNING AREA A
3.11 Problems identified .
Emaniating from the conditions prevailing in the area as

enunerated in the previous chapter is the identification of cere

. bl - AT \-. I
tain problems which includes . R m\
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. {3}  Due to the structure of the Native Wards there is
goneral lack of infrasdyucturs such as accessroada
drainage s2ysten and pipe borne water. There are a
few roads in the area but they are very inadeqvale as
manyhouses are not accessible., The spatial strweivre
elso increase the problem of connecting pipelines {ron

nainlines to individual houses., : C T
Fel13 Houging

(ii) Field survey reveals that the highest number of houusze
over 20 years are found in this area. However obuer.
vation shows that mnany are still in fairly good condition
but some lack proper nmaintensnce. The planning innlicativcns
Iwould be how to rehabilitate émh gtruc tures and rovide

household amenities.

3,14  Planning Control

(1ii) Absence of development control as revealed by encronchucn’
on the right of way. Alsc unauthorised tewporary stalls
are pitched Ly roadsides. This includes those of woimen
cooking for sele. These situations increase coagestion

on narrow reads existing in this area.

Ze] 5. Services

Littering of refuse around the neighbourhood. This apart {rca
being an indication of Airty living habit is also o result of
improper vprovision of refuse collection facilities. Tie

area has about 31,000 population. For this populition two
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&choola are inadeguate. The problem is compounded by

lack of health and other community facilities.

Solutions Proposed Fig. 3420

Due to the problens elucidated above the area azs

altimately been enrmarked for upgrading. Upgroding neans

general improvement of the area by providing lacking
infrostruc tures and services, improve existing building
siructures which invariably will improve environmental

conditions,.

Jigusing

Incantivﬁé will be given to houschold to improve and
maintain their howes. Incentives can be in tertw of loarns
or cncouragement. Howsehold whe can afford sanitary

facilities shall be encouraged to include these.

Residential St{ructure

The area is divided into seven neighbourhoeds of
about 4,500 population. Each neighbourhood is divided inte
residential clusters. These seven neighbourhoods will

conatitute a commnity.

Cowdercial facilities

Each neighbourhood will have a neighbourhoud ceatre
which will provide convince goods, entertainment facililies

nusery schools, nosques and a handicraft centre,
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I’l‘he comlty will have a éomﬁnity‘center. The areé

around the &raditional merket shall be rehabilituled and

a cormunity center developed around it., The new cortunity

centre will have some facilities and services inctuding

departiental satores, resiaurants, bookshops, police post &

library. | o
Selective demolition will be done to gi;e space {or

neighbouwrhood and community facilities. The peonle

displaced by the upgrading scheme will be relocatgﬁ in

area B,

3e24 Infrastructural and Socizl Services,

Bach howsing cluster will have a cluster open space
.which will contain the core unit facilities, lile water
standpoints and toilet facilities. This will reduce e
problem of pauvcity of housing amenity. WMore water pipes
has begn proposed to ease connection to individual houses.

Fig.2 4%

o A far as pﬁssibie individual houses Tﬁo't served with the
roads will be connected by footpaths about 4 meters wide.
Waste collection drums will be provided along the sanitary
lane to facilitate its final removal by waste collection
vans. Social services to be provided includes 4 healtl_l
clinics, 4 more primary schools and 2 day secondary |

schools. All these are based on 31,000 population.



Sugpehna
et Populatiod
Lnstitutions
aergasan | /3,000 | 63,000
frinary school 50 11088

(6=11 years)
Sac ondary School 1,500 7088
(12 = 17 years)

Hoalth Clinie 6,000 63000

(no beds)
Hos pital 150, 000 63000
Sccial Center 50, 000 63000
Library 20,000 63000
Police Station - 63000
Fire station 1/town 63000-
Town hall 1/town 63000
ZSomercial
lharket 30, 000 63000
Cinena 30,000 63000
Bank 30, 000 63000
g8 tuarant 30,000 63000
Reereation
Sport Center 1/town 63000
Local Park 90, 000 63600
Play ground 4,500 63000
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“Ho alaboras
Zyrie Right of Way Metal portion
Hajor roads 24 n Te2n
Minor roads 18 m Te2m
Collector 15n 6.
Footpath 4n =
Pedestrian walkway n -
cEY o« le2
Fegilitice Soverage in llactares,
Convinierce shops o
Nursery School 2
lleighbourhoed open space 5
Handicraft 25
13 hactares
Tadle L.1.3
Cluster Center
Lacdditias QQ%g:yﬂa;;;
Recreational Open Space 0.2

Sanitary Unit (teilet waterstand) 0.2

— o —
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63

Schedule of reguirertent for Area A

to be reorganised consideration

To bha moved to a new location

Facilities  Coveraga Remarks
— in Hectare
Commercial
Market Bxisting
given to access coneclally
pedestrian noveuent,.
Motor Parlc o}
i.e. along major road.
Restuarant 25 Strategically located to

Departnental Stor*a ")

Cinema

Institution
Socigl Center

Police Post

Health Center

Library

2

.2

2
<5

2 .:

provide caltering services
mainly for travellers and

shoppers,

To deal with retailing. 4
parking space to be drovided.
Provide for tenshops and offices

can be located on secondfloor.

T¢ provide educatiocnal social

arnd humanitarian services,.

To serve ares A

4 beds health caiiter provide

nurging and midwivery care with

gtbulance servicaes.
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Facilities Coverage Remark
in Hectars
- Church Bristing Intexrgrate into cormnnity
' Centre.
Moeque Exigting Provide open praver ground
| within the compownd to avoid
overapill of worshippera on
Fridays ontc roads.
Prinary School Existing Intergrate into community center.
Retreation Hill project shall Lie develoned
| for recreationil activities,
Heighbourheod See neighbourhood
Center 1¢3 ha. Canter facilities,
Heoalth Clinie .2 Located in 4 selected neighbour-
hood
Secondary School 3 Provide 2 day secondary schoolg,
Frimary School 6 Provide 4 more to suoplement
existing 3 to be located in
Neighhourhoods without I'rimary
school,

C l_uster fapilitlies

 Road

4

See road standards wi&th of ¢6lloc-

tor roads will be adjusted to guit
existing structural condition.
DéniolitiOn ba avoided a3 much as

posaible,
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