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CHAPTIR 1,
INTRODUCTION.
The Problems

The unprecedentad growth rate of metropolitian Lagos has
serious implications for plamning urban land uses to house and provide
for the teeming population in a well planned and controlled manner,

Bevelopment control which is the implementation aspect of such
planning involves both the authorization of planned uses in péirsuance
of the development plan and the unauthorisation of unplanned uses of
urban land, Development control agency depends on legal powers
deriving from the eminent domain of the state for its operation and
effeotiveness, It is with this power that unauthorized development
can and are being demolished with the legal backing of the state.

In the face of enormous housing problem such as in metropolitan
Lagos, people without planning education would be astonished at the
rationale behind any law that empowers demolition of residential
developments for whatever reason, The moral justification and economic
waste are enough concern.

It could be unbelievable but true however that the planner who
approves of demolition is more unhappy dOingwhat has often been
described as a "thankless job"., He could never satisfy himself nor
the unauthorised developers and their tenants who are affected by
this decision which he painstakingly made to save the general public
from future embarrasement that may result from unathorised developments,
Worse still, he is under constant suspicion. His\quality is not

Jjudged by the amount of development approved through his hard work,
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but by the unauthorisable developments that grow through his ommisions.
Moreover, he realisew that with or without his approval development
are going on through personal initiative of developers which conflict
with the development plan, Consequently planning has to be pursueing
development contrary to the very spirit and purpose of the planning
profession,
This situation that leaves nobody satisfied and puts the planning
profession in such an unfortunate position is worth investigating into

and it is the justification for this study.

The Stu H

The study areas is the metropolitian Lagos (Fig. 1.2) which is
gtill functicning as the Federal Capital, Lagos State Capital and
the commercial and industrial nerve centre of Nigeria. By 1978-80
definition of the ongoing Master Plan project, metropolitian Lagos
area consist of 88,300 hectares' of land area (31.3%) of Lagos State

L.k %

area but accomodates an estimated population of Y 11::i.111c::~1“l§g f‘or 1980,
Its current growth rate is 9.lfc out of which migration contributes

6.5 or 299,200 per annum.3

-

1, Wilbur Smith and Associate: Master Plan Project Unit (MPU)
Lagos State Ministry of 'monomic Planning and land Matter
(LSMEP AND 1M) 1979, i
Analysis Technical Report l‘.o. Ty vol. 11, Plate

. Housing

2. M,P.U,, ibid., p. 72.

3. Wilbur Smith and Associate, ibid: Demographic Analysis for
Metropolitan Lagos 1978-2000 A,D, Technical Report No, 1, 1978.
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Authority to Plan:

Vesting ¢f Authority to Plan:
The town and country planning edict No., 7 of 1973 of the Lagos

State Governmenth vests all town and country planning activities in
the state in the then ministry of works and planning (now econcmic
planning and land matters hereinafter referred to as the ministry).

The responsibility (section 2) include the preparation of a
master plan and control of all developments in all areas of the state
and as such metropolitan Lagos,

Section 3 of the said edict with its 1975 ammendment edict further
makes it an offence to carry out any developments without having
obtained the approval of the ministry, This is where planning powers

in metropeclitian Lagos derive,

Sta f Assumptiont

The assumption is that vesting of authority to plan in government
is in public interest.

The planners do have a certain, although limited freedom as to
the views of public interest he acts upon, Faludi and Needham (1973)5
respectively hold the individualistic view and unitary (pluralistic)
views of public interest, Individualistic view is where the end of

the society is the sum of eonds of individuals and this implies a

-

i Lagos State of Nigeria Official Gasette (Extraordinary No, 7)
(1973) Town and Country Planning Edict, 1973.

5« Needam Barrie and Faladi Andreast P and the Public Int
in Journal of the Royal Town Planning Institute, April 1973,
vol, 59] No, '-lp PDe 16h“1660
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mechanism through which competing ends are compromised, On the other
hand, the "mitary concept means that public interest is a simple set
of ends pertaining to all members of the society and it- implies a
co=operative choice process i,e¢ one in which the outcome or settle-
ment is derived from a simgle set of ends.

The perspective which the planner implictly assumes is a
consensus theory of society. Within this there are further assumptions
one of which is that "power and authority are legitmate and exercised
for the good of all to further agreed goals".6 Thus the government
is seen a8 = an impartial arbitrator serving the interest of aijl
groups, The accuragy or otherwiaecfthesa assumptions will be clearer
by the time the reader gets through with this thesis for unauthorised
residential development® seem to be due implicitly too §o conflicts in

individualistic and unitary conception of public interest.

Definition of Unauthorized Residential Development:

Developments that vinlate the provisions of the above citied
edict are in the ministry's terminology called contravention or
illegal structures. It is in the light of this and the assumption
stated that unauthorised residential developments in metropolitan
Lagos are defined as:

- Residential buildings thet have grown without the approval
of the Ministry or any of its accredited agents evidenced by each
owner of building heving obtained an approved building plan.

Large areas that have so developed are described by the ministry
ag areas of mass contravention, Developers in such areas individually

and severally contravene the provisions of section 3 of the 1973 Edict

—— o

6. Needam and Faludi - ibid,
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from where planning powergin Lagos State derive as well as sections

43 and Ly of the land use decree No, 6 of 1978.T

3co Limit t

Although unauthorised developments exist for all classes of
1snd usee in the study area,

Thie study is limited to unauthorized developments that are
basically residential as empirical observations show that over 75%
of unauthorised developmentSare residential which may be permanent or
temporary structures. This choice is based on their noticable extent,
their current rate of growth and the serious implications for planning

in metropolitan Lagos,

Aims and Objectives:
To determine what measures could be taken to manage the existing
unauthorized residential develorments in metropolitam Lagos and

prevent the growth of new oncs.

Objectives:

1« To identify unauthorized residential developments:iin metropolitan
Lagos by their different categories and extent,

2e¢ Mo find out what factors ore responsible for unanthorized
residential developments,

3¢ To assess the consequencies of unauthorized residential develop-
mentsfor planning in metropolitan Lagos and their positive
roles if any.

4o - To assess the adequacy or otherwise of the existing planning

legislations and policies,

-

Te Federal Republic of Nigeria Official Gazette, Decree No, 6,
Land use Yecree, 1978, section L3 and L, p A63
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S« To suggest measures that may be taken to manage the existing
unauthorized residential developments areas.
6o To recommend measures thit may be taken to preyent continued
unauthorized residential developments.
7. To make design proposal for possible integration of a typical

area of unauthorised residential developments.

Methodologys
The method of inveatigating the problem is & survey through

interviews; questionnaire and field survey complemented with a case
study,

First, preliminary surveys weee carried out on returns of
contravention/demolition and approval sections of the Development
Control Division of the Ministry to get a broad insight into the
vroblems, 200 building plans out of 1,3LL under comment but already
abandoned at the Ilupeju Office of the development control division
were randomly sampled. This showed that 5% are commented as
falling within government acquisition, 23¢ were aboamdoned at the
site inspection stage while 13% ned technical drawing errors., @

The owners of the rest 106 did not even pay the registration fees
meaning that they did not bother beyond mere submisgion of the plans .
with the promimtnce of acquisition in the office survey, a map showing
acquisition parcels in the study area was obtained for the purpose of
field investigation,

Secondly, formal interviews were held with 1 offi.cers each in
the development control division, and land divisions of the Lagos

Jtate ministry of economic development and land matters, The interview
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began with the heads of division who authorized other officers on
relevant schedules to give their?aximumoo-Operation. The same was
done with the federal Land Division through the dirctor (Federal
Land Division), The purpose was to get at facts, figures and
official views on the status of unauthorized residential developments.
Informal invertivews with other plamning officers in the minimtry
helped to reveal that there were related surveys as part of the
on-going master plan preparation and data released was cross~checked
by field survey in three of the urban fringe areas -~ two falling within
Lagos State Government acquisition i,e Orile Iganmu and Tkosi/Sagisa
villages in the Ketu Complex. The other one is Shaha village falling
within the Federal Airport acquisition (Figs,1) and questionnaire
were administered 50 in each of Ikosi/Sagisa and Shasha villages,
and 100 at Orile Iganmu which is a much larger community. The method
was a random sample stratified along the major streets with 50% each for
landlords and tenants. This was done to get the view of unauthorized
developers as well as that of their tenante against official views
and to have ingight into the socio=-econome status of the residents.
During the course of this study, an entirely different census
of unauthorised developments was initiated by the new civilian admin-
instratioéi;rder to develop new policies and was based ;t the development
control division. The resulting data and the final policy formulations
broacast om Pebrruary 8, 1980 were obtained for further ci®tical
analysis,
Finally, a case study was made of Sari village - part of the

Orile Iganmu community earlier surveyed. Choice was made on obvious
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conflieting govermment and citizens interests clearly impressed on
the landscape (See Fig. 5.1).

