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ABSTRACT

Squatter settlements in cities is a phenomenon in most countries experiencing
urbanisation. Efforts have been made to eiminate them through housing policies which
include urban renewal schemes. Urban renewa schemes have been in the form of
conservation, rehabilitation, upgrading and site and services, and redevelopment. The
adoption of any of these strategies depends on the degree of degeneration, the purpose and
available resources.

The redevelopment strategy has been used without a considerable rate of success in
Nigeria. Such low level of success has been recorded in the Port Harcourt's waterfront
redevelopment scheme. The resultant problems have motivated this study.

The aim was to investigate the problems with the planning and implementation of
the Port Harcourt's Waterfront Settlements redevelopment Scheme and the explanatory
factors.

The scheme was examined by administering questionnaire to the beneficiaries of the
redeveloped settlements and residents of existing squatter settlements using the probability
and a 'smplified’ non-probability sampling techniques respectively. The key informant
approach and personal observation were aso used in collecting data about the planning and
implementation process, and the environmental condition. Relevant literature were also

consulted.
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Problems identified were basically that of unconventiona process of planning and
implementation of the scheme; inadequate administrative machinery and finance; lack of
public participation; and the absence of an enabling legidation. Resistance to the further
implementation of the scheme by residents of the dum settlements is due to the insufficient
number of dwelling units provided and the limitations in the procedure of alocating the
dwelling units.

As the fird dep towards the success of the redevelopment scheme,
recommendations were made for adequate legidation. The proposals also include
rehabilitative  measures aimed at improving the redevel oped settlements; and preventive
measures directed at discouraging the proliferation of slum-squatter settlements. The
specific roles of the public and private sectors towards the effective implementation of the
scheme were identified. Recommendations were also made to re-orient the beneficiaries

and strengthen the locd institutional capacity for a sustained renewal of the settlements.
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CHAPTER 1
INTRODU 'TION

Cities in Less Developed Countries (LDCs ) are
experiencing a disconcerting rate of growth due to the social,
aconomic or political opportunities they offer (Breese (ed.),
1972 p.15; Kirby, 1979 p.7). In no ssctor is the effect of
this phenomenon more manifest than in the housing sector.
Nigeria, for example, is faced with a total shelter need in
the 1990s of some 14 million units - 7.4 million for rural
settlements and 6.6 million for urban centres - (United
Nations, 1991). The housing sector in cities is characterised
by acute shortages, overcrowding, excalating rent levels and
an endemic invasion of vacant urban land.

Qutstanding, two residential areas in the city have the
greatest share of the problems. First, "the zone of
transition" which Ernest W. Burgess, in his Concentric Zone
Theory of Urhan spatial structure, described as next to the
central business district. The initial major residential area
that used to be guite wealthy but, as the city expanded with
influx of pepulation, became filled with low-income families
andl eventually, turns into a rasidential slum.

Second, the "Provisional Sguatter Settlements'" which Turner
(in Breese (ed.] 1972 p. 519) describes as illegal
uncontrolled developments with little or nho investment in

permanent construction or installations., These two areas
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have the hardest hit of over-crowding, structural
deteriorationn, lack of propy r sanitation and housing
facilities, etc. Thoy are slum and are inhabited mostly by
the urban poor and outcasts (Bollens and Schmandt, 1965 p.
203},

The plethora of slum associated problems have awakened
vovernments and  individuals to seeking for a panacea.
Covernment Housing Policies have introduced several measures
which include rent control, direct construction of residential
houses (e.g. in Port ‘arcourt), legalising title to land for
gquallter sattlements '‘n good condition (such as the Bogota's
pirate seltlements), and the National Housing Fund Scheme in
Nigeria, to mention a few, FExisting deteriorating dwellings
and enviromeen! have been tackled using urban renewal schemes
which are usually in Lhe form of radevelopment,
rehabilitation, conservation, and upgrading and site and
services strategies,

Govermpent 's intervention have achieved a measure of
success and failures with challenges. Such challenges form an

integral part of the planner's job.

.1 'THE REE: i I'UOBLEM AND JUSTIFICATION:

Port -Matrcenrt, 1ike any other city in the Less Developed
Countries, has physical development problams. In the past,
illegal "Temporary Occupation Licence" {TOL) was issued to

developers who erected temporary residant al
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structures at the waterfront in Port-Harcourt. This was
associated with the acute housing shortfall as evidenced by
the rapidly rising population and rentals in the city.

The housing structures in the waterfront settlements are
constructed in total disregard of planning and building
standards. On the housing and environmental conditions of the

waterfront communities, the Rivers State Governor (1991 p.1l)

notes:

...the temporary building materials made the slums
of the waterfront communities very susceptable
{(sic) to fire breakouts which have indeed resulted
in loss of lives and property. The congestion
renders these communities potential epidemic time-
bombs, and fertile grounds for crime and juvenile
delinguency. The communities do not therefore,
create the desired environments imbued with safety
and general welfare.

The Rivers State Government had to intervene in cleansing
th squalid environment by setting up a scheme to redevelop the
waterfront settlements for low income housing. The scheme
involves comprehensive clearance and redevelopment, The
houses were then allocated for purchase by balloting.

In 1988, the houses in Ndoki Waterfront Housing Estate
were completed and allcocated. The Marine Base Phase 1 was
completed in 1989 and, the Aggrey Road Waterfront Estate in
1991. All these phases of the scheme were implemented amidst
strong opposition from the residents and threat to the Town
Planning Officers. This fact is confirmed in a memo from the

Honourable Commissioner of Lands and Housing (dated 3rd June,

1991 p.2). to the Rivers State Deputy



Governor :
Ogu and Okujagu Waterfront Communities were served
PQuit Notices since 25th February, 1991; and since
then, we have made frantic efforts to remove these
people, so that the area will be built but, they
have resisted moving out of the area. The Urban
and Regional Planning Department, has not entered
into any dialogue whatsoever, with the residents of
Ogu and Okujagu waterside settlements. They
rebuffed our efforts with the police to remove
them. We have now applied for soldiers to provide
security, to enable us demolish the shanty
structures. The request for soldiers has been
granted. We can only stop action to demolish the
area if Government so directs.

Residents of Gbundu waterfront settlement which would be
within the next phase of development now constitute themselves
into a formidable force against the implementation of the
scheme. The Government's intention in providing "better
housing" seems to be frustrated but, the waterfront need to be
developed, considering the benefits of a better housing and
environment.

Sco far, the Government has not given attention to
knowing the reasons for the conflict. The previous phases of
the scheme implemented by using "the barrel of the gun" was a
violation of fundamental human rights.

Investigations have not been sufficiently done to
resolve the issues emanating from the scheme. Tkejiaku
(1989) studied only the Ndoki Waterfront Housing Estate
which was in existenCﬁ. He however, focused on the
acceptability of the scheme's products as adequate housing.

He did not look at the scheme's planning and implementation

which may serve as a means to resolving the problems
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peculiar to the scheme.

The Comprehensive Redevelopment strategy of urban renewal
has, hitherto, been a failure in Nigeria. The cases of
Central Lagos Slum Clearance Scheme of 1955 (Adeniyi, 1978);
Kaduna Slum Clearance Project of 1977; and the Maroko Slum
Clearance Scheme of 1990 (Nwogu, 1990) substantiate this fact,
Besides 1looking for a solution to the hitches of the
waterfront renewal scheme in Port-Harcourt, there 1is the
stronger need to examine the conventional approach to urban
renewal for the appropriateness in different renewal scheme
circumstances. A work of this nature is therefore necessary
for the planning and implementa;ion of renewal schemes.

1.2 RESEARCH QUESTIONS:

The main guestion that is answered in the research is:

Why has the implementation of the scheme not been sustained at

its latter stages?

The following sub-questions are answered in relation to

the main research gquestion:

 F° wWhat motivated the government to undertake the
scheme?

2. How successful has the scheme been?

3. What are the problems prevalent in the scheme

and the explanatory factors?

§; How can the planning and implementation of the
scheme be effectively improved for better

results on a sustained basis?



1.3  AIM AND OBJECTIVES:

The research is aimed at investigating the constraints in the planning and
implementation of Port-Harcourt's "Waterfront Settlements Redevelopment Scheme” as a
basis for making recommendations towards the success of such schemes.

The objectives pursued are as foliows:

{1 To review the concept and strategies of urban renewal and identify the
various determinants of successful planning and implementation of urban
renewal schemes.

{2)  To examine the planning and implementation of Port-Harcourt's wateriront
redevelopment scheme.,

(3)  To identify and expliain the problems of planning and implementation of the
scheme.

(4)  To propose a strategic plan and policies for improving the planning and

implementation of the scheme.

1.4 SCOPE AND LIMITATION:

The analysis in this study covers the appropriateness and adequacy of the objectives
and components of the scheme and their relationship with the planning and implementation.
A detailed analysis of the physical design of the site and buildings 1s not emphasised but

highlighted where necessary,



1.5 DATA COLLECTION AND ANALYSIS METHODS:

Two important aspects of the data collection for this
study are: Sampling technique and the instruments utilised.
1.5.1 Sampling Technigue:

In this research the target population include all
residents of waterfront settlements in Port-Harcourt. Data
were collected from the redeveloped and existing waterfront
slum settlements.

From the three redeveloped waterfront settlements of
Ndoki, Marine Base Phase I and Aggrey Road, a simple random
sample of Bl heads of households which ie a sample size of
21.42 per cent out of 378 heads of households were selected
(for interview) using the lottery method. The distribution
of number of households interviewed in each of the estates
is given in Table 1.1 below.

Table 1.1 Number of Sampled Heads of Households

Name of Estate Number of Number
Sampled
Dwelling Units
Ndoki 155 33
Marine Base Phase 1 103 22
Aggrey Road 120 2%
378 81

For an insight into the problems of waterfront
settlements in Port-Harcourt, a simplified non-probability
sampling was used whereby the Gbundu slum settlement was

divided into squares of 50m. by 50m. using imaginary lines



8
and two or three regpondents were chosen from each square.
108 heads of householdas were interviewed out of 4,7841% to
confirm some of the results of previous works,

1.5.2 Survey Instruments:

Ag planning research cannot be completely sclentific,
data was collected using questionnaire, Iinterview method,
visual aids, documents and persconal observations.

(1) Questionnaire Degign:

Two sets of gquestionnaire were desgigned, one for
Gbundu slum settlement and the other for the
redeveloped waterfront settlements. The survey in
Gbundu settlement covered the socio-economic
characteristics, housing condition, land use
characteristice and problems, environmental
conditions and general level cof user satisfaction.
The data collected from the redeveloped
settlements covered the planning and
implementation of the scheme; neighbourhood and
houaing gquality; facilities, utilities and
services; and the esocio-economic condition of

residents.

1*xThe number 4,784 heads of househelds, was derived from a

total population of 28,704 based on 8 persons per household.
The population figure was projected from 1885 population of
Gbundu waterfront settlement presented by Kwokwo (1985) using

an annual growth rate of 5 per cent.



1¢
(11) Key Informant Approach:
Qfficers from the following
Ministries/Departments were interviewed:
{(a) Urban and Regional Planning Division of the
Rivers State Lands and Housing Bureau.
(b} Rivers State Housing and Property
Development Authority.
(c) Rivers State Land Use Allocsation Committee.
{d) Lands Division of the Rivers State Lande and
Housing Buresu.
(e} The Budget Office, Rivers Btate Ministry of
Finance and Eccnomic Planning.
{f) Statlstiecs Division, Rivera State Ministry of
Finance and Economic Planning.
(1ii1) Yigual Aldgz:
Photographs &and mapse/plans were used where
necesgary, to highlight iessues.
{(iv) Document Information:
Literature, reports. gazeties etc., relevaent to
this work were consulted.
1.5.3 Data Analyvgie Technigue:
To make meaningful deductions, the data collected were
preasented 1in tables, charte, rhotographs, and maps/plans.