The purpose was to get an in-dept knowledge of the physical
characteristics of a typical area of unauthorised residential

developments as a basis for finding planning solutions,
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CHAPTER 2,

REVIEW OF LITERATURE, PLANNING LAWS, PROCEDURES AND AUTHORITY,

2.0 By their definition, unauthorized residential developments in
metropolitgqn Lagos result from specific planning legislation which

is the 1973 edict already cited, As such the phenomencn may not have
exact reproduction anywhere in the literature, They are however by
their characteristics closely related with the more general phenomena
of uncontrolled urban growth, squatter settlements and slum developments
which Truner (1972)8 maintains exist all over the world and detailed
for many countries by Jupenlatz (1970)9 including the Bariadas of

Lima (Peru), the Favellas of Rio-de Janeiro, Manila (Philliine) and

the Cececcondu of Ankara (Turkey) to mention a few.

Infact Turner in his worldwide view of incomplete semi-squatter
drawing inference from Morris (1961) study of rehousing in Lagee refers
to the situation in Lagos thus:

“"the periphery of Lagos for instance which is evidently expanding

fast is very much like the Barriadas of Lima and Arguipa'.. tome principal
residential growth in the metropolitan area is actually in the western
province where there are few if any building controls"10.

This implies that but for the coming into cperation of the 1973
Town Planning edict, unplanned developments in metropolitan Lagos

would have aptly be referred to as "incomplete semi-squatter aettlementa"11

8. Turner, F.C, John, (1972) Uncontrolled Urban Settlements and
Policies in Breese Gerald -~ The City in Newl velo Countries.
Open University Set Look Press London (1972) p. 51k.

9¢ Jupenkt: Cities in Transformation, The Urban Squatter Problem of the

: the Developing World , Univ, of Queen-
+ 10, Turner, F.C. John, jhiq cite ps 519. sland, 1970.

11, Turner, F.C, John, ibid, Fig. i, p. 51k.
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after Turner's typology of settlements in terms of their development
levels and security of tenure. In the model incomplete semi-squatter
settlements are those with incomplete structure or utilities but
built to modern standards but have semi legal without full recogni=-
Lion but some rights.

Jawando (1975)12 also treated such developments in his paper
on upgrading of unplanned urban developments a case study of which
is Illakmaja in metropolitan lagos,

Since the said edict was only retrospective to April 1972,
unplanned developments before 1972 wi¥ll fall into Turners classific-
action while those developed after the edict came into operation are
unauthorized developments. Characteristically therefore the two
groups which will merge imperceptible into one another in actual
sense amount to a dichotomy without a difference. For this reason
many of the new policies and strategies being developed for these
more general types of uncontrolled urban growth but which are suitable
for the purposes of the subject matter of unauthorised residential
developments are referenced at the relevant sections latter in this
thesis.

It is with regard to the legal difference between them that a
review of the 1973 edict and subsequent planning legislations and policies
in the context of the indigenecous land tenure system on which they are

being superimposed become a necessity for the purpose of this study.

12, Jawando, 0.4, (1975) "Upgrading of Unplanned Urban Development™
Paper presented at International Conference on Housing,
University of Ibadan.
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2,1 Existing Planning legislations and Policies:

There are four major laws affecting unauthorised residential
development® as defined for this study. They are:-
(i) The 1973 Town Planning Bdict.
(ii) Building Bye-~laws and Regulations Cap, 133 of the Laws of Lagos

State.
(iii) The Public Land Acquisition Miscellaneous Decree No, 33 of 1976,
(iv) The Land use Deoree Mo, & of 1978,

There are several implementation policies for these laws which
also require review and ammendients the lattest of which group are

the New lLand Policies of the lLagos State Government February 1980,

2,2 Town and Country Planning Bdict No, 7 of 1973:

The provisions of this law have been stated in chapter 1.
Jeing a fusion of cap. 95 of the defunct Lagos Executive Development
Board(LEDB), Cap, 133 of the defunct Ikeja Area Planning Authority
(IAPA) and the Epe Area Planning Authority (BAPA), it is a most
significant landmark in the evolution of planning legislation in
Lagos State, For in it lie the power and authority to plan for the
whole state and consequently metropolitan Lagos. Defects found in
it with regard to the operation of the development control concerning
domolition of unauthorized siructures which cannot be carried out
until after conviction by a court of law led to the 1975 ammendment
edict,

Ogundele (1978)13 eatahlishedsaricm flawe in the 1w vhich
seriously contribute to the incffictiveness of developmant ~on*-—l,

These include sole reliance on official gazette that has livited

13, Ogundele, 0. (1978) An Exploratory Study of Factors Responsible
For Ineffectivenegs of Develovment Control = Case Study Lagoss
Unpublished M.Sc, Thesis, Dept, of U.R.P,, A,B.U., Zaria, 1978.




circulation for public informationy its deficiencies in not laying
down appropriate guidelines for protecting the rights and interests
of members of the public in the control of development and finally
dificiency in the definition of "Development" which include even
such minor operation as renovation, These criticisms are still as
valid, if not more today than it was two years ago as docummented

later in this study.

2,3 Zonings Regulation and Building Bye-lawss:

Cap. 133 vol 7 section 13(1) of the law of Lagos “tate is the
body of rules giving planning standards, zoning, building lines, road
setback, site coverage, density and other related issues, This infact
is the mechanism through which all the other laws operate and degree
of compliance measured, It is under it that the Development Control
operate and serve notices of contravention and demoliticn. For
reasons connected with non-economic zoning e.g., open spaces, high
standard requirement; high cost in real terms (money, time and
opportunity cost) for compliance and cumbersome approval procedure,
these regulations are always being violated with very little
TECOUYse,

The sources of the two laws above which date back to the Town
and Country Planning Ordinance (1928) and 1958 law cap 95 which gave
rise to Lagos Executive Development Bonrd (LEDB) = the first planning
authority in Nigeria - is colonial and have little relevance to
Lagos situation in particular for the present day. Hence non-compliance

resulting in unauthorised developments,
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2,44 Public Land Acgquigition Miscellanecus Decree No, 33 (1976)1h.

Apparently following from the policy directive on the creation
of land bhank and gtream—lining compensation procedure given in the
2nd and 3rd Nationmsl Developmont Plana,15 the deckee sought o peg
compensation tc the barest mininum throughout the country for govern~
' ﬁenf.pfojecfs not to he over capitalized and their economic viability
predjudiced from the outset, TFor metropolitan Lages in particular
it provided foxr ¥7,500 per hectare of urban land, This was to
replace the comﬁensatian rates atfair market value" which the
courts have always acoepted in interpreting what compensation should
be paid.15 | | SRR |
o Compared with the open market”value of urﬁén laﬁd as is laﬁter
estéblished in the next chapter the present economic situation of

metropolitian Lagos a ¥7,500 pex hectare is most inadequate and

unrealiatic,

2.5 Land Use Decree No, 6 of 1978, 1. i
) This federal law came in onme giant step to éncompase all that
the planning legislations in Lagos Htate and the acquisition order

had been trylng to do in bits. With its coming into operation in

- - .