Simple statistical deductions were also made.
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1.6 THESIS STRUCTURE: _

The thesia atarts with an identification of the problem
and gosl formuletion. The second chapter reviews existing
strategies on urban renewal. The chapter is discussed under
concepts, determinants, issues, and the conventional process
cf planning and implementation of urban renewal in eome
countries. This formed a basis for understanding the
emerging renewal problems in the snalysis. _ g

Chapter 3 presents an overview of the c¢ity of Port—l
Harcourt. It highlights the factora responsible for thel
growth of the city and the consequent growth of pr'm.riesimwl'J
squatter settlements. !

Chapter 4 gives a description of the physical as well
a8 the socio-economic characteristics of the waterfront
rrovisional sgquatter settlemente. The Gbundu settlement is
uged ag a cage study. | |

Rased on the facts synthesized from the precedi;g
chapters, chapter 5 reviews the previous phases cf the
scheme . The problems identified are summarised (and
highlighted) in chapter 6.

The thesis 1is concluded with a recommendation of

approaches for a successful implementation of the scheme.



1.7

OPERATIONAL DEFINITIONS:

1.

"Waterfront Settlements Redevelopmert Scheme":

This Phrasc is used as a name and description of location of the
wban redevelopment scheme in Port-Harcourt. The reader should not
expect discussions relating to the principles of planning and development of
urban waterfronts as the title of the thesis may suggest. Hence, the phrase is
in inverted commas.

Provisional Squatter Settlement;

The adjective "provisional” 1s used to qualify Squatter Settlements
which Tumer {1972) called slums. Not all squatter settlements are slums,
since the term emanates from the illegality of tenure. Turner calls squatter
sctilements as "Uncontrolted Urban Settlements" and classified them
according to their level of physical development and degrec of security of
tenure (figure 1.2).

Waterfront Settlements in Port-Harcourt are considered in this work

as "Provisional Squatter Sctilements” using Turners classification.
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p. 514
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(gic):

The word “sic’, underlined and bracketed, is
inserted in direct quotations to identify
incorrect spelling, punctuation, or grammar in the
source of the quotation.



CHAPTER 2
REVIEW OF STRATEGIES AND DETERMINANTS OF URBAN RENEWAL

This chapter ie concerned with a synthesis and
collation of various authorities that have dealt with the
concept and strategies of urben renewal, examples of renewal
gchemes, and the conventional process of planning and
implementing renewal schemes in some developed countriee and
Nigeria. This will form a basis for understanding the full
flavour of emerging renewal problemg in Chapter 5.

The review is generally, on urban renewal but with
emphasis on the redevelopment approach which was used in the

Port-Harcourt s waterfront renewal scheme.

2.1 THE CONCEPT OF URBAN RENEWAL

Urban renewal developed out of the need to curb the
environmental and socio-economic effects of wurbanisation,
and to revitalise continually all elements and parta of the
urban area which are tending towards functional
obeoleascence. The term "Urban Renewsal” has been defined by
_Grebler (1964 p.13) as:

A deliberate effort to change the urban
environment through planned, large-scale
adjustment of existing city areas of present and
future requirements for wurban living and working.
it extends to nonresidential as well as
residential land uses. The process involves the
rerlanning and comprehensive redevelopment of land
or the conservation and rehabilitation of areas
which are to be preserved because of their
historical setting and cultural values - all in
the framework of an over-all plan for a city’s
development.
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This definition views the process of urban renewal as a

rhysical one which may involve various approaches
(redevelopment;, rehabilitation and coneervation) depending
on the extent to which the area is degenefated, the purpose
and the resources avallable for the renewal scheme. Urban
renewal is aimed at bringing about extensive changes in the
living conditlons of peopie. It iInvolves to some extent,
the distribution of social goods which have long term
effects.

The many purposes which have been ascribed to urban

renewal schemes can be summarised ae:

{a) Elimination of degenersation and slums;

(k) Provieion of decent, safe and sanitary housing:

{c) Mitigation cf poverty:

{d)}) Meintenance and/or expansion of sccio-cultural
facilities &and services such as educational,
health, etc., fecilities and services;

(e) Achievement and/or maintenance of an adequsaste low
and middle-income household compcnent in the city;

(£} Revival of Central Business Districte;

(g) Attraction of additional "clean industry” into the
central city; and

(h} Enhancement of the finsncial strength of the city
government (Rothenberg, 1967),

A well thought-out plan must be viewed within the

context of the c¢city's plan. Unless a renewal acheme is
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integrated with the general urban plan, & renewal activity
embarked upon will not quite come up to expectation (Picket,
1958). Urban renewal should be regarded as "basically one
of the processes of implementing the general plan” (Pomeroy,
et. al. 1958). This then meane the general city plsn must

recognise the effects of renewal actions.

2.2 DETERMINANTS QF SUCCESSFUL URBAN RENEWAL

There are some basic elemente which contribute to the
success of an urbkan renewal scheme. They include: manpower,
professional knowledge, administrative expertise,
propularity, social standing, pelitical eatanding, legality,
and finance (Morris and Binsetock, 1966; Goodman end Love,
1980). These forceas are discussed in & simplistic level

ueing the feollowing framework:

(1) Ihe Legal Mechanigm:

First, there should be a legal mechanism in
acquiring land. The principle of "eminent domain”
(called "expropriation” in most European Countries
or "Compulsory Purchase” in Great Britain) allows
the government to acquire Land for Public purpose
and keep 1in public ownership. In principle, the
laws 1in the United States, and BSection 39 of
Nigeria Town and Country Planning Law (CAP 126

Laws of Hastern Nigeria) reguire that adequate
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compensation be paid for legitimately owned
properties on lands taken through the powers of
eminent domain. Payment of adequate compensation
for legally owned properties may resolve most of
the isgues that may arise when land i=
compulsorily acgquired by government.

Second, plans formulated for implementation
are only pointers and have 1little or no powers in
themselves. Legislations are therefore, necessary
to give them some teeth. The presence of planning
lawas and regulations to enforce renewal schemes,
development control, public land acquisition, and
the protection of officiale in the discharge of
their duties facilitate the planning and

implementation of urban renewal echemes.

(ii) Financial Mechanism:

Planning and implementation of schemes needs
some resources or materials, payment of staff and
compensation. This element ensures that money is
available for the renewal scheme and it also
determines the egcope of the scheme. Often it
depends on public funds. This means that adequate
financial allocation has to be made in the annual
budget and entrusted in +the hands of a well

organised administrative machinery.
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(111} Administrative Determinante:

A department can concelilve of a project but
may not be able to administer it because of the
project B unigque nature. The success of a project
will therefore, be determined by a  proper
administrative framework. For a renewal programme
to succeed, 1t must start with the establishment
of a Planning Agency or a building Department,
where there is none.

The Agency (amongst others) has powers to
acquire gltes, undertake studies and prepare plans
for the project, clear land, prepare application
for fund and application for non-cash grants by
the Government, in providing public improvements
such &as schools, parks streets and eside-walks,
etc. Thie reduces the city s cash obligation for
renewal projects. The Agency also ensures that
the renewal programme has a broad support base,
thus performing the co-ordinating function; and
reloceate affected famllies when necesgary.

(iv) Incentive Mechaniem:

This element induces private developers to
Join the venture. The inducement may be in the
form of facilitating sources of 1loan to private
developers, and the provision of a site and

services gcheme.
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The inducement can also be in the form of
“public participation”. Neighbourhood
associations, other professionals, private
developers, civic leaderas, etc., must participate
in the scheme and their activities synchronised.
A properly organised public participation ensures
that the retentive, recuperative, and resistive
influences exerted on land use by socio-cultural
forces (Chapin and Kaiser, 1979 pp 43 - 44) 4in an
area are considered to ease the planning and
implementation of a renewal scheme.

In addition, an articulate urban policy
defining the powers and functions of key
professionals involved in the development of the
environment will give a sense of belonging to the

various professionals.

2.3 URBAN RENEWAL STRATEGIES:

Three major urban renewal strategies have been
formulated. They include redevelopment, rehabilitation and
conservation. A recent addition is the "Site and Services,
and Upgrading” strategies. Introduced during the Third
National Development Plan of the Federal Government (1975 -
1980), the site and services strategy involves the clearing
or improvement of an area meant for renewal or development

and providing the necessary infrastructure and services
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before allocating plots to developers. It is considered as

a measure which is cost-saving to the Government.

(1)

(ii)

Redevelopment:

It i@ the replacement of an exigting land use
and population distribution rpattern through the
acquisition of built-up areas {which are
considered to be extremely detrimental to health
and safety, convenience and livability). and the
clearance of this area for redevelopment according
to a city development plan. It is generally
referred to as the bulldozer apprcoach to urban
renew&l. | . -

The redevelopment approach involves the tétél
clearance and rebuilding of an area. This
strategy usually engulf huge sum of money. strain
family ties and social organisations in the course
of relocating residents, and destruction of
higtorical artifactz and natural monuments. These
major shortcomings have made conservationists to
criticise this approach, and solicit for the
conservation and rehablilitation strategles.
Rehabilitation:

ihe strategy involves the improvement of a
built?up area to eliminate the environmental and
structural deficiencies which cause a dwelling to

be regardsd as being obsclete or sufficiently
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cheolescent as to be unsuitable for continued
habitation (Kirby, 1979, p.47). Rehabilitation
consists of: |
{a) Administrative measures to restore an area
to its original function, or to bring about a new
appropriate function for it reflecting the
comprehensive city plan.

(b} Conserving areas of particular interest,
demolishing extremely bad areas for redevelopment,
and repairing physically deteriorated buildings
that can continue to be useful.

{c) Correction of undesirable conditions that have
an adverse effect on the uses of land and
buildings in the area by providing necessary
services and facilities, and protection of such

arecag.

(1ii) Conpervation;

Thie strategy ig the presar*ation of
predominantly built-up areas that are in good
condition or are of particular interest because of
their historical, cultural, architectural or
aesthetic wvalue. It involves the protection of
the quslity of the specified areas to avoid
conditions leading to rehabilitation and

redevelopment.
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Measures of conservation émongét others,
include, strict enforcement of building, hcusing,

and zoning regulations.

2.4 IQQUES AND CHALLENGES OF URBAN RENEWAL:

The problems and challenges of urban renewal &re
multi~dimensional. They include the problems ofl
identification of renewal areas, land acquisition, planning,
land allocation, financing and maintaining a suitable
social, economic and political atmosphere.

Indices such as age of building, materials for
construction, persons per room, household and neighbourhood
facilities, accegesibility, level of sanitation and rate of
social vices are used 1n measuring the level of urban
degeneration. But a uniferm result cannot be obtained
because of differences in standards due to differences in
social and cultural values, and construction technology.

.Slums are generally seen as areas of detericrating
or dilapidating housing lacking basic amenities and
characterised by poverty. The British Housing Act of 1837
properly defines "slum” to mean, "any area where dwellings
predominate which by reason of dilapidation, overcrowding,
faulty arrangement or design, lack of ventilation, light or
ganltation facilities, or any combination ¢of these factors,
are detrimental to safety, health or morals.” Fried and

Levin (1968), describe slum areas as the true Scdom and

'
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Gomorrah of the modern industrial werld because of the
social vices associaeted with them. The problems of sium are
deadly., which warrants its clearance from the city. Yet, it
has ites social functions in the urben environment, which
also calls for its existence.