15L Pederal Republic of Nigeria Official Gazettee 2nd National

Development Plan 1970-7L, p. 219,

15& Federal Ministry of Information: Public Land Acquisition
(lliscellanecus Provisions Decree), Lagos 29th July 1976, part i.

16, Umch, J,A. (1973) Compulsory fScguisition of lLand and Compensation
in Nireria, Law in dgrica, No, 3L - Sweet gnd Maxwell, London 1973,
Pp' 39"'48 L

17+ Federal Official Gazettee, op. cit, .. o

A
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April 1978, all lands within a state is vested in the governdfof the
state and sections 43 and L} probibit unauthorised uses of land,
Acequisition and compensation procedures were included in its sections
28 - revoocation of existing right of occcupancy for overall publie
interest and compensation (sec, 29) ig no longer to be paid for
land but only the unexhausted improvements. The decree contains!
inherent flaws that makes it a lame donkey both on its own merit in
termes of internal incongistencies and its implication for the existing
1land holding é&étem 6% which it is to be superimpoged. For instance
section 50 — definition of "development™ is so vast that the decres
ig rendere@ ugeless in the hands of clever land speculators. Strong
public opinion have been expfesseﬂ against this decree which though
ig reasonable for planning puwrposes is unsuitable for our politieal
organigation which is a property owning demoeracy and the decree
msy have to be reviewed,

From the findings of this research, the decree has come to

worsen the already bad situavion of umauthoirized residential
developmentg which have been maltiplying after its coming ihﬁb force
(Fig. 3.7).

246 New Land Policy of Lagos State Government (1980)18. 8

The new land polier oroadcast of February 1980 did not add any
major laws but gave new policics that seek betiter implementation of
the above named laws,

Among other things the policy maintained that governmment will
retain all acquisitions in residential; commercial and industrial

zones and pay compensation to the former owners (para. 29).

g

10,  Lagos Ytate Government Publicity Department, Governor's Office
(1980) Text of Broadcast by Governor of lLagos “tate Alhaji
Lateef Jakande on the liew Land Policy of Lagos State, Feb. 1980.
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Agricultural zones will fall under the land use decree. The policy
wag gilent on the rate of compensation and &t best could be agsumed
to be the rate as per 1976 decrec which has already been described
as inadequate, Moreover, it would have been equally unrealistic
except that it intendsthat some of the existing authorized areas that
have been fully built up will now come under urban renewal programne
but even then its provision for selective demolitior.

for drainage and road access which has evidently taken off
wrongly tend to defeat the very sound planning policies included.

It is however still too early to assess the succcess or other-
wise of the polices but one has a lot of reservation on it as the
deficient laws on which the policies are based amount to backing

the wrong horse, The major issue of land ownership has not been

resolved,
2e7 Ylanning Legislations and the Indigeneous Land Tenure Systom:

Unauthorized residential developments resulting from unco=ordine
nated personal initiatives of individual developers are inconsistent
with planning which fundamentnl principle im the orderly development
cf land resources,

In order to derive the maximum bundle of benefits from land,
its uses must be well planned in anticipation of the future.

Ideally therefore, the planner should be given free hand to plan land
uses with the best planning principles in overall public interest,
This is the spirit of the planning legislations just examined above

that all aim at making the planner's task easier,
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On the other hand, befor: and after the 1973 edict and until
the land use decree 1978, land was owned (and infact still owned
in the minds of the former owners) in Lagos State and according
to Blias (1951) 12 "the indireneous system does not admit that land
can ever be without an 'owner'. Consequently, it isthe cardinal
prineciple of Nigerian Customary lLaw that there i1s no land in Nigeria
without an owner",

There existed in Lagos meiropolitian area a definite freehold
land ownship system before the decree, The implication of this is
that if all developments must be authorised, there must be mutual
acceptability of planning to government and others who have vested
interest in the land. Planning legislation therefore and of necessity
must give adequate consideration toj and respect the existing rights
and interests before its comin; into operation if its objectives must
be achieved.

In a situation where one party (the government) is the sole
initiator of plans and planning legislations to the exclusion of
other vested interests, there is bound to be conflicting and competing
interests, This explains in simple terms why planning legialations
are being resisted, and sabotared in metropolitan Lagos giving rise

especlally to unauthorised residential developments,

P——

19, Quoted in G.B.A, Coker (196¢) Law in Africa, No. 1l Family

Property Among the Yorubas: OSweet and Maxwell, African Universitites
Press, p. 30.
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ClaPTER 3,

CHARACTERISTICS OF UNAUTHIORISED RESIDENTIAL DEVELOPMIIT
IN_METROPOLITAN = LAGOS,

3.0 The seriousness with which the planners see the implicaticns
of wnauthorised residential development for planning calls for a
propey understanding of the nature; the process of their development,
their problems,as well as their prospects,

3.1 Categories and ent:

WETEy7,621 unauthorised residential developments spread

There
all over metropolitian Lagos in three categories by January 1980¢

The first two groupe (Fige 3.1) consist of 20,497 buildings witha, ereas
that have for at least 5 years now been acquired by either the Lagos
State government or the Federal Government or the former for the
latter, The second category are the 17,124 (LL.5%) outside government
acquisition spread all over the whole metropalitan area. These are
essentially buildings that have violated the zoning regulations and
building bye-laws,

The third category (Fige:,.) are the 1487 buildings which are
in conflict with the zoning or interim 1land use plan 1977-1962.
They actually form an overlap in the two categories already mentioned
above and occupy areas zoned for open spaces, green belts, institutional

and other uses in areas covered by the urban fringe aress.20

3.2 Cgus €83
The factors indentified as responsible for unauthorised residential
are economic,social, legal and administrative factors which are

- inter-connected in their component part. They include:

20, M,P,U,: Urban Fringe Area Survey, Unauthorised Developments in
t!!e U;hm Fri_.l;ﬂe Areﬂ.
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3.21 Houging Shortagce and Hich Rate of Population Inerease Fig. 3.2t

Estimates of housing shortage in the housing analy31921 for the

on~going master plan project for 1980 ia 16,700 between 1976-1380

if the 1976 occupancy of 28,8 persoms per house were to be maintained,

Thia is because while the population increase wag ¢stimated at

1,200,000 which will require 41,700 building to house them the number of

houses estimated completed for same period is 25,000 which shows a
L6 deficiency, Alsc the estimate of total housing stock for

metropolitan Lagos is 136,000 which only provides for 626 of the

L. million population estimate at an occupancy of 30.2 per house

for 1980, This also shows a jﬁﬁushortage cwen at that increased
oooupanoy rate which in itself canmot be said to be adeguate.

5

.

TABIE 13 UNAUTHORISED DEVELOPMWNTS IN METROPOLITAN LAGOS BY ZONES.

|T

Zone of - Inside iAcguisition Outgide TOTAL

Development =~ % f- Acguisition

Control

_ Noa % No., | % Mo, %

1, LAGOS R ‘

Lagos Island and S *Ln o

Mainland L,G, 5500 14.62 9347 2L. 8l 1L8L7T] 39.46
2, IWPBIO |

Sumolu and N o '
e Mupin LG 3366 |, 9.0 LL27 111,77 1813 | 20,77
3.  IKBJA

Ikela 1,G 6339 .1 16,85 1519 LaOl | 7858 | 20.89
Le  AJECUNIE . .
. Badagry L.G 5272 114,09 LoB8 (13,26 102601 27,27

20497 150,26 20,28% h9.74 ] L0, 778 100

Percentage Residential = 92,250
Total No, Reaidential 37,621

Sources: (1) Development Control Divisions Contravention Demolition in

'quds tate by zoue {Summary)} January 1980,

(2_)

Field Survey.
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TLBLE 2: ESTIMATES CF POPULATICN, HOUSEHOLD AND HOUSING STOCK

1?[6—1280,
1976 1978 1980
£
Total Population 3,200,000 | 3,700,000 4,400,000
Average Household size
persons 6.0 persons| 6.1 6.3
Total No. of Houséholds 533, 300 606,620 698,10
Ho, of Residential Buildings | 111,000 122,500 136,000
Average persons/residential
building 28,8 30.2 32.3
Average Household per
residential building Le8 3.0 Dol

Source: M,P.U, Housing Analysis, pp. 69, 70 and 72,

3,22 Urban Land Market: Fig, 3.3
Land has been described as the "gold" of Lagos due to her leading

role and strategic location as the industrial, commercial and admini-
strative nerve centre of Nigetia.