Another important 1issue in most urban renewal schemes
is that, large amcunt of capital investmente are ueed to
effect marginal improvement in quality, much of which deoes
not in any way benefit the poor. Viewed from its concept,
urban renewel 1Is supposed to bring about improved physical
environment, improved municipal services, prevention of
diseases and improved Job opportunities. But the
consequence has often times been decrease in housing stock,
inecreased housing coste, increased rents, increased cost of
municipal servicee &nd loss of old ties (EgunJobi, 1987).
Urban renewal in Nigeria (especislly when the redevelopment
strategy is uesed) has been a malevolent procees subjecting
the residents to homeleseness. Adeniyi (1978 p.b2), 1n his
study of the Central Lagos redevelopment scheme notes that,
"as laudable as the project objectives were, these could not
be achieved and it appears that the scheme had created more
problems than 1t originally set out to solve.”

As noted earlier, one of the adverse effects of most
redevelopment schemes ig the disintegration of family ties
and 8ocial organisations. Such ties contributes to the

emotional welfare of pecple sasnd it needs protection.



25

Security and Welfare of people (in a nation) is a primary
purpose and responsiblity of government. And the Laws of
the Federal Republic of Nigeria provides for such security
and welfare. Article 27, paragraph 1 of the Universal
Declaration of Human Rights adopted by the United Nations in
1984 declares that: “Everyone has the right to freely
participate in the cultural life of the community.” The
planner is therefore put in a dilemma whether to violate
fundamental human righte or not, in the performance of his
duty.

If the redevelopment strategy which involves
rehousing is to be just and beneficial, two basic conditions
must be satisfied:

(i) The houses must be affordable by the

beneficiaries; and
(ii) They must be able to re—-establish their pattern
of "cultural life” in the new settlement.

These conditions are however, difficult to satisfy in
practice, considering the dynamics of our "environment”.

Redevelopment schemes in Nigeria have been that of
building of houses and allocating them to only few of the
affected people while the social, psychological, economic
and sanitary attributes are not influenced. “If the
structures are improved and even replaced with new and
better ones, while the people are neglected, the structures

will revert to slum status” (Onckerhoraye and Omuta, n.d.,
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p.280). This fact is glaring from the first attempts at
slum clearance in Britain, with the belief that improved
housing conditions would produce improved  behaviour
patterns. But this belief was challenged after the Second
World War. Empirical evidence show that the quality of
property occupied is strongly related to the status of the
household (Kirby, 1979 p.39).

While agreeing that economic condition of the
inhabitants 1is the root cause of most slums, Das (1974)
identified four other factors which contribute to the
creation of slums and their sustenance - physical,
environmental, social and psychological factors. These five
aspects are interlinked within themselves both directly and
indirectly in a cyclic fashion (figure 2.1).

Das argues that a comprehensive solution depends on
the several intrinsic and extrinsic factors related to the
housing problem. The intrinsic factore include economic,
phyeical, environmental, social and psychological factors.
The extrinsic factore include the technological aspects like
selection of material for housing and its quality; material
resources and management; ecological considerations in the
light of prevailing technological situation of the country
like level of mechanization, transportation, availability of
energy etc.; the quality of material in terms of its
reusability, disposability, renewability, maintenance etc.;

and the possibility to deploy the resources both in terms of
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FIG. 2.1 : VARIOUS ASPECTS OF SLUM PROBLEMS

AND THEIR PRIMARY AND SECONDARY
REPERCUSSIONS

Source : Das, 197%.
NOTE :

From center to first circle shows the problem

Second circle , the various basic aspects of the
problem ;

Third circle , the primary repercussions ; and
Fourth circle, the secondary repercussions of the
basic aspects.

‘
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man and material .

In addition, the issue of fairness and justice in
rel ocation constitute a challenge to pl anners. The
popul ati on affected nmay be nore than the space, considering
the new density standards, thus, some may be denied of
accommodation. On the other hand, the new accomovdati on may
be smaller than the famly size and space occupied by the
famly in their fornmer slumresidence.

The issues and challenges in urban renewal are
onerous. But renewal actions cannot be ignored, considering
the ethical commtnent of the planner. Per haps an overvi ew
of renewal schenes inplenented in sone countries will give

i nsight on neeting these chall enges.

2.5 EXAWPLES OF URBAN RENEWAL PRQIJIECTS

In this section specific attention is given to
exanpl e of redevel opnent projects in line with the focus of
the thesis. Exanples to be considered are renewal schenes

in Delhi - India, Manila and Ni geri a.

2.5.1 THE SQUATTER RESETTLEMENT PROGRAMVE | N DELHI -1 NDI A,

The Del hi Devel opnent Authority (a national
governnment agency) is responsible for urban renewal. The
Del hi Authorities classified the land areas of the city for
conservation, rehabilitation, and redevel opnent, using their

degree of deterioration and obsol escence as a criteria.
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An area for redevélopment muet be "statutorily
declared and is characterised by acute congestion,
dilapidated housing, intermingling of incompatible Iland
uses, resulting in unwholesome living conditions and gross
inadequacy of basic civie amenities and communal
facilities.”2 These areas are bheyond economic and physical
repair.

Inside the walled cilty of Delhi 535.6 acres with a
population of 196,865 were scheduled for redevelopment. The
firet step was to relocate the families. Convenience fo
work was considered as a very important factor in the
relocation.

In case of high density slum-squatter settlements

urban villages” were estsblished for

“trangit camps” and
the temporary accommodation of the families until the public
housing projects were ready for thelr permanent settlement.
Trensit camps are considered to be the first step in

a redevelopment programme to avoid resistance and reaction
to future programmes. The transit camps make proviesion for
facilities and services which enables inhablitants to
continue their old family associatiocns. There is also a
Social Hall for +training the former slum-dwellers on co-
operative and healthy urban living in their new houses or

apartments. The authorities of Delhl c¢coneidere slum-

2 The Draft Master Plan of Delhi (Delhi Development
Authority, 1966) Vol.I. Chapter 9.
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squatter clearance, without a continuing follow-up support
programme for training and asslsting the displaced families
towards an improved way of life azs a negative approcach,
gince it conly ghifts the problem to another location, at
another time (Juppenlatz, 1970). Trades and crafts are aleo
taught in transit camps to make people without Jobs
productive, and eradicate illiteracy.

Governmental and non-governmentel sectors are involved
in achieving the programme. The economic investment is
systematically done by phasing the project and financing it
adequately. Formation of citizen committee in each of the
redevelopment areas which serve ag link between the planning
officials and those who are bheing planned for is encouraged.

Sad to note, the programme did not accomplish its
overall objdectives due to several factors, which include,
unchecked immigration rate, unpopular tenement design, and

finencial constraints (Shrivastav, 1874).

2.5.2 MANILA SQUATTER RESETTLEMENT PROJECT:

There wag a widespread devastation of the rural areas
and citles in the Philippines during the war years, as a
result thousands of homeless families had to migrate into
Manila, starting from 1945 for a means of livelihood. From
a squatter population of 23,000 persons in 1946, it grew up
to 282,730 persons in 1963, and 767,112 persons in 1968. As

at 1988, a total of 1,102,554 persons were said to be living
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in slum-squatter conditions in Manila.

The government had to intervene by resettling the
teaming slum-squatter population since they were a threat to
people and properties. Some of the squatter colonies were
the breeding grounds of organised crime.

The story of slum-squatter population resettlement in
Manila is one of several experimental projects and
researches since 1951. A seemingly successful project was
that of the transfer of squatters from Intramuros, Tondo,
and North Harbour colonies in Manila to Sapang Palay, 37
Kilometres north of the city of Manila.

The Presidential Slum Clearance Committee formed in
1950 waes in charge of locating suitable sites for resettling
squatters, and the purchase of the land was financed by the
Government. The project involve government and non-
government agencies.

A squatter Resettlement Agency within the Office of the
President was established in August, 1963. The Agency had
interdepartmental representatives and was responsible for
the project. Each Department made budgetary provisions for
the project. With a representation from various
departments, the Resettlement Agency was able to engage
technically in regional planning to check the migration
rate, and urban development studies.

The site at Sapang Palay (measuring 750 hectares) was

cleared and supplied with essential infrastructure,
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utilities, services, elementary and trade schcools, market,
pmall industrial estate, health centre, central
administration and staff houses. Houses measuring 9 square
metres in area were built using simple timber frame, bamboo
slatted floor, and aluminium roofing. The families were
transferred 1in groups of about &0, and only upon the
completion of houses for the group. The families were to
repay the People’s Home site and Housing Corporation for the
Land and the cost of the houses on an instalmental hasis.

The income level and standard of living of the people
were improved through an educational programme and sassisting
them 1in participating in agriculture and cottage-type
industries. They were taught skille in animal and crop
rroduction, and simple trades. Credit facilities were also
available from the National Co-operative Bank and the
Naticnal Agency for the development of Cottage Industries.

A Project Director was appointed for the project with
assistants reprresenting all the departments involved in the
project. The departments and their assigned
responsibkilities are, viz:

TABLE 2,1: ASCIGNMENT OF DIFFERENT DREPARIMENIS IN THE
MANILA SQUATTER RESETTLEMENT PROJECT

DEFPARTMENTS AREAS OF RESPONSIBILITY
People s Homesite and Conatruction and maintenance
Housing Corporation staff for infrastructure,
(PHHC)}, Bureau of security, transportation,

Public Works. and communication.



Home Finance Commisgsion

Co-operatives Adminis-
tration office,
Philippine National
Co-operative Bank.

Bureau of Agricultural
Extensicn, Bureau of
Plant Industry.

Bureau of Animal
Industry

National Cottage
Industries Agency
(NACIDA) and NACIDA
Bank.

Bureau of Public
Schools.

Bureau of Rural Health

Social Welfare
Administration (SWA).

National Water Supply
and Sewage Administra-
tion (NWEA).

Presidential Assistant

onn Community Development

National Power
Corporation

33
Home Finance guarantee.

Co-operative cfficer and
Co-operative finance.

Agriculture, soil and farm
management, and supply of
seedlings.

Livestock and poultry, and
supply of breeders and piglets
to families.

Cottage Industry, home craft

industries and credit
arrangements.

Schools and education

Health services, doctors,
nurses, dentists, and
maintenance of health
services.

Social Work.

Water supply.

Community development, home
economics programme.

Power Supply.

o

20Urces

Juppenlatz, M. (1970):

Citieg in Transformation,
University of Queensland Press,
pp 122 - 123.

In December 1963, there was a court order that hastened

the resettlement

and, between

December 1963 (when the
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resettlement started) and March 1984, 15,000 families were
moved. Deepite the wunscheduled rate of relocation, the
project took shaepe by the end of 19865 hecause of articulate
planning and menagement.

The people were encouraged to form Community
Assoclationa for eaey communication to and from non-
government and government agencies. Adeguate transport
arrangement bebtween Sapang Palay and Manila 1is also
availseble.

On 18 July, 1866, a law was passed to establish a
National Centre at Sapang Palay, "to study and deviee
solutions to the problems of urban squatting and/or for the

training, relocation and rehabilltation of urban squatter.”