For this reason land for whatever purpose is obtained only at very
high cost. This is why the m ximum compensation rate of government
acquired areas which is #7,500 per hectare of urban land as stipulated
by law when compared with the open market value of land is a drop in
the ocean, In the governmeni acquired areas the same one hectare will
attract about ¥55,000 through illegal sale at the average rate of
12,500 per plot of hSOmZ. Woen it is an approved rrivate lajyout, one
liectare of urban land will cost about 176,000 at a rate of about

: 8,000 per plot of hSOmz while within approved government layout it
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ié ags high as ¥195,000 per hectare at a rate of ¥13,500 per plot
of 720m° (See Figs 3.3).

This clearly shows that acquisition rates are mostinadequate
compared with the open market value., It is only 13.8% of the value
of its equivalent size inside acquisition where due to the illegality

of sale the open market valuc is least, *

3423 Excessive Demand and Non-payment for Aequisitions

In his New Land Policy broadcast of February 1980, the Lagos o
State Governor alludes to this factor when he said that before the
land use decree the government made 11L acquigitione in Lagos State,

_”Some of which government will never be able to pay the regquired
compensetion®, The global acquisition along Badagry road = parcel
'A' of which is within metropolitan area the governor said "will cost
the government #¥118 million in compensaticn, 3But in the absence of

any positive decision by the governemtn, the whole area is littered

with contravention®, 2

.but of the 114 parcels, L2 major ones are within metropolitan
Lagos oovering 12,058 hectares (13.65%) of the state land area
(sce Pig. 3.4). There is another 6,217.08 Ha.2 (7.00%) of total
under Pederal Government acquistion. 4Ae for those in Lagos sate
acuisition, Up to December 1979, only 1,740.73 Ha (14 %) hae been
partly paid while 9,422,6 Ha (75.1%) hae not been paid at all,

Also out of the 3110 claims registered by persons or families
(see Fig, 3.5) only 20.2% have been settled mome only partly, it is
therefore obvious that government was not actually making effective
acquisition and hence this factor is causing unauthorised residential
. Appaadie y
. developments since acquisition notices have been served (Eig. H8) on the

former cwners, .
R
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3424 Ineffectivenesa of Dovelonmenl Controls

Although the development control division of the ministry has
-the legal backing of govermment Lo demolish unauthorised develop-
. mente as soon as they stert growking,several faotore militats against
o the operation of the division. fThese includet~ o
(i) Lack of vshicles for operation. |
(ii) Lack of democlition equipmemte, : .ftf o o v
(iii) shortage of personel particularly building site inspectors
and Assistant Technical Ofiicers put at L% and S0P respectively
at March 1980.22
(iv) Lack of co-operation from the police command for the necessary
- armed escort for demoliition operation and thercfore exercise
iz only carried out if and when polipemen are available.
(v) Inefficient and dishonest site inspectors who co-operate
with unauthorised developors. S AtﬁE;;_ - I
(vi) MNegative publiénpa;éicipaﬁion leading io non-gubmission or
| canoflage submigsion of uilding plans even where they are
gure they will never get approval as evidenced by abandonment
of 1,3&&23 building plang ad diﬁgg;gtstages of processing.
Thig attitude merely wasite the time of approving officials and
nffect overall productivity. N _
C e Thaéé factors which came from intervi?; ;ith Deﬁelopment Control
. Division Officersconfirm the factors of ineffiectiveness which

in
-esOgundele (1978) mentioned refereqdﬁodchapter two.

e

2?2, Source: Nomainal roll: Development Control Division, March 1980,
23+ Development Control Division, ibid, Illupeju Office, Dec. 1979.
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TARIE sty LETURNG oF Con TRAVENTIOM / DeMoLsTon (v NMETROPDLITA &

LAaGaoS 1478/7%
MONTH DETECTED ACTUAL EEMOLITION] REMARK
COMNN AVENTTON
April 1978 { 243 237 2 Suspension due
" 1o landuse
— . - decree
May 178 363 26 50 Police Bscort
. - . Problem
Jung ‘78 LK 113 239 -
 July '78 409 393 192 Police Escort
|_August '781 370 350 192 Lackof Egnipment
Sept, 19781 360 3y 13 =
Goto, 19781 611 53l 56 | Police Escort
Alovember "1 674 357 70 -
_Dec, 1978 1038 917 100 -
Jan, 1979 1 980 906 317 =
feb., 1979 { 909 535 123 Escort
117 730 105 -

1 March 1979

P

The net effect of ineffectiveness of development control for

1978/79 fiscal year is that [row month to month, mumulative total

' of unathorised developments was 5006 (Fig, 3.7) whereas fotal building

plans approved for same period was 2,309.2h

doubled

8 guch, unauthorised

developments more thanfapproved plans that year. -

24, M.P.U. Housing “mnalysis, op. ¢ite, Be 65, 1979, table 4.2.
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3425 Hon-Economic Zonings

Zoning of privately owned land for opeu spaces, and gren beli
will significantly reduce fthe market value and most unlikely to be
acceptable, to alybody gith vested interest, For
pagepbable] instance‘%he area south of Ikate Surulere (Fig, 27.
propoesed for open gpace and recreationel uger  where the Urban

25

fringe area survey found TO buildings mist have fetched the
original awners about 560, 000 at the avaerage of 8,000 per plot
if it were to be a private layout since 1t falle outside acquistion (

{(Pige 343). The tendency is for such owners to gipcumvent the zoning

requlation.

31,26 Other technical factors include high standard requivrements of
the building bye~laws and regulations which are not adjusted to the

economic conditions of the urban poor (see chapter §).

3427 Socio=Cultural Valuet

Culturally, most Nigerians rich or poor see investment in
housing as a thing of pride ant social security‘bothto own it and to
supplement their income from lefting it out to tenants. Of the 200
buildings surveyed, 112 (5&4) are tenant=occupied, 63 (31,5%) are

owner-oecupied while 25 (12,5%) are both.

3,28 Political Factors:
Residents of areas of unauthorised residentid developments in
metropolitan Lagos are in the majority migrants and low=income people.

The areas surveyed show that 76% of landlards and 884 of tenants

25, M,P.U, {Urban Fringe Ares Survey: Unauthorised Developments in
Urban Fringe Areas, Cctober 1979, p. 3.
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are non~indigenes of Lages State and are peoﬁie wiﬁh BOWE primary
and szcondary school education who are petty traders and service
personnels. . : L _'_ﬁ”'

A definite process hag been establishéd in the emergence of
migrants groups in the city which ultimetely ' trasnform people
bounded by tradtion in their source villages t¢ innovative, peopls
and ultimately into a mess pelitical system at which stage, migrant
groups through ganging up conciougly or unconelousgly have formed = #~ .
atrong political force capable at election time of changing the
political ideaology to favour their clroumstanoes.

Political opinions currently teing expressed on government
developmemt control measures on unauthorlsed residential developments
in metropolitan Lagos which are eseentially plamning problems tend
to ﬁ?*ﬁresa this point (see plate 1), Political opinion will
' éventually help many of this anauthorised developments to stay and
with some recognition too. At that time, the motives of unauthorised
developers will have been achieved while planning is left to follow

if they are to be iIntegrated into the urban system.