2.5.3 CASE STUDY OF REDEVELOPMENT OSCHEMES 1IN NIGERIA
Examples of redevelopment schemes in Nigeria include
the Central Lagos, Maroko, Kaduna, and Port-Harcourt
Schemes. All except the last, will be examined in this
section.
(I) The Central Lagos Slum Clearance Scheme:
The Lagos Executive Development Board (LEDB) W a s
responeible for the scheme that started in 1865.
The scheme involved the clearance and redevelopment of
28 hectares of land. Several measures were taken to
urge the movement of the residents. The LEDB accepted

the responsibility to:
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(1) house the affected residents at a subsidised
rent 1n the Surulere housing estate until the plots in
the cleared area were ready to be reconveyed -

(11) provide 200,000 pounds to compenesate traders whose
rrofit suffered, landlords who were dependent on rents,
and other cases of hardship:

{iii)provide transport for the move to the temporary
housing estate.

In addition, the board promised to reconvey the lands
to their original owners or offer an equivalent area nearby,
or other alternative land that guits the victims. But the
original reesidents were to acquire their lands at a coest of
"acquired price plum eurcharge of 20%", and build houses
subject to foundatlone being provided to take two-or three-
storey extensione. The Federal Government to meet cost of
infrastructure, wutilities and services; and provide 95%
mortgagee at 4% interest.

The stringent conditions which were beyond the
residents” income made them to riot on 2Z8th June, 1956, when
LEDEB attempted to carry out the scheduled demolition. More
than two hundred policemen were drafted to guard the
labourers and many rioters were arrested. The clearance
acheme continued in spite of the protests (Marrig, 1882).
But the scheme could not continue in 1960 because:

(1) The LEDB had no money to continue the implementation.
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(ii) The scheme brought a s=sudden break in the social and

economic life of the people.

(1ii1i)The scheme lacked public participation.

(iv) The cost of the expected fabulous homes was bevond

(2)

(3}

the reach of the impoverished indigenes. Many of the
dimplaced persons had to sell their rightes in
Central Lagos and even leaged out their new
accommodation, while moving into the new shanty areas

of Mushin or Shomolu (Sads and Adefolalu, 1975).

Maroko Slum. Clearance Scheme:

The Maroko slum clearance scheme in Lagos was
implemented in July, 1990 under Governor Rasakl of
Limgos BSBtate. The decislon for the scheme was sudden
and there was no 8pecific arrangement for the
relocation of the 300,000 people displaced (Nwogu,
1890).

The people were not properly informed before the
demolition, no feasibility study, nor the moral
obligation for compensating the victims. The
objectives of the scheme cannct in any way, justify the

misfortune for the residents.

Kaduna Slum Clearance Scheme:
The scheme wag implemented in 1977 by the Kedunsa

Capital Development Board. The site was the squatter
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colony &long the Western by-pass. The ascheme
however,became a failure because of inedequate
feaeibility study, and the neglect of displaced

regidente in terms of relocation and compensation.

2.5.4 AN EVALUATION OF THE CASE STUDIES:

In all cases of glum clearance examined in
Nigeria, there have been serious financial, social or
cultural probklems due to inadegquate planning and
implementation procedure. The problems inherent in the
redevelopment strategy has made 1t to be de-emphasised
for rehabilitation and conservation strategies of urban
renewal. But redevelopment cannot be erased from being
an urban renewal strategy because, it Iis the only
solution tco areas which are potential time-bombs and
totally repughnant to the elements of public interest.

A measure of success was however, achieved in the
examples from Delhi and Manila. In singapore, the
redevelopment strategy has transformed the landscape of
the central area wonderfully. It has helped in
reducing the socilal cost of slums, sgtrengthening the
fiscal position of the public sector, and improved the
investment and employment opportunities. Redevelopment
has also made it proasgible for the wvaluable and
strategically located wurban land in Singapore to be

better utilized resulting in an increase in the volume
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of floor space and the enhancement of public utilities
and safety (Nwogu, 18950).

Although expensive and tasking., it 1is crystal
clesr that there is nothing wrong in using the
redevelopment strategy where and when necessary. The
problem lies in its application. It is therefore,
neceasary to examine the coonventional process of

planning and implementing redevelopment schemes.

2.6 PLANNING AND IMPLEMENTALIION OF REDEVELOPMENT SCHEMES:
The principles and methodology of redevelopment schemes
as practieed in three countries - Britain, United States of
America and Nigeris - are examined. Thie is in order to
identify eome of the shortcominge in the planning and
implementation process  in Nigeria and, recommend a
comprehensive approach for countries without an efficient
urban planning machinery after the review of the Port-

Hercourt 8 waterfront renewal scheme.

2.6.1 Britain:

In Britain, the procedures involved in declaring a
clearance area are laid down in Parts II and III c¢f the
Housing Act, 1957. The steps are ocutlined in Figure 2.2.
Planning i1is essentially a Local Govermment functicon in
Britein and the planning laws make provieion for urhan

renewal schemes.
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Fige 242: Steps in the Clearance Process in Britain

Souros:

Gibeon, Me3. and Langstaff, M,J, (1982) p, 33
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Consideration le given to the avaeilability of housling
for persons displaced before clearing an area for
redevelopment under Part III of the Housing Act., 1957,
Individuale &are not however, having a legally enforceable
right to be rehoused after dus compensation, but most local
authorities take it as a moral obligation in such
circumstances.

Under the Land Compensation Act, 1973, the authority
has a duty to provide an alternative accommodation for
rersoneg dieplaced by a c¢learance order. But this does not
apply to '"sBquatters” or mere Llcensees pending demolition

(Garner, 1975 p.102).

2.6.2 United States of America;

In the United States, the "Urban Renewal Adminastration”
is respcneible for carrying out the Title 1 programme (that
is the clearasnce and redevelopment programme, especlally for
war-deatroyed areas) and most other aspects of 4urban
renewal. The "Urban Renewal Adminstration” is one of the two
constituent units under the Housing and Home Finance Agency
(HHFA) established in 1874 to provide the principal Federal
Housing Programmes and functions. The other unit is the
"Community Fecilities Adminstration"”. The HHFA alsco have
three constituent agencies - the Federal Housing
Adminetration (FHA), the Public Housing Adminstration and

the Federal National Mortgege Association.
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The Urban Renewal Administration requires the local

government to submit what is known as s "workable programme”
before undertaking any renewal project. The workable
programme conslsts of seven requirementes (also called the
"seven promises' ) that the Local Government must meet. They
are proof that i1t has:

(1) an adeguate system of housing and ordinances;

(2) an effective administrative organisation for
implementing urtean renewal.

(3) a factual analysis of +the conditions of its
neighbourhoods as a basis for dJdetermining the
treatment required;

(4) a comprehensive plan (either completed or in
preparation) for the development of the city;

{6) a capacity toc meet the financial obligations and
requirements of the programme;

(6} adequate organisation and plans for rehousing
people displaced by Government action, including
urban renewal; and

(7) evidence that the programme has been prepared
with citizen prarticipation and that it has

citizen support (Davies, 1968).

2.8.3 Nigeris:
Urban renewal exercise in Nigeria is an

afterthought of the Nigeria Town and Country Planning
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Law. Although the exercise 1s part of existing
rlanning theory and practice, the planning law does not
make provigion for specific powers or functions to deal
with urban renewal. It is therefore, not surprising to
see all the casBe studies of redevelopment schemes in
Nigeria fail.

Settlementa (hamlets, villages, towns and even
citieg) were in existence before the advent of formal
planning in Nigeria. The planning law and indeed, the
plang prepared for the different hierarchy of
settlements should have included provielone for
rehabilitating the exlsting built—up areas.
Redevelopment schemes in Nigeria have hitherto, been an
exhibition of executive powers and the implementation
of the Government s wishful thinking. Otherwise, the
forceful ejection of people from sltes in the Centrsl
Lagos, Maroko, and Port-Harcourt waterfront
redevelopment s&chemes without consideration for re-
accommodating them, would not have occurred. The
proceesg of planning and implementation of redevelopment
schemes in Nigeria is yet to have a gtanding order.

Traces of encouragement for Town and Country
Planning in Nigeria since independence, was seen as&
from the Third National Development Plan {1975 - 80).
The Firet National Development Plan (189682 - 68)

conaidered allocations to town and country prlanning ass
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part of allocations for "Social overheads™. And the
Second Natlonel Development Plan (1870 - 74) regarded
town and country planning as "a kind of visual aid to
economic planning” (Nigeria, 1970, p. 217). For urban
renewal to yield the desired results, the town and
country planning profession must be given a degree of
autonomy, and this could be done by reflecting it in
the prlanning laws and planning organisational

ptructure.



CHAPTER 3

AN OVERVIEW OF THE CITY OF PORT-HARCOURT

Port-Harcourt lies about 41 miles (86 Kilometres) from
the sea on the Bonny river (Floyd, 1869). It is a
relatively new city established 1in 1813 by the British
Inmperialists. Its development wae enhanced when the gite
wae chosen ae suitable for a sea port and., as a terminus of
the railway for evacuation of raw materials from the
hinterland - coal from Enugu, tin from Jos, agricultural
producta from the North and pelm produce from the South-
eastern section of Nigeria.

The Public Lande Acquisition Ordinences of 1803 and
1905 were used to acquire the land in 1912 from the Okrika
and Diobu Communities that claim to own the BEreatest part
(Wariboko, 1989). The original land covered an area of 25
square miles (6,474.87 hectares).

The port wae named after Lewis Hercourt who served as
Secretary of State for the Colanies from November 7, 1810 to

May 26, 1815. (See fig. 3.1 and 3.2)}.

3.1 IHE METROPQLITAN SEREA:

The U.S. bureau of the Budget defined Standard
Metropolitan Arean (S.M.8.), later called Standard
Metropolitan Statistical Area (SMSA) as "a city of at least
50,000 inhabitants, and adjacent counties that are found to

be metropolitan in character and economically and socially
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integrated with the county of ﬁhe central clty" (Goheen,
1971). A Standard Metropolitan Statistical Area therefore,
involves two considerations:

(i) A city or cities of specified population te constitute
the central city.

(ii) Economic and social relationship of the city with
contiguous counties which are metropolitan in
character.

The fact that Port-Harcourt is on a peninsula makes it
grow upland (in one direction). Based on the definiticn by
the U.S. bureau of the Budget, the Port-Harcourt
Metropolitan area is defined as extending to Rumuokwurusi,
Rumuolumeni and Choba. It is better described as covering
the administrative boundaries of Port-Harcourt city and
Obio/Akpor Local Government Areas with a total population of

about 870,4989.1

|
i
|
3.2 ADMINISTRATIVE SET-UP |
Unlike other c¢ities in Nigeria, the British chgse to
ignore the pattern of native administration and rule the
township directly because of the ethnic hetercgeneity, the
transiency of the urban population and the absence of a
viable local political institution that could incorpcrate
immigrant elements (Wolpe, 1974 p. 63). A Township Advisory

Board was however, appointed in 1918 Dbut the city

1 Projection from 1863 census figures.
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administration was still European dominated until June 15,
1949 when the first Town Council general election was held.

Port-Harcourt became headgquarters of the Rivers

Province in 1946, and Capital of Rivers State, when it was

created in 1967. The metropolitan area as earlier

mentioned, now consists of two Local governments with a

population of about 758,673 and 111,828 respectively.

3.3 URBAN GROWTH:
From a population of about 5,000 in 1915, Port-Harcourt
has grown to a population of about 870,499 in 1992 (Table

3.1) with an extensive metropolitan area and a diversified

econony .
Table 3.1: Port-Harcourt Population Growth
(1915 - 1992)

YEAR FPOPULATION SOURCE
1815 5,000 *
1821 7,188 *@
1831 27,000 *@
1944 30,200 x
1948 34,000 X
1948 35,000 *
1953 73,000 *@

1963 179,653 @
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1967 183,000 %

1972 213,443 #
1973 231,000 *
1975 250,000 *
1989 757,632 +
1992 870,459 +
SOURCES:
¥Nwala, E.O.A. et sl (1973): "Urban Planning Problems of
Port-Harcourt Metropolitan Area” in

Ogionwo, W. (ed): The City of Port-Harcourt,
Ibhadan, Heineman Ltd., p.73.

@Wolpe, H.(1974): Urban Politics in Nigeria:  A.Study of
Port-Harcourt, University of California
Pregs, p.25.

xAnyanwu, C.N. (1878): "The Growth of Port-Harcourt, 1912
- - 1860" in Ogionwo W (ed.), Op. Cit. p.29.

#0gionwo, W. (1979): A Social Survey of Port-Harcourt,
Ibadan, Heinman Ltd., p.237.

+Ministry of Finance and Economic Planning (Statistics
Divigion), Port-Harcourt.

This trend of population growth was largely due to the
- economic and social opportunities in  the city. It is a
cosmopolitan city with greater proportion of a heterogeneous
migrant population. Wolpe (1974) was inspired by its
characteristics to undertake a study as & case of urban
politics in Nigeria. On itms diverse porulation and

inspiration, he comments:
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Port-Harcourt, . a communally heterogeneous
urban centre in process of rapid growth and
industrialisation furnishes an especially
arpropriate arena for the study of the nature and
sources of communal strain. The city was
organised and administered according to Buropean
models and by European personnel, but was
ropulated primarily by culturally diverse »rural
immigrants.

A eoclal survey of Port-Harcourt in 1973 showed that
migrants accounted for 72 prer cent of the city'e population
{Izeogu, 19B39). In a more recent study by Jack (18B8) on
Mile 3 Diobu, East of Ikwerre Road, Port-Harcourt, he
observed that majority of the residents are non-indigens, as

reflected in Table 3.2.

Table 3.2: PLACE OF ORIGIN OF RESPONDENTS

Place Ne. x
Dicbu - Port-Harcourt 28 B.30
Other parts of Rivers State 80 22.80
Outaeide Rivers State 241 68.80
Cuteide Nigeria - -
350 160.00

SOURCE: Jack, B.O. (1888); p. 26

Port-Harcourt is one of the most ilmportsnt commercial
and industrial centres in Nigeria. The rapid expansion can

be attributed to several factors. The harbour which is the
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second largest in Nigeria and the railway provide part of
the explanation for the growth.

In 1968, the first commercial o0il well was discovered
at Oloibiri in Rivers State and by 1863, nine oil and
natural gags fields had been established in close proximity
to Port-Harcourt. In 19668, Rivers State produced about 57
per cent of the country s on-shore crude oil. It now
produces from 416 wella, out of the 1,201 wells in the
country (Onylge, et.al, 1989). With the high quantity of
crude oil produced in Rivera State, most oll companies have
their adminlstrative offices in Port-Harcourt. There are
also other induestriesg such as the gas recycling plant at
Obrikom/Omoku, petroleum reflnsry at Alesa-Eleme about
thirty-twoe kilometres by road from Port-Harcourt, Haticnal
Fertilizer company at OCnne to mention & few. Most of the
industries have their administrative offices in Port-
Harcourt and a esizeable number of their employeesg regide in
Port-Harcourt.

Aprart from being the centre of virtually all industrial
and commercial establishments in River State, Port-Harcourt
is the seat of Rivers State Government. And as some writers
put 1it, it 12 a State suffering from the ‘“one-city”
syndrome. Peort-Harcourt stands as the focus of all migrants
from the rural areae of the State and other parts of the

country.



51

The “presence of the harbeour, railway terminus, oil
companies, international airport, and as a State capital is
nc doubt, the reasons for the eccnomic and soclo-political

growth of Port-Harcourt.

3.4 URBAN LAND USE STRUCTURE 1IN PORT-HARCOURT
Viewed from ite foundation. the city has all the
various land uses expected in an urban area. The

subsequent paragraphs highlight some of the land uses.

3.4.1 Industrial Land Use:

The Trans-Amadi industrial estate is the major
industrial area. It covers a land area of some 2,500
acres (1,011.72 hectares) with rail and road sccess,
and other egsential utilities and services (Anvanwu,
1979).

The industrial estate 1s located considering the
health and safety of residential areas and convenience

of workers.

3.4.2 Commercial Land Use:

The commercial development inherited from the
colonial administratcers has continued to flourish in
Port-Harcourt. The existence of the sea port and the
railway 'terminal serves as an attrecting force for

commercial activities to locate around. The swampy
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terrain of the site has however, given the area an
unusual morpholcgy. Intense commercial activities are
thue located along roads near the harbour and railway
terminus. The basic idea 1s that, commercial
activities locate next to the harbour.

The Central Business District (CBD) of Port-
Harcourt extends from Ihkwerre /Aba/Azikiwe roads
junction, to Station/Aggrey road Jjunction, and bounded
North-East by Moscow road and Forces Avenue. The area
contains the Rivers Otate Government Secretariat
complex and nearly all functionaries of the State
Government. Reflecting the true character of a CBD,
this area is a scene of intense commercial activity.
The Azikiwe road for example, where the secretariat
complex is located, has a lot of intense commercial
activities. Also, along Station Road, Harbour Road,
and Industry Road, there are a lot of other high order
commerciel activities. The space along these roeds
could be said to be of high value due to the attraction
by the Secretarliat Complex, the sea port and the
railway terminus. There is continued urban spatial
expansion in Port-Harcourt in which a single peoint of
accessibility ig no longer valid in shaping or
influencing land values. Consistent with the multiple
nuclei concept., Port-Harcourt now has a number of

points of acceseibility to be congidered, each
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producing ite cwn influence on land values in adjacent
parte of the city. Examples are:

(1) Commercial activities along Port-Harcourt-Aba
express road influvenced by the highway.

(2) Commercial activities along Ikwere Road
influenced by the Mile I and Mile III
markets, the University of Science and
Technology, and the access to the East-West
highway. ' |

(3) Commercisl sctivities along Aggrey Rcocad.

Reeidential Land Usep, Densities and Housing:

Residential uses occupy a greater proportion of
the wurban area (see figure 3.3). Low and medium
densities well-planned residential neighbourhoods
eccommodate about 15 per cent of the city’'s population
(Izeogu, 1988). In a 1973 eurvey by Ogionwo, Ilow
density nelghbourhoods were found to have a gross
density of about 49 persons per hectare, and the
neighbourhoods are: GRA I and 1II; partsg of Rumuomasi
complex, particularly Shell Quarters; Amadi layout;
Univereity Campuses, and private housing estates. The
neighbourhoods wlth medium density of between 50 and
150 persons per hectare include Amadi - Ogbunabalil
group of villages, D-Line and coronation layout. A

groes density of over 380 persons per hectare was
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recorded in high density areas such éé Diobu. .The
trend of population density has however changed
tremendously since Oglonwo made his survey. Diobu
(Mile I,II and III) high density residential areas now
have a net residential density of about 1,150 personsa
rer hectare. Thiz density is a clear Iindication of
overcrowding and over utilisation of services, when
compared with normal density standards, for example,
the standards prescribed for the Western States of

Nigeria in 1875 (Table 3.3).

TABLE 3.3:  PRESCRIBED NET  RESIDENTIAL POPULATION

DENSITIES
Density Clazs Number of Persons per
Net Hectare
Low 1 - 75
Medium e 76 - 200
High - ) 201 - 375
Specially High 376 - 800
SQURCE : Obateru, R.I (1878): Controlling
Residential = Densities, Ibadan, Book
Representation and Publishing Co. Ltd.,
p. 4

The population explogion in Port-Harcourt have resulted

in an array of problems peculiar to urbanisation in LDC,s.
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There 1is acute housing shortage and the growth of slum-
squatter settlements. About 52 percent of the households
live in one rcoom accommcodation (Izeogu, 1888), each room
averaging 3.7 persons? egpecially in Diobu (Mile T1,II and
III) area. Thie occupancy rate ie also very high compared

with the recommended standards in Table 3.4.

TABLE 3.4: BECOMMENDED OCCUPANCY RATES PREE
HABITABLE ROOQOM
Denaity Class Ceccupancy Rates
Low 1.0
Medium 1.5
High 1.756
Specially High 2.0

Source: Obateru, R.I. (1978); ibid, p.4.

The houses have inadequate, or total lack of kitchen
and toilet,/bath spaces.

Although ne¢ recent figures on the employment rate,
Port-Harcourt has the employment potentials for attracting
migrante, and have an average growth rate of sbout 7.44 per

cent. The demographic growth of Port-Harcourt has

2 Field Survey, 1982.
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influenced the rent. A room measuring 13.37 square metres
in the high density areas which was rented for about
=N=40.00 and =N=50.00 in 1988 is now rented for about
=N=100.00 and =N=150.00.

The shortage of dwelling units in Port-Harcourt can be
attributed to several factors. The low rate of construction
which is caused by the expensive and cumbersome land
acquisition and plan approval procedure, and cost of
building materiale are primary. Housing shortage in Port-
Harcourt has bheen a major factor responsible for the growth

of waterfront provisional squatter settlements.

3.4.4 Irangportation:
The unique position of Port-Harcourt makes it
devote a large proportion of land to the three major
trangport medivme - land., water and air. The railway

including etation buildings, Marshalling vard, sidings,

ete, occupries an area of about 120 acree - that is,
48.56 hectares - in the city (Ogionwo, 1879 p.31). The
harbour is second to Lagos. And the international

airport covers an area of about 40 square kilometres
with facilities to accommodate all types of aircraft

(Efebo, et.al., 1989).
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3.5 PHYSICAL LAND CONSTRAINTS:

Port-~Harcourt lies on a peninsula and the constraint to
phyeical land development is the Bonny River with winding
creeks and muddy swampland within and on the east and west
flanks of the city. Thus, growth 1is northwards. The
planning area can be grouped into lower Delta FPlain and
Coastal Plain Terrace.

Mocat parts of the Lower Delta Plain is flooded by tidal
water and is made up of very soft mud with a high content of
organic material. The soft mud has a thickness of about 8
metres and the area needs reclamation and a piled foundation
if it must be developed.

The Coastal Plain Terrace is not flooded by tidal
water. It 1is situated towards the north of the planning
area with a well-drained eo0ll good for development. The
ground water table lies about 20 metres from the ground
surface.

The poor quality of Port-Harcourt soil makes it
necessary to maintein proper building standards and adeguate

drainage.

3.6 URBAN INFRASTRUCTURE:

Being the only city of ite kind in the state and the
geat of Rivers State Government, Port-Harcourt is accorded
special attention with respect to the proviaion of

utilities, services and facilities. An inventory however
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show that most of the utilities are in short esupply because

of the "geometric" rate of population growth.

3.:8:1 Water and Electricity:

Water is nct adequately supplied to many areas in Port-
Harcourt. This haa made family members, especially children
to have a difficult time obtaining water for the family.
Some of the few who have access to adequate supply of water
in high density residential areas sell a litre for 10k. The
search for a portable water in Port-Harcourt have made
families to pay dearly and c¢hildren subjected to child
abuse.

Power suprly in most parts of the city is also not
regular due to excessive load on the available transformers.
The National Electric Power Authority ration power supply to
most high density residential areas to cope with the demand,

thus paralysing some activities.