3¢3 Process:

What hasg been said so far in this thesis point out that unauthorised
resideniicl developments in metropolitan Lages have a cummulative
cengation process that can be conceptualised as in Pig. 3.9 and v
explained as followa: h _i

Housing shortage, and high rate of population inérease eéﬁecially

through migration, and the urban land market exist as the independent

variables affecting unsuthorised residential developments: the dependent

R
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Fig. 3.9: QULULRTIVE CAUIATION ZRCEIS3 (2 UHAUTHOR(L:D RESIMEITIAL DEVALORMENT
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variable which causes We are tryin: to find,

The indigenous freehold land tenure system that permits private
land ownership through which the citizen act, and the planning
legislations through which government asserts its authority doth
exist ae the primary independent variables. The land tennure
gysiva is impiicitly challenging government's proprietary right
over land ownership., This breeds mutual distrust,

While government enjoys the advantage of the eminent domain
and uses laws to zone, acquire and regulate developments. Affected
private citizens less powerful but not satisfied with government
control in whatever formj take disadvantage of delays inschemaa and
policies implementation to develop or alienate their previocus
ownership right illeagally and involve many more members of the
public in the struggle hoping some day to use political force to

achieve legal status for their unauthorised developments, The effect

is what we see existing as mass unauthorised residential developments,

3240 Problemg:

The whole essense of the preparation of development plans at
nationalfﬁg%éngﬁpoal, or village community levels is for
developments to follow a plan that has been formulated with the
best planning principles which has taken good consideration of the
immedes te amd,f;;g;x @:2.0, Objectives and aspiration of the society's
total environment for = balanced physical, economic and social
developments in terms of health and safety, convinence, accessibility
to activity areas, functionality of spece and an aesthetically

satisfying environment,



AL 31 BTLLDG UNDER CONSTRUCTIUN I FLOODAZLE ARSA AND
DIGER NEPA TRAMGRISGIGH Lils AT SARI (ORILE-IGANed)



PLATE L3 BUILDING DIRECTLY WNDER NEPA TRANSMISSION LINE
AT SARI (ORILE-JGANMU).

PLATE 53 DANGEROUS CROSSING BY PEDESTRIANS ON LAGOS/BADAGEY EXPRESSWAY.



FLAT 64 RECROACHNGNY 0N THE KXPRESSWAY SIDGWALK.

FLATE Ts GAMGE DU (0@ PRONISIVED,



FLATE B¢ VISV OF & JDED ALRBADY TAKEN OVaR 3Y RENUSE AMD GAMMGE

?m 9. A m‘ heid u AN [‘!MU:!:A‘I‘I.\»..].



FLATE B¢ VIiW OF o JD0GE0 ALRBADY TAKES OVaR 2Y REDUSE AND GAsaGE

PLATE S A STRAST Wiyt 1IN AN UsAUTSCHIZED.
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But unauthorised residentizl developments emerge through unco-
ordinated initiatives of essentially self centred individuals or
groups without the fare-sightedneas with which development plan
propose® land uses, Consequently they are hapbazardly located and
developed thereby having grave negative consequencies for the overall
interest of the society whichdia supported by evidence from field
study at Sari village Orile Igamm plates 4-9 - photographs taken in
March 1980, The situation is as follows:=-

3./;1 Building occur in floodable areas and path of drainage,

Plates 2 and 3 show buildings under construction in a floodable
area and in the path of drainage (rom the northe!.‘?parta in the more
denscly populated areas of Surulere, Tkate, Itire and Ijeshatado.

In fact site wisit during Bepteiber 1979 in the rainy season showed
their sites perfectly under ilood, The risk of being swept under
flood someday is thercfore great,

3042 Buildings occur directly unier NEHPA High Voltage transmission
line = plates 3 and l,

Fven though it looks criminal to a‘t‘:t}:z% 11::::8: who proposed
800£t (2Lhm) clearance for this class offtransmission line to see
a person building directly under it due to largely unpredictable
climatic andl weather vagries ihat can break connections and damage
installation, the unauthorised developers build and live confidently
unisr it, They cannot foresee any danger until they learn their

lessons the hard way which will at that time be much higher cost to

the whole society. Hence the agony of the planner at such sk}hta.
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A close relationship has been established in chapter 2 that
exist between uncontrolled urban growth and our unauthorised
developments and Turner (1967) argued that the forms of settlements
which are most economic in the input/output senge are often those
labelled as slums and squatter settlements, These he maintained are
often the most viable socially speaking for their inhabitants though
this contradicts many currently held assumptions, a straight forward
observation of how residents of unauthorised development areas house
themselves support this point,

In this study, it has been found that structumlly sound eight
roums houses have been built g4 'n average cost of 1'313,50026 for
both land and building which is only #30 per sq. m. of gross floor
area, and accommoddte 6 to B households at a monthly room rent of
ik,

On the contrary, evidence from official reports of the well

intended so called low cost houses in metropolitan Lagos show that
the average cost is far in excess of what the average urban poor
can afford, The least expensive 1978 contract price per flat for
one household was ﬂ12.50027* or 1156,9 per sq. metre gross floor
area provided by the polecie rank and file quarters in a 3 storey 24
unit block which cost #300,000, The least with the LSDPC low cost

housing scheme at Ijaye at 1978 price was ¥14,000 per flat for one

264 Field Survey, Dec. 1979.

27% Figures on Low Cost Housing szre from Housing Analysis already
cited, pp. 87-=99.
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household which is 1160 per sq. metre gross floor area.
| The sharp difference is what makes unauthorised residential
development areas the abode of the urban poor.

Saqondly, the 37,621 unsuthoriged residentail developments in |
metropolitan Lag«# earlier mentloned in this Shapter
represent 27,7% of the estimated tutal huusing stock of .136,000
for 1980, From the occupancy of 30.2 per house from ﬁ
estimate or 38 pereons per houge: in the field survey of this
study, unathorigsed residential developments provide between 25,8%
and 32.,5% accommodation for the estimated L.4 million population.
From this it could be concluded that they are a way of solving the
nousing problem of metropolitan Lagos though a crude one, <

The crudeness and unplanned nature of their location and develop-
ment however makes their obvious advantages sphermeral becauvse in
the face of a single flood hazard ox fire disaster to which they
~ ere so dangerously proned marny of them can be destroyz2d or rendered
u_aeleas in a few Qdays and may even involve loas of lives and
property evidenced by recent occurences in many parie of the country,

The cost in real terms at such times is often more than their

- benefites tc the society as a whole,
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CHAPTER L,

CONCLUSIONS AND RECOMMENDATIONS.

Having expored the chavacteristics of unauthorised residential
developments in the foregoing chapters, the conclusion is thaet
basically their developers have broken the law and in the words of
Angel and Benjamin (1976)28 to "recognise them and provide them with
the priviledges awarded to law abiding citizens such as police
proiection, education, health, fire protection water and the like
is an affront to the very principle of law".

On. the other hand, laws exist as long as people in the society
are willing and able to uphold them, When the majority or a significant
minority find certain laws inappropriate to their circumstances, the
lawe must be changed. The number of people, tenants, developers
and others with vested interest involved in unauthorised residential
ldevelopment areas as seen in thie study is signigicant,

Purner (1972)?? also concluded for uncontrolled urban growth and
in our situtaion unauthorised recsidential developments as a phenomenon
is a manifestation of normal urban growth processes under the
exceptional conditions of rapid urbanisation, As such it is mnot

their existence that is a problem but the fact that they are

28, Angel, S, and Benjamin, S.: Seventeen Reasons why the Squatt
Problem Can't be Solved in Ekistice vol. L1, Jan.~June 1976, p. 2L.

29, Turner in Breese, op. cit. pp. 508-509,
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unplamed and their forms are so often distorted. Purthermore
Turner maintained that such developments are bhoth the product
of and the wehicle for activities which are essential In the
process of medermisation,

ﬂd c.!
It ig for these facts therefore that it is strongiy ;%%gﬁggga ?