3.6.2 Solid Waste and Sewage Disposal:
Disposal of =so0lid waste is the responsibility of
the Environmental Sanitation Task Force (ESTF). It is a
very challenging task to the ESTF as it is difficult for it
to completely clear the streets of wastes. As a major
industrial and commercial city with a fast growing
population the volume of solid and liquid waste generated a

day is high. Eke (1979), puts the per capital refuse
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- generation of the city at 0.88 killogrammes per person per
day. A survey by the Federal Ministry of Works and Housing
cn ''The State of the Environment” in 1882 confirms Eke's
finding, and estimated that 256, 230 tons of solid waste was
generated in 1982. Based on the population 0.8kg of solid
waste was generated per head per day. |

There is no central sewage system despite the element
of formal planning in its establishment. Septic tanks and
soakaway pits are found in low and medium density
residential neighbourhoods. The improved pit and bucket
latrines are the most common types of latrine.

The drainage system found in most neighbourhood is just
an open gutter. Waste water from households and commercial
buildings is disposed into the open storm water drains along
each gide of neighbourhoocd streets. In addition, the
inadequacy of refuse collection by the ESTF make people dump
refuse indiscriminately intc the trenches with the hope that
such refuse will be flushed away during heavy rains. But it
has, in addition to the reduced percentage of pervious
surface due to large proportion of built-up area made most
neighbourhoods susceptible to flooding during heavy rains,
and produces not only obnoxicus odours but alsc bhreeding
grounds for mosquitoes and other pathogenic organisms that
are threats to healthy living. Even, some bulldings are
flooded during heavy and prolonged rainfall destroying

properties. The most affected areas are the high density
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regidential neighbourhoods, especially Diobu.

3.6.3 Health Services:

Much attention was nct given to the provislion of health
facilitiese in Port-Harcourt during the colonial era. “As
late as 18563, with a populaticn of nearly 71,600 people,
Port-~Harcourt has only one hospital (the General Hospital)
with approximately 300 beds. The Niger Hospital and the
Braithwaite Nursing Home were added 1in 1981 and 1887
respectively” (Ogionwo, 19789 p.36).

Bince independence, health care facilities have been
improved. The School of Nursing was established in Port-
Harcourt in November 1870, the School of Midwifery in March
1872, and the School of Health Technology in October 1974.
By June 1880 Port-Harcourt Local Government which included
part of OQbioc/Akpor had 21 health care institutions.
Begides, private medical practitioners contribute
significantly to health care delivery (Afiesimama and

Izeogu, 1989 p.200),

3.6.4 Educational Facilitles:

Western education was introduced early in Port-Harcourt
for administrative convenience and to enhance the
propagation of Christianity. “"Neo sBooner were churches
founded than sachools opened for converts or would-be

converte. These beginnings dated from around 19185 with the
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opening of St. Cyprian’s Day. Then followed Banham Memorial
School in 1928 with the establishment of the Methodist
Church there around 1820" (Ogionwo, 1879, p.33). Other
Schools followed except the Township School which seem to be
established by British Imperial policy.

At the Secondary School level Rev. L.R. Potts -
Johnson, a Sierra Leconian established Enitona High School in
1932. It wag after this that missionaries and later the
government established other secondary achoolsa. But the
schools are still in short supply based on the lessons
learnt from the difficulties 1in ocbtaining admission into
secondary schools in Port-Harcourt Metropolitan ares.

There are also tertiary institutionse to complete the
educational cycle. The advanced teacher training college
affiliated to the University of Ibadan was established on 14
June, 1971; the University College in 1975 and granted full
University BStatus on October 1, 1977; the Rivers State
School of Basic Studies now College of Arte and Science in
1877; and +the Rivers State University of Science and
Technelogy in 1880 but started as a College of Bcience and
Technology in 1971.

The concentration of these 1nstitutions in Port-
Harcourt has contributed in no small measure to the

population growth.



3.6.5 Iransportation:

The transport sector is suffering from gross
insufficiency of intra-city fleet. Gunn (1989) observed
that the average waiting time for government Mass transit
vehicles 1s more than 30 minuteg ae against the maximum time
limit of 10 minutes set by Schumacher {18687). The situation
has worsened as both "Public and Private”™ intracity services
~ cannot meet the demand. Thus commuters resort to trekking,
and fares are hiked at the wish of operators. |

Although some of +the roads have been rehabilitatéd,
some problems can still be identified:

{a) Inadeguate carriageway which have led to
vehicular confllet and congestion during peak
periods.

() Inadequate curb parking space for loading and
unleoading of commuter huses.

{(¢) Insufficient terminal facilities such as
commuters walting shelter. Where they exist
their design and facilities provided are
grossly inadequate and not maintained.

{d)Y Lack of off-atreet parking facilities in
commercial zones.

3.7 JTOWN PLANNING:

Unlike other traditiocnal cities in Nigeria, Port¥

Harcourt started as a planned city under the administration

of the Rallway Department. The town was planned and zoned
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into +twec residential areas - European and African. The
imprint of this -which is the grid iron pattern - can still
be found in Port-Harcourt township.

In 1918 the Township Advisory Board was formed to
advice the Local Authority on the rlanning of the city and
how plans could best be executed.

With the promalgation of the Town and Country Planning
Ordinance of 1846, a Town Planning Authority was eatablished
for Port-Harcourt. The authority was saddled with the
responsibility of planning and development. Between 1947
and 1955 the authority introduced over a dozen schemes
{Anyanwu, 1879) which transformed Port—Harcourt into a
"garden city”. 8Sadly. the Town Planning Authority did not
continue at the pesce it started and nothing was heard of it
after the HNigerian Civil War. Perhaps, the Military who
tock up the mantle of lesadership on creation of Rivers State
in 1867 4did not encourage its existence.

After the war, the Ministry of Works and Transport had
the planning machinery and later it wag transferred to the
Ministry of Lands and Housing now called Bureau for Lands
and Housing. This Bureau still holds the Planning machinery
for the state.

The efficiency of the planning department has been =
subject of criticism. Many government departments apart
from the Urban and Regional Planning Division handle

building plan approval. There ie no central body to ensure
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CHAPTER 4

THE WATERFRONT PROVISIONAL SQUATTER SETTLEMENTS

INTRODUCTION

This chapter gives a description of the physical
as well aes the socio-eccnomic characteristice of the
provisional squatter settlements at Port-Harcourt
waterfront. Gbundu settlement is used as & case study.
The opinion of residents of the settlement was obtained
regarding the renewal scheme. The information derived
from the squatter settlements ies used as a baseline
data for examining the planning andé implementation of
the renewal scheme in other parts of the Port-

Harcourt & waterfront.

THE SETTLEMENTS:

The waterfront land area in Port-Harcourt which is
occupied by squatters is regarded as government land
regerved for development by the Urban and Regional
Planning Diviseion of Rivers GState Bureau for Lande and
Housing. The settlements started immediately after the
Nigerian Civil War and were later given impetus by the
cil boom in the 1970°s. The rate of migration to Port-
Harcourt increased during this periocd and there was
insufficient housing stock to accommodate the

rorulation.
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Inhabitants who bullt houses acquired the land by
obtaining Temporary Occupation License (TOL) from the
Ministry of Lands and Houesing. Some acquired the Land

through reclaiming it and others by inheritance.

1.1 Reasons For Residing in the Neighbourhood:

More than half of the 108 respondents (that is,
58.33 per cent) reside in the waterfront settlements
because of housing shortage in Port-Harcourt (see Fig.
4_1). Respondents who claim to be there due to lack of
acceseibility to land constitute 21.30 per cent and are
mainly Landlords. This factor and the high cost of
building materials must have contributed greatly to the
unavailability of better housing stock to take care of
the increasing population in the waterfront
gettlements. Perhaps, & look at the land acquisition
and plan approval procedure in Port-Harcourt will

Justify the assertion (see Appendix I}.

1.2 Environmental Conditions:

The Lower Delta Plain flooded by tidal water
extends to prart of the land area used for the
settlements. Houses are built without approved

building plans and no regard to building standsards,
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There is & very poor level of sanitation. People

are susceptible to infections due to the poor quality
of residential buildinge and toilets. Refuse ls dumped
indiscriminately and into the s&tream (see Plates I, II

and III}.

4.2 S0CIQ-ECONOMIC CHARACTERISTICS

4.2.1 Population:

There are about thirty-three waterfront
gettlements in Port-Harcourt (Osuamkpe, 1988) with a
total population of about 70,000. About 73 per cent of
the population are immigrants, mainly from Rivers

State.

4.2.2 Educational Status and Employment Structure:

The educational status of the population is
dominated by primary and secondary school certificate
heolders. These two levels have a population cof 26.85
per cent and 31.50 per cent respectively (see Fig.
4.2). Some 18.51 per cent of the reespondents have
univergity degree certificates while 10.18 per cent may
be clasaified as without Western education.

A greater number of residentes are civil servants.
The population of primary and secondary school

certificate holders may be a reasgon for as much as
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£6.49 rper cént of the population emploved in civil
service as clerks., tyvplsts, messengers., etc.

Business and trading 1in the neighbourhood and
other markets; and trades wsuch as watch repairing,
mechanic; etec, rank second and third respectively in
the oeccupational distribution of the population (=see
fig. 4.3).

Nearness of +the settlementes to the ocean has no
tangible impact on the people’'s pccupation. Only 5.5b
per cent of the respondents engage in fishing as their
occupation. It i however worth noting that 25 per
cent of the sampled populaticn engage in fishing as
secondary occupation.

The analysis in Fig. 4.2 and 4.3 affirms Fig. 4.1.
Some of the respondents can afford renting one or two
rooms in the city but decided to reside in the squatter
settlements because of housing shortage. However, some
might belie their economic statue residing in the sglum-~
squatter settlement as a transitional ground until they
are apt to blossom into a better house in the city.
Such a case has been reported in Hong Kong by Dwyer

(1964).

As a means of determining the ability of

respondente to pay for the houses in the redeveloped
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estates, they were asked to indicate their income from all
sources per month. The statistics show that more than half
of them claimed to be earning not more than =N=500.00 per
month (see fig. 4.4). There was reluctance in disclosing
family income ag respondents considered it a very privete
affair. That might have affected the income structure

reflected in Fig. 4.4.
4.3 HOQUSING CHARACTERISTICS

4.3.1 Household Size:
An average of B8 households live in a house and
thére ie an cccupancy rate of 5 personé per room. The
high occupancy rate increase the dilspidation rate due

to overuse and congestion.

4.3.2 House Types and Materials:
| The houses are baslecelly barracks type popularly
known as rooming houses {(see Fig. 4.5)}.

Materials wused for construction are subatandard
and fast deteriorating. Almost all building roofs are
with corrugated aluminium sheets. Most of these
roofing sheets are old and deteriorated. As a result,
some roofs are padded with waterproof (see Plates III
snd IV). About 95 per cent of the <floore are cemented

or partially cemented. The walls are built mostly with
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corrugated aluminium sheet and plywood. These
materials are used for 49.08 per cent and 40.74 per
cent respectively of the houses (see Fig. 4.6). Houses
built with cement blocks are recent developments and
the developers have continued despite warnings from the
Town Planning Office. Very few storey buildings can be
spotted. They are built with cement blocks in their
ground floor and plywood as walling material for the
first floor (Plate V). The cement block buildings are
half or three-quarter walled and the remaining with
either aluminium sheet or plywood (Plate VI).

There is no provision for kitchen. People cook
either inside or outside their rooms, and this has
contributed to the great number of fire incidence in
the settlement since the walling materials are highly
inflammable (see Plates IV and VII).

Bathroom and Latrine are inadequate and shared.

Toilet is direct into the stream (Plate I1).

4.3.3 Services and Facilities:

The major source of water is the local wells which
are sited at the outskirts of the neighbourhood because
of the organic composition of the soil. Some use the
polluted stream water for their bath and other domestic
needs. Electricity is supplied to the area. However,

illegal connections cannot be ruled out.
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A primary school and a market are the major facilities
available Iin the neighbourhood. The primary school is
situated between the Railway ©Btaff Quarters and Gbundu
settlement. The market as shown in Plate VIII serves the

settlement eapecially for their cooking needs.

4.4 PERCEPTICN OF RESIDENTS

4.4.1 Rating of Problems:

A survey of the existence and awareness of
neighbourhoced problems such as crime, immorality
(sexual), poverty, unemployvment, fire hazards, etc,
which are normally asscciated with slums was made.
Most of the respondents rated all the problems as high

in the neighbourhood (see Fig. 4.7).

4.4.2 Acceptability of the Bcheme:

Almost all respondents received the waterfront
settlemente renewal scheme with much enthusiasm. They,
however, have reservationse on the quantity of houses
built and the allocation procedure which does not
benefit most of the former residents. 77.76 per cent
of the respondents said they would vacate their houses
if provided a better accommodation elsewhere in Port-
Harcourt at an affordable cost. This opinion reveals

the residents” subscription to Government s effort in
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redeveloping the waterfronts, and that moet people

reside in the waterfront settlements because of housing

problem in Peocrt-Harcourt.

3 Choice of Redevelopment Strateawv:
Five alternative methode for implementing the
comprehensive redevelopment strategy asdopted by the
governmenbwehefmesented to the respondents (see Fig.
4.B). About 37.897 per cent of the respondents were in
support of QGovernment building the housee and selling
to them. This option was followed by financial leoan
scheme which was supported by 23.14 péf cent of the
respondents, 20.37 per cent wanted the government to

build the houses for rent, and 18.52 per cent preferred

o, 4
i

site and services scheme.

SUMMARY .

"Unlike the gradual degradatiﬁn process of planned
areas which finally end uvpr in slum through blighting,
the waterfront community was born as a slum ..."
{ Osuamkpe, i888). Residents of the waterfront
gettlemente recogniee their neighbourhood problems and
are willing to cooperate for a change. Government has
started the change by implementing &a renewal scheme,
hut with strong ?ppoaition from the sBame resgpondente

who are willing to cocperate for a redevelopment of the
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slum settlements.

A possible solution to thie impasee lies in a
review of the planning and implementation of the
renewal scheme to identlify deviations from the
generally accepted conventional process of planning and

implementing urban renewal schemes¥3
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CHAPTER 5
A REVIEW OF THE PLANNING AND IMPLEMENTATION OF
PREVICUS PHASES OF THE SCHEME
This Chepter presénts an analysis of data collected

on the redeveloped waterfront settlements -~ Ndoki, Marine
Base Phase I and Aggrey Road Waterfront residential estates
{(see Fig. 1.1, 5.1, 5.2 and 5.3 for Location and Layout
design). Highlights from the rreceding Chapter will be used
where necesgsary for a better understanding of the lssues
emanating from the planning and implementation of the

scheme.

5.1 OBJECTIVES OF THE SCHEME:

Urban renewal schemes are generally aimed at improving

the living condition of reople. The objective of the
waterfront renewal scheme in Port-Harcourt ie: "to
systematicelly improve the standard of living of these

waterside dwellers through total clearance or Belective
clearance cof the temporary structures as the case may be and
building houses meeting minimum rlanning/spatial

standards. ™1

1 Memo to the Rivers State Deputy Governor by the
Commiseioner of Lande and Housing ...; 3rd Juns, 1991 p.1.
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Still on the objectives of the scheme, the Rivers State
Military Governor (1991, pp. 1-2) declares:

In the current Government Urban Renewal Policy, the

target or action area is to be cleared of temporary

structures and to be rebuilt with modest supply of
community facilities and services as well as
infrastructure. Such an environment stands to create
conducive atmosphere for living, working and playing.

It creates authentic grounds for raising up children

who are more likely to be desciplined (sic) and

responsible and therefore more mature prospective
future leaders of this country.

It is clear from the preceding paragraphs that the
acheme is aimed at improving the shelter and environment of
the waterfront slum dwellers. The objectives are necessary
for public interest but are not enough to achieve the
ultimate goal of urban renewal sechemes. A very important
omission in the stated objectives is the means of sustaining
the improved shelter and environment. Economic and social
forcee may inhibit or enhance the growth of alum
settlemente, and these factors need consideration in any
renewal scheme. Success cannot be achieved if a
redevelopment escheme does not address the economic and

social wupliftment of the target population to suit and

sustain the improved shelter and environment.

5.2 THE REDEVELOPMENT STRATEGY:

Conservation, rehabilitation and redeve lopment
strategies of urban renewal are used depending on the degree
of blight of the area to be renewed. Redevelopment has

received much criticism because of the cost and social
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igeues involved. But in a situatlon where the environment
and housing give impetus for fire treaps, health menace,
personality difficulties and breeding of criminals such that
it 1is unfit for human habitation, only the redevelopment
strategy can restore sanity. It is like allowing ones child
pass through a painful surgical operation realizing that
there will be a lasting benefit.

Based on the pathetic conditions of the provisional
poquatter settlements examined in Chapter 4, the
redevelopment strategy of urban renewal adopted by the
Rivers State Government is most appropriate. However,
inadequate  measures in its effectuation could  have
undesireble consequences which may prove to be even worse

than abstaining from the renewal scheme.

5.3 TIHE LEGAL BASIS FOR THE SCHEME:

A conveniently arranged composite of legal and
financial provisions, making energetic renawal action
possible, is a pre-requisite for the effectuation of renewal
programmes (Pomeroy, et.al., 1858). As noted in Chapter 2,
there is no specific provision for renewal schemes in the
Nigeria Town and Country Planning Law, and no such provision
was made by the Rivers State Government for the renewal
scheme. A renewal scheme without a statutory provision

would not be successfully implemented.
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military asggistance without making provision for rehousing
the residents before clearance. The Rivers BSitate Housing
and Property Development Authority plesys only a supervigory
role by ensuring 4that contractors work within the given
specificationsa.

The Ministry alesc does the allcocation and sale of
houses after redevelopment. The Rivers State Housing snd
Property Development Authority is then invited to manage the
estates. The Authority assist the beneficlaries in
perfecting thelr ownership documents, work out monthly
instalments and collect the instalmente  when due.
Collection of the monthly instalmental payments has,
however, been a difficult task for the authority as the
beneficlaries do not cooperate in paying regularly.

The procedure used for the scheme deviated greatly from
the conventional procese highlighted in Chapter 2. It
focused only on the physical aspects leaving other aspects
of the problemg of urban renewsl to continue. Buccessa in a
renewal acheme 1is achieved only when the scheme
comprehensively addresses the rhygical, environmental,
economic, soclial, and paychologleal probleme of the people.
The wvector must be identified and eliminated alongside
curing the disease, otherwise the dlsease will continue.
Mere construction of new residential houses 1s not enough to
solve the problem of slums. Neglect of the economic

emanclipation of residents and the other intrinsic factors
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perpetuates their bizarre habits, and the injuricus living
conditiocns of the waterfront settlements. A proof of this
fact will be seen in the subsequent parts cf this Chapter.

The process used by the Riveras State Government 1is an
outright deviance from many planning principles and
practice. For example, "Amenity' as an element of public
interest is put to question. Amenity refers to the
rleasantness of the urban environment as a place in which to
live, work, and spend ocne's lelsure time. It is =&
subjective element because of differences in values, whims,
and beliefs of people (Chapin and Ksiser 1879). Amenity
need to be balanced with other elements of public interest
for a meaningful development. The balance required is one
of the basic tasks of land wuse planning in which the
physical planner is the key professional.

Without an urban renewal legislation defining the
procedures and the agencies involved, as did the Rivers
State government, plannineg principles cannct be properly
considered in the planning and implementation of a renewal
scheme even 1f a planner 1ig 1invited at a point in the
process.

Public participation as an important factor in planning
wag not coneidered, hence, opposition was received from

residents which was followed by s foreceful ejection.
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A plan tc transform the sluma into a healthy, safe and
convenient environment should also consider measures to stop
further growth of slums. There seeme not to be any attempt
to check migration rate into Port-Harcourt both at the

national and state government levels.

5.5 SQURCES OF FINANCE:

The cost of the scheme was tc be borne by the Rivers
State government (RVSG) and the beneficiarles. It was
propoged by the RVSG that the Federal Government would
provide the sum of =N=B00,000.00 as Flnancial assistance to
facilitate the upgrading of Marine Base &nd Gbundu slum
settlements under the International Year of Shelter for the
Homeleas (IYSH - 1987) Programme of Action.® The Federal
Government assisted 1in the provision of water and a
traditional market for the Marine Base Community at a cost
of =N=450,000.,004

Financial allocation to the scheme is done durins the
annual budget speech. The scheme's allocation is included
in the annusl allcotations to Housing IHstates in Port
Harcourt. Figures extracted f£from the RVSG annual budgets

are presented in Table 5.1.

3 Nigeria (1989,b); Marine Base Urban Repewal Jcheme.
Port Harcourt. Riverg State: Federal Ministry of
Works and Housing, Urban and Regional Develcocpment
Division, Lagos; p.2

4 Tbid, p.B
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In the 1988 budget, the sum of =N=5,000,000.00 wag
specifically allocated for the construction of 89 units of
low-cost houses in Marine Base HEstate Phase I.

This ig an 1inadeguate funding procedure and has
contributed to the slow pace o0f work rendering many people
homeless. As a capitasl-using process, Government alone
cannot meet the financlal demands cf urban renewal. Funds
cannot be provided at a time to expedite the scheme since
money is aleso directed to improving other sectors of the

state = economy.

5.6 LOCATIONAL GETTING OF THE SCHEME.

Although not documented, a subsatantive rationale can be
deduced from the locations of the different estates. The
Ndoki, Marine Base and Aggrey Roed Waterfront residential
estates are attempts to integrate the areas inte the
exiebting abutting residential uses which are high density
areas.

Conventience in terms of distance from residential area
to work, shopping and leisure areas were considered. The
estates have adeguate access to other nelighbouring land uses

{(see Fig. 5.4)}.
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5.7 IYPES AND NUMRBER OF HOUSHES AND HQUSE HOLD UNITS
There are two types of houses constructed under the
scheme. A detached two-bedroom bungalow and a block of six
units one-bedroom row housing (see Plates IX and X; and Fig.
5.5 and 5.8).
The three estates that have Dbeen completed and

allocated have the following household units.

v,

Table 5.2: Number cf Household Units in the Three

Estates
Name of Year of Number of Units
Estate Completion 2-Bedroom 1-Bedrcom Total
and Alloca- :
tion
Ndoki 1988 ' 77 78 1585
Marine Base '
Phase I 1989 19 . 84 103
Aggrey Road 1991 30 90 - 120

126 252 378
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1-BEDROOM ROW BLOCK
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5.8 POPULATION ANALYSISL
The three redeveloped waterfronts had a population, a
large part of which was not catered for after the scheme.
The Ndcki and Marine Base settlements had a total population
of 47,000%8 before renewal. But after renawal their total
population as at October, 1992 was 1,516. A breakdown for

the communities is shown in Table 5.3.