AT T

that sll existing plamning legislations should be reviewed to

respect the circumstances which brought about wnauthorised resi-~

dential developmenta. Such reviews will lead us to find realistic_
:§;  planning solutions to their problems that will be both currative and
preventive in the manners stated belows.

Curative:

The curative meagure now being propoged for unauthorised resi-
dential development rung parallel with those suggested by Collin B.J.BO
in his evaluation of Turner's polcies which he said can be placed |
somewhere on g spectruwn from Teradication™ with or without relocation
through Meontainment® (prevention of new buildings) to improvement
mﬁi. and inecorporation. Their paralleif%hich are now proposed ares

1. Selective Demolition with rehousing, fml |

24 FExcision with restriction by government férm temporary projects
or token layout encirclement heyond which hauildings will be E
@emolished immediately, | | -

3. Collins, B,J. in The Spread of Uities, The Growth of the
Shanty Town or Uncontrolled Urban Settlementss OCpen University
Social Sciences 2nd Level Courses Urban Development Units,

FPe 133~135. . ' '
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3. Regularization which involves improvements and incorporation.
The one which will be applicable will depend on the location, size,
population und conformity with other land uace in the arca.
In all cases some forme of selective demolition
will be upavoidable and will ledd to the eradication of developments
8till too small to be a viable urban village.
The policy of regularisation is a more 8

i
to large areas of unathorised residential deve opment already named
wrban r-uewal or not in coafligting z- o,

cant one andwill a%g%y

1« Planning Standards should be adjusted to local condition
because of the initi:zl, unplanned nature.

2, Three hierarhies of roads -~ major residential, collector and
local access roads not necessarily to every house,

3¢ Due consideration to public transport on major residential roads
and walking distance kept minimum,

s Vehicular access and grcen system to reach all community
facilities reach «

5« Supply of public utilities should take advantage of right of
way of existing street pattern to protect past investments
as much as possible,

6« Provision for storm water drainage preferably along roads,

Te VWater supply and electricity should be provided where not yet
available as common facilities to cut down cost e.g one public
water tap to 100-150 per head of population per day.

8., Waste Disposal snd Sanitation should be given adequate attention,
Specific application to Sari village Orile-Iganmu is the subject

of the final chapter of this thesgis.
A S,



Preventive Measuress
Ta In view of obvioug low level of planning awarenesé aﬁd Q;;_
negative public participation as Ogundele{1978) noted and supported

by evidence from this study, it is recommended that the following

compnication techniques be applied, _ R
(a) Charrettet This method described by Fagence (1973)31 is a
rorm of gaming simulation in which a plarmer e.g. from ministry ip ‘
attached to a commmnity to enlighten them in planning education..r

A symposium of some days duration is organised. The most regular -
participants become the district plarmer, representative of the
citigene of the neighbourhood, This with the leadership of the
planner discuss the problems of the community, the opportunities,

the sources of funds, the wole of the citizens. At the end a mean~
ingful mutually agreed plan emeryes. The role of the planner is fo |
set the operational context and to give expert advice, It may

involve self=help project Jjointly sponsored by citizens and government,
. This wethod has been used sucessiully in Baltimore U.3.A. The
charrette is seen ag a high point of e¢itizen participation in the
plamning process. |+ Lo
{(p) Citizen control, partnerehip aﬁd delegated power.lff;.‘

Ckerry Anitein (1971)32 developed an eight yung in t;é ladder
of publie participation, The first three of this named above arc
.. the highest form®of participation in the rung and suitable to our
’ puxpose here. -

, l

31. TFagence, T, Michael: Citizens Pariticipation in the Planning
.~ Process (United States) in Journal of ihe Royal Town Planning
Institute, April, 1973, vol. 59. No. L.

32, Junstein Sherry: A Ladder of Ditizen Participatlon in the U.S,..
in Journal of Town Planning Institute, april, 1971.
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(¢} DPublic enlightenment through wadic , television and the
dailies have great potentials and should be employed,.
2+ Development planning should he translated inte land use

throush

ek

planning computation and projeetion of rational land use

should be limited to such and there should

- requirenent, Acguisition glrou¥d he prompt and adequate compensation at

open market value (Hot full merret value). Umeh (1973)33 maintained
that it is the most satiafactory way out thowgh it should be adjusted

for fairmess to all the perties concerned but not inflated or

deflated compensation, .

3. Zoning of areagﬁfor'low inﬁomo héuging siée and service achemes
with common facilities should he given pricrity as Collina314 apd
Jawando (19?5)35 suggested 1 public water tap to serve 100 and 150
population respectively. L e
L Service personnel housing: alsc with common facilitliep should

be made an integral part of the design of high and middle incﬁme
housing because theae are to xerve as drivers, cooks, mightwatchmen,

etc. . L o .m-.

5. Localization of development contrel for effective area coverage,

" Bach of the proposed 23 local guvernment areasshould have a develop-

ment control Fformation similar in status to a local planning authority

and approving officers showld also be ingpeotorate and bave area time

~ takle which indicote what days of the wedk and what areas of their

33, Umeh, J.A. (1973) op. cit. pyre L7-48.
3}4. 00111115’ B.J. ODe citl’ pl 137'

35 Jawando, O.4.,cp.0it, p. 11,
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LOne tﬂey would go for inspection., This will help to reduce

both the time of the gencral public as well their pressure on
approving officer who now can't operate effectively in his office
during office hours when he ig more or less a public complaint
Lerrzay of ficer, 4Alpo standardirzed designg guitable to all classes
‘of residential areas and plot sizes should be developed that can
easily be purchased by developers at govermment rate which will
eliminate problems of errors in technical drawings and save a lot
of the time now belng wasted, This latier sugﬁestionézgiiefly
touched upon in paragraph 30 of the new land policy_a;ready citied

elawewhere in this thesis and will he adegquate. e
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CHVTE 5,
A TYPE DESIGN FOR REGTLATISATION OF SARI VILLAGE

(ORILE~ICANMU)

540 Location of Sari (Orile-Izanmu) in the etudy arcas

Sari village is the southe%lportion of a parcel of land divided

into two by the Lagos/Badagry expressway, adjacent to and infact

taking over part of a:ea?on“d

and being developed as Iganmu Industrial
Batates The parcel L17.2L Ha (1031 acres)(Fig.5d) said to belong to
the Orile Iganmu Community was acquired as part of the 2023Ha

(54000 acres) acquisition notice !lo. 28, wol. 7 of 24/,/58.

Although there was no evidence either from official record and field
survey that compensation had been paid, g@overnment interest is still
impressed on it by the construction of the expressway through it,

the passing of NEPA High Voltage tramsmission line, no submission

and as well no approval of building plans in the area and demolition
of 101 buildings there in 1974 (Fig. 5.1).

Also at the time of survey, sand filling was going arcund Coker
village which is the smallest of the three communites inte which the
parcel has developed. The other two Orile Iganmu north and Sari
(village) south have been fully developed hence conflicting and
competing government and citizens interest which is the rationale
for choice as case ptudy.

Fige 5.2 ghows Orile-~Iganmu in its immediate environment on the
gouth~western part of metropolitan Lagos urban fringe area. Bounded
on the east by Iganmu Industrial Estate and on all other sides by
regidential surburbs although clearly seperated by swamps and

{loodable areas.
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51 Existing Situation:

The physical problems and limitations in Sari village have
been highlighted in section ) of chapter 3 and very clear on Fig,
5¢1s¢ The details are as follows:
1s Total Area 86 Heotares.

2, Total Develop‘JLand Area 50 Ha, (58,14%).

3. Pond 9,5 Ha. (11.05%)

L. Floodable Area and Swamps 26,5 Ha, (30.8%).

5¢ The Pew Existing Incidental Open Spaces ape along unpaved
streets and private compounds, No land can be said to be vacant,

6. Existing no., of buildin; 350 (Extract from Uan June 1979).

7. Occupancy per building 38 (January 1980 Field Survey).

Be Assumed Inoreaaeieﬂmc(3 last census 150,

9. dssumed Total number of Building 1000,

10, Estimated Total population 38,000,

11, Estimated Density Gross (L4)1.9) NET (760 pp. Ha).

12, Area is completely mixed development but predominantly residential,

13. There is a local market and several temporary commercial

gtalls almost touching the edge of the expressway.
14i. No.community facilities except religious places.

15« Ho public utilities and services except electricity,
Water supply is from well (borcholes usually within private

compounds ).

‘* Urban Firing Area Survey., op, cit.
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16, There is only one tarred road runing accross the area mainly
designed as feeder
desidnedas feed road to the expressway linking the more densely
but alsc unplanned residential aress of Amukoko and Badia to
the south,
From the above one can easily conclude that such an urban
environment without facilities, utilities, services, with
no residential roads and planned green system is a substandard
urban residential environment, especially when the estimated

population is compayed with normal xtandard requirements as

set out in the section 5,2 below,

5¢2 Design Standards (Normal Adjusted to Local Situation.)

1. loads.

L Normal Standard Regularisation Standard
l Carriage way Bight of Carriage Right of
| way way
| Major Residential | 12.1m(LOft) 2Lm(80ft) | 6m(20t) 12(Loft)
Collector Streets 9m(30£t) 18m(60£t) | L.5m(5ft) 6m(20£t)

| Local Access Roads | 7.3m(2uft)  12m(LOft) 3m(10£t) 6m(20£t)

| Loops and cul—de-saﬁ " " " "

Loops and cul-de-sacs only necessary to provide access for
ceuergency fire fighting since car ownership in the: area is very low.

Utilities should be along right of ways.



k-

2, Community Facilities:

- Rational allocation of land mgainst normal standard

| | |

F__.__ Normal Slandard flegmlatisation Standard :‘

Primary School 1 to 3000 -~ 4000 pop. 1 to 10,000 age 6-11 \

Secondary School 1 to 16,000~20,000 pp. 1 to 38,000 i.e whole -
village age 12«17

3« Normal Standard of students per class should be maintained at
IBO-hO students, But achool can yun 2 to 3 shifis per day.

Lhe Bits Areat

Normal  _ i _. | Regglatioﬁ
Primary School - 1.2 = 1,6Ha - 0,2Ha (2000n°)
Secondary School @ .- 6=8 Ha ' 1 He,

School will not be provided with playfidd and boarding
facilities. -
5a  Health Clinic: one to tho whole village on Q.E’SH&,
6, Sub-Post Office on 0.1 Ha {1000m°)s -
T« Sub-Fire Station 0,1 Ha (1000m2).

8. Public Library 0.1 Ha (1000m2).

9« Plot Siges Economie plot sizes 15 by 7.35 (50 by 28 f£t) which
is half the prevalent (30 by 15 m) (100 by 50ft) %o prevent
speculation and maintain the area as truly low income j,fi‘th

reasonly withwihe
land costs reasonably)reach of the urban poor,

" =
¢ .

N N -
¥
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9.32 GREEN SYSTEM

i PEDESTRIAN WALKWAY ALONG GREEN TO REACH
FACILITIES

POLICE

I HOUSE GROUPING AROQUND OPEN SPACES
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5.34 DRAINAGE .

CHANNELLISATION FOR FLOODABLE AREAS




5.5 Sari (Orile-Iganmu) Regulatisation proposal alternative I (Pig. 5.51)
Highlightss
1 This alternative treats Sari village as a community and attempis

to solve the problem in situ, It has an option of being

integrated either to ﬂ“:northaggrts across the expressway

or with other communities in the south without encountering

the express road problem,

2 Maximum economy of limited resocurces = land and fund im built in,
3. Selective demolition will affect:

{a) 102 temporary commercial structures. They will be moved and
concentrated at the west-end on peclaimed land and will be
self-paying.

(b) 35 buildings existing directly under NEPA Transmission line.

(e) 20 by road access.

Le Community Facilities:

(a) ey will occupy the area now being occupied by temporary
commercial structures but allow adequate right of way from
express.

(b) Only two primary schoclswill occupy reclaimed land and

require only 0.k Ha (L000n?),

S5e¢ Housing:
(a) Through re-densification 50 plots will be available with
varying sizes but not less than the minimum standard of
(15 by 7.3m). It will be allocated to those to be
displaced by selective demolition as close as possible

to their former areas,
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(v} Bh more economic size plots are provided in an area %o
be reclaimed for immediate future inevitable increase in
population, .

 {¢) Some houses are only partly affected and can still be used.

Technicalities of assessment will be done by expert valuers.

itoadss L
E (a)_ Twe new major residential roads are proposed to divert
.'énd decongest activitices at the existing express road
Junction the two lower order roads join from them,
(b) Service lanes are provided at bhoth sides of the expressway.
An overhead bridge is also provided crossing express road

around the new commeraeial area.

TR
e Mo

o

- Gfeeh Systems

Some of the o exigsting street pattern will be inte raded

_ planted’
witlh the grosn systeam anQéwith shady %regs. Green will also be

along reads. All leading to the community facilities,

5.2 ilternative II: Highlights: °

1« Thig is more ideal for the physiecal, social and economic welfare
df'thé area though will he nore expensive,

e It integrates Sari village with the whole Orile Iganmu that will
be a district of about 120,000 population, They have common
bound, common problem and aspiration, It sttempts solving the
problem from that perpzective degpite the expressway dividing..

3e All commercial activities are to be transfered and replanned at
the northern part that has larger population and two of the

Tk,

3 communities, - "o
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L m k3~
Now community centre is'proposéd at the southern arca and will
be on recleimed land and  existing building will be affected.
188 economic size plots are proposed to occupy part of where the

axisting temporary structurcs exist and land to be reclaimed.

It will pe for rehouping scheme fr those to be displaced by

T P
. . . F
selective demolition and a few others,

' R
eyl

Flyover is provided over a distance of about 350 metres t§ afcid
the existing bottleneck at expressway junction., This will reduce
traffic volume to loeal one and part of the underneath wilil be
used as parking area for the new Disf;iét Commercial Centre.
Overhead bridge is alsc provided at same point with alternative
Ong. & |

Only one new major residential road is prnﬁoaed and.ﬁave sdme
allignment as the weat wing one in alternative I,

Green system priaciple is the same as in_a;tgrnative I. ’

Selective demolifioﬁ will affect -
(a) 23 building for road access,’
(b) 45 building safer clearance for NEPA tranamission line,
() 11 buildings for community facilitiese . & .oen o'

For both alternative I and XTI the pond around which refuse is
being dumped cloge to the existing commercialmafea Fig., 5.3 ref.

has to be sand-filled, R R
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5¢3 Zimplementation Guideline§’
1+ Basic to implementation is the public communication

2

3.

lia

technique suggested in chapter L after which developers
apply formally to government or agree to self-help regula-
tion with government technical assistance,

Alternative I is more suitable for self-help aption as it
minimises cost.

Alternative II is preferred and should be financed under
government social owerhead but developers should pay
development charges as applicable for the areq in the new
land policy irrespective of their type of tenements.
Priority should be on rehousing but not mere compensation,
Rehousing should preceed selective demolition in all cases.
Landlords of houses under construction should be persuaded
to house people to be displaced instead of taking new

tenants pending completion of rehousing scheme for them,
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Source: Master Plan for Metropolitan Lages Technieol "
Report To. 1 (Movember 1978).
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Bredicted Growth Resos S
Maxe - 1980=1990 946%
5 43%

Mig._ngg;'__-1980—1990

Mogt - : o |
probable = 9,4% prediection for 1980~1990.

Suggests 19% deeline of the current rate of 9.4% QE_

.