Table 5.3: Population Before and After Redevelopment
Name of Population Before Population Unaccommoda-—
Estate Redevelopment After ted

Redevelopment Population

Ndoki 2,000 *® B70% 1130%
Marine
Base 45,000" 465+ 44,354
Aggrey
Road - 8599+ -
SOURCES:

* Ikejiaku, 1988

+ Field Survey. 18982
# Nigeria, 198%b, p.3
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The Marine DBase Scheme was planned for a tetal 1land
area of B.47 hectares but only 2.61 hectares was developed
and is accommodating only 846 persons out of 45,000 persons
cleared from the site. No provision was made for the
unaceommodated ropulation. The inaebillty in completing the
Marine Baese Scheme still hange on inadequate funding and the
absence of an articulate management. If there were enough
funds the scheme would have been implemented to cover the
whole land area cleared for redevelopment.

The new density standards that the Government simed at
achieving might have bheen responslble for not accommodating
all who 1lived in the slum neighbourhoods before the
redevelorment. But then,., there is a sharp contrast between
the standard used and that of neighbouring residential
areas. The density of the redeveloped waterfronts are more
of & medium and low densgity residential neighbourhoods
instead of 2 high density nelghbourhood which abutse the
estates, and which the scheme is aimed st accommodating.

Oglonwo (1878b), in his study pute the population
dengity of high denegity resgidential areas in Port Harcourt
(for example, Dicbu) at 157 peresons per acre (that is, 388
persons per hectare). But the Ndoki Estate has a density of
138 persons per hectare, while Marine DBage Phase I has a
population density of 247 persons per hectare. The density
ie not even up to the recommended deneity standard in Table

3.3 which puts high density areas to be 201 to 375 persons
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per hectare, and specially high density areas to be 376 to
600 persons per hectare. The result of this, is a
proliferation of slum - squatter settlements since victima
moved for refuge in other waterfront slum settlements.

The government has over the years encouraged the
existence and growth of the waterfront =slum settlements by
issuing development permits in the form of “Temporary
Occupation License” (TOL). The government is therefore
morally bound to provide an alternative accommodation at
reasonable terms before demolition. This was not the case,
instead, it was an abuse of the residents” welfare which the

government is meant to protect.

5.9 SO0CIO-ECONOMIC CHARACTERISTICS:

In order to ascertain whether the social mix of people
as it was before renewal (see Section 4.2.3) changed after
renewal, data on level of education, employment and incomes

of the residents of the renewed settlements were analyzed.

5.9.1 Level of Education and Emplovment Structure:

The educational status of residents of the three
redeveloped settlements have a remarkable difference from
Fig. 4.2. Whereas about 58 per cent of residents of the
slum settlements had a maximum of secondary school
education, about 66.668 per cent of the respondents in the

redeveloped settlements have a minimum of post-secondary
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education ae reflected in Fig. 5.7,

The difference in the educational status of the two
neighbourhoods 1ig further reflected 1n the employment
structure. Although bhoth neighbourhoods have a higher
propertion employed in the civil service, that of the
redeveloped waterfront esettlements are of a higher astatus.
There was no respondent who claimed fishing a= his primary

cccupation (See Fig. 5.8).

5.9.2 Level of Income:

Unlike resepondents in the slum-squatter settlements,
the monthly earnings of beneficiaries of the waterfront
esctates is falrly distributed among the different income
brackets presented in Fig 5.9. Comparison of the monthly
income structure of redeveloped and undeveloped settlements
was done by assigning weights of 1 to § in ascending order
to the income groups. Table 5.4 present the weights
ocbtained.

Fig. 5.10 vreflects the distinct difference in income
distribution in the two neighbourhoods. In section 5.4 it
.was noted that the Rivers State Housing and property
Development Authority have problems in collecting the
instalmental paymente, since beneficiaries do not pay
regularly. If the present heneficiaries of the redeveloped
settlements cannot pay regularly, the difference in the

income distribution puts the ability to pay by the slum
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Table 5.4s WEICHTS OF INCOME GROUPS IN REDEVELOPED AND SLUM SETTLEMENTS
INCOME REDEVELOPED SETTLEMENTS SLUM SETTLEMENT (Gbundu Waterfront
GROUP Settlement)
® % % %
DISTRIB~| ASSIGNED [TOTAL DISTRIB- | ASSIGNED TOTAL
UTION WEIGHT |[WEIGHT UTION WEIGHT WEIGHT
501-1000 28,0 2 56.80 3k.21 2 68,42
1001-1500 18.52 3 £5.56 9.21 3 27.63
1501-2000 16,05 A 61.20 2.37 L 9.48
2001 + 13,58 5 67.9 0.0 g 0.0
100,00 P67.91 [ 100,00 159,74 J
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dwellers in doubt.

5.10 HQUSING INFRASTRUCTURE AND SERVICES:

Facilities and services such as Kitchen, tollet,
electricity and water are provided for each unit. But all
respondents complained about the size of the kitchen, rooms
and the design. They suggested rooms larger than the
present size since they are one-room and two-room apartments
accommadating an average of 8 persons.

The saocio-economic survey indicate that beneficiaries
are not necegsarily low income earners. some of them have
car(s) which cannot be parked in front of their dwelling
unite because of inadequate access roads measuring 2.0
metres. The general parking lots are abandened by car
owners because of insecurlty in the neighbourhoods.

There ia also the problem of inadequate dféinage which
resultes in flcoding of the estates especially the Ndokil
Estate. There 1ls improvement on Marine Base and Aggrey Road
residential estates” drainage network. But the drainage
provided at Aggrey Road estate constitute a "death trap” for
children as they are wide open between two pgrallel block of
buildings. » |

All the estatezs are adequately accessed to other land
uses. The Marine Base Estate which is far from existing
markets is provided with a neighbourhood market of eighty-

two stalls.
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5.11 HOUSING AND NEIGHBOURHOOD QUALITY:

Although all respondents expressed appreciation for
being provided with accommodation, they did not fail to
mention their dissatisfaction regarding the quality of
houses built by the contractors (See Fig. 6.11). Houses
which are not yet five years of age have started
experiencing cracks, leaking roofs and faulty septic tanks
like the one on Plate XI. This is an indication that the
contractors were not properly supervised and substandard
materials were used for the construction.

Twe block of flats containing 12 family units backing
each other use the same septic tank. The fragile pipes used
for connection are exposed and some have broken thus
polluting the environment.

Solid waste 1ia dumped indiscriminately as it was when
the settlements were slum. 70.37 per cent of the
respondents dump sclid waste directly into the adjacent
stream. Only 23.46 per cent of the respondents claimed
using organised collection method in disposing solid waste
(see Fig. 5.12). OSome dump it on any open space such as the
one found on Plate XII. This habit 1s infectious both to
man and the aguatic lives. The residents are yet to live a
decent life as a result of not giving them an orientation on
the new living standards expected of them before

regettlement .
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Aggrey Hoad B5000,00 368000.00 | 900C0,00 66000,001 250.0q0 183.33| Selling
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unit and
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uenthly
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not yet
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but based on
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i

SOURCES:

Rivera State livvuing 2.d P'repe sty Levelopment Aulhoricy,

and Field Survey, 1992.
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include: economic, social, and psychological factors,
including the unchecked immigration rate.

Another planning problem is the non-inclusion of an
crientation programme for beneficiaries of the redeveloped
settlements. Thus, some continued with their unhealthy

living habits after resettlement.

6.2 THE_PROBLEMS OF IMPLEMENTATION:

The problems of implementation of the scheme include:
poor funding, poor quality of construction, Iinadegquate
gecurity, resistance of residents of the affected arems and

the use of Land.

6.2.1 Finance:

Urban renewal schemes involve large sum of money which
cannot be left for only the government to provide. The
funding of the Port Hercourt s scheme has been sclely from
the government. The insufficient funds provided by the
government alone is a major factor responsible for the slow

race of the scheme s implementation.

6.2.2 Poor Quality of Construction:

The quality of materials and the construction of the
houses is poor. Houses which were nct yet b years old have
started cracking and having leakling roofs. This 1is an

indicetion of the inadequate supervision of the scheme.
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6.2.3 Security Problems:

In the planning and implementation of the scheme the
safety of the people was not given adequate consideration.
The redeveloped settlementse are exposed to Invasion by
criminale. This has made car owners not to park their cars
in the car parks provided for the neighbourhoods.

The drainage system in the three estates is inadequate.
Although there are improvement at later stages, the
uncovered drainage network in Aggrey Road residential eBtate

forms a "death trap” eepecilally for children.

8.2.4 Resistance of Residents of Affected Areas:

Almost =all the 108 respondentz in Gbundu settlement
sccepted the renewal scheme, but, they also resist further
implementation of the scheme. The major reason for such
opposition is the fear of not henefitting from the
allocatlon of houses after redevelopment. About 60.50 per
cent of beneficiaries of the redeveloped settlements were
not residing in the glum gattlements before the
redevelopment exercise. The acheme was not properly
directed to the target population.

OCther reasons include the economic and social losses
suffered as a result of the clearance without compensation,
alternative accommodation, nor assistance to meet the
demands of the prorosed development. This has rendered them

homeless and has increased the poprulation density of other
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slum settlements as they serve as the only refuge for such
victims.

Some of the glum dwellers prefer their present condition
to the renewed settlements (although, they would want a
change) bhecause of the unaffordable cost of the new houses.
The government's action was a destabilisation, instead of
improvement on the economic wellbeing of victims.

Government has not done anything to resolve the cause of
the resistance since residents can be forcefully ejected
whenever a new phase will be developed. The renewal scheme is
an “unintended' instrument of oppression to the victims,

especially, the involuntary residents.

Land was not optimally utilised to accommodate the
ejected population. In section 5.8 of chapter 5 the
population density of Ndoki Waterfront Residential Estate was
put at 136 persons per hectare, and Marine Base Phase I had a
population density of 247 persons per hectare. These
densities are suitable for low and medium densities
residential areas (See Table 3.3).

Blocks of flats accommodating nine household units each
would have accommodated more people to an acceptable high
population density level which is also within the recommended

development ratios presented in Table 6.1.
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Table 8.1: E&QQmm&ndﬂd_“DE!ﬁlQEMEDi+Raiiﬂﬁ*_fﬁhmﬁﬂﬂiﬂﬂniiﬂl

Land [se
Pensity Ratio ' Max. Number of
floors (Ground floor
inclusive)
Low 0.10-0.50 1 -2
Medium 0.51-0.80 1 -3
High - 0.61-0.80 1 -4

SOURCE: Adapted From, .

1) Development Ratios for Residential Land Useé in
Port Harcourt Planning Area.

2) Development Ratios for Residential Land Uses in

Kaduna Planning Area.

3) Mausbach, H. (1970):Introduction to Town Planning,

Werner-Verlag GMEH,
Dusseldorf, Germany (German

Text)

Considerations which may negate this proposal in urban
areas include the Land s Load bearing capacity. This can be
overcome with modern engineering technology. The Land in
question is not worse than Lands used for residentisl (high
rigse) developments 1in the Netherlands and other countries

susceptible to flooding.
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H?' No. of] Floor Bage Household{p,t .4y Total{Total| Total
= Ped- irie Area Units No.of| floor{No, No.
PO rooms rer in ,6 BlKs Area |of of
‘°"°1' BLK ,of of House4 Occup-
Flat Plats hold antse
Unite
ORI SONEONEGE CENIICEECNIONEDR
Net Gross | (I)x 3 (6)x3x(7)(7)x9] (1)x(9)
No ] m2 h? n2 * No 12 No |Persons
2 =% Lo 50 150 16 8 l13s00 | 72 1l
3 2 65 80 240 30 15 [10Boo | 135 105
6 .3 100 125 375 Sk 27 (3375|243 | 1us8
B 6 765 | 100 50 [uly75  [Lso [ 2007




NOTES

1.Development ratio is 0.78 (That is, 