Furthor deeline 18 expocted in the 1990-2000 oo

Max, : 816 : - C | SN
Min. 4.0 |

Host | '

Probablc between 5.% and 6.3

Juzgeating a decline of %3% over the currvent likely to

occur in the noxt two decadesd.

‘ level ' : -
9e4ic current hos 99 /0l siginifiince. P
_ o divergence - _
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LPPENDIX ks LIST OF ACQUISITION 1IN METROPOLITAN LAGOS (LAGOS STATE ACQ.).

w Bl =

— -

_ Description Area in Ha ! Particulars of Whether ' Whether Compen-, Claims mmm»lw Remarks
! ; Acq. Notice Acq, Notice | sation has been| sicred _
f! _ ; Served m paid or not L. | m
m 7300 Acge. North ﬁ 7300 q:wmu. No, 26 iscq. Notice _ Compensaticn W ﬂ>oachmwdwon notice
{ of Airport road | Acres vol, 2 of served i not yet paid i 595 published and served |
| ikaja "wmr.mmp . 2L/10/69 | " ; ¥illa extension areag
w “ | m | to te excised for |
1o + | " | dev, to rece, exco. |
= o= 4 _ IVSRRSI S .. | T I——
2e Odofin Amuwo _ 2,033 _ Extra., Ord. ﬁ Acqusition notice i
ACQ e { Acres _ GCaz, No, 28 vol. L " 205 ! published & served “
L 822,73 EA | 2 of 11/11/69 s ; |
Land Between T | No. 16 wol 6 | No affidavit of "
3¢ iyetoro/8siin | 857.6 | of L/10/73 " " Acq. Berimeter |
Vill, Inter. | Acres. | survey completed _
Trade Fair | 3),7,06HA F _ | by Fed. Survey.
e 4 - . o To affidavit of
e ﬁmw@ along _“ 5,513 h ?w.._w\,ﬁww. 6 ., noaﬂgmmwms uﬂmmuﬁpom of Acq. |
“wmmmnmmmw. | hcres ot A , s | Perimeter Survey
_ 2,23 HA k . | h completed |
5e Govte College [1B.25Ha _ _ | = ;
— AEege w.pmbﬁo - |- - . (S—— . !
6, Adv, Teachers 0.72367 Ha | 0,5 vol.7 “ ! ,
. Lol _. Osqeq  28/3/7h m - - e h .
7. Properties m “ i | . !
adjoining Admin. | Hom.Awu _ wmwmxﬁmp.m I « " | | .
Gen, Office | 9. ¥ | | | :
Ikoyi Lagos " 0.059 Ha ~ ._ |
™ ! o T L |
8. Construction | “ No.9 v01l.5 _ Mo »wmwanpw of
of lLagoes Badagry| 1109 o 5 ; | Service of Ae3.
Road “ Acres | of 20/L/12 " . 32z | notice, Perimeter _
| ’ { i completed in conj. |
_. LLE.8ta | S| A—— j with Julis Berger _




. Dascription " Area in Ha, Particulars of | Whether ‘Wheth.r Compen- :Clains Regi- _mmamﬂwm
f | acge Notice “ Ac3. Notice |Sations has wmmlnnmuma _
e w { | Served __ ____ lpaid or not |
m 9. Dolphin Scheme | 87.16 * Gaz. No. 8 ﬂ Acq. Noitce |Compensation ‘o of T and unit
} _ Acres  of 17/1/7k Serfed Partly Faid 157 _oh possession _
- g kT . ! - | A  obtained -
10. Land at Opebi _ 641,023 { Hos 11 vol 7 ﬂ Acq. Notice Hpon. notice not .
village for | sq. metres . of 9/5/7k4 not Served ! | served. Survey
| .. Joys Scout Ass, [0.041 Ha | - . (. not_complete |
11. John Street vw%_uwwm-a.a ﬁ 110436 vol, T Notice ! _zoﬁnm published
vprm-@m..w.ww Centre | “8d4°metres Aoas/n/ Served { - i . and_served
5 Farce =
L_.'WWSMHMMM of | 21622 " No. 7 vol 8 Notice ‘ | Jmmzmmm Preatnent |
o M.M . Acres D\N\\_wm Served | r\vW\uu@ Plant. *
- f.“-l..m.d . _ T.977 Ha N & _ +
13, 68 I 53.61 No, 10 vol, 8 ﬁ ''1 werson C of T & writ of !
llacarthy Str, | sq. metres _ 16/11/72 : possession obtained |
Lagos | and lodged with the .
0.005 Ha Registrar of Titles !
sl e ieoee | for Registration
1k, Telecom, Link | 97.632 No, 24 vol § Pub, & Compensation | £33/817 No Affidavit of
Badagry Rd. | Acres 16/11/72 Served not yet paid | Acq, ‘notice, Perim
ter survey yet comp.;
o wmoGM Ha hn.i.b s oo vy Fed, Surv 1
15 Site for I 3158.96 | o, 33 Vo1 7 | Pub. & i Compensation 154/5.18 Papews of C of T. |
Revenue Court | Sq. metres | of 31st Oct. Served | being comp, and W of P with
Yab 1 SG .
aba 0.3158 Ha 974 /Ps |
- - ul - l-. —— - - - . . -
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DEPARTMENT OF URBAT 4D RAGIONAL PLANILIG, &DIDY BELLO UNIVIRITTS

L W ML W

DM ITERVLGW SURVEY, OF 30MD URBAN FRIIGS RESIDINTLL ARZAS T

[ e o e

motropolis is an academic exercise for the fulfilment of the
reguirements of the award of an M.3ec. Desrce in Urban and
Regionnl Planning ai the Ahmadu Dello University, Zaria. Plense
note that the information b.ing sought from you is needed for
academic purposes only and all personal views will be treatod

in avasrlute confidcnce.

b

1. ' What i FOuYr agﬁ?
2. What is your occupaiioni
o 8 Where do you work? R iy
4. What is your educirtiondl bacliground? »
(i) Ho school educaiion
(ii) Primary six. SRR L
(11i)  Secondery Granmar School. )
(iv) Poot Secondary. - Lo
5. llow many wives/vife do you have? -
€. How many children =nd their ages.
7. Arc you ilic owmier of +his building? Yes/WVo
e If not what ront do you pay as & tenant,

i per room per month.
ii. por 2 Ledroom flats

iii. 3--bedroom flat. - .
9., When di vou conc to settle here {Mame years)
10, Whero is your mlace of birth (Town and 3State).
1. If oun:v, when 4id vou build this howse,
12. Did you buy Ul plot on which vou have Huilt® Tes/To.
12. If yes, how much did you buy your plots
14+ What i8 the sige of the nlot?

15 Give an estimrie of the totel cost of the howd.



16,

17,
18.
19.

00 .

21,
22,
25

27
28.

29,
30.

3rd Jon. 1950 e L

- gr;

How was the construction financed? W e
(a) Personal savinigs _ : SR o
(1) Loan (fJource) LT e TR
{e) Qther Sources, R o

Did you draw a plan of this building? Yes/lo.

Do you have Government approval for this house? Yes /o,
£ no, what has been Government reaction to your coastru~
ction: ~ I IR R T

Ts this the only housc you have? Yea/i'o.

L L o B
et

Do you have temantsti
Why did you choose Vo build your house here?
why did you build at all? - .

2¢ Lo @arn income.
| b
3e Lo supplepent salary.

What problems do you hove about land ownersnip hers
here comment freely. L o
This place is said to Lo within Govi. Acquisition.
Has Goveormmcnt paid any compensation before?

If Goverments wants to use this ploce which of theso
will you prefer? T

I{ reloeztion where will you like o Lie resciiled?

If you won't lilic to mowe, what do you think this place
needs to mike 1% better to live in, '

How do you <hinl this arsa can be Improved?

House type o R

(n) Rooming B . .
() Flats _ B L A R S
(c) Self Contained Bungalow.

J;j % y

PR B as v Py g g bR

J 0. sdeycye
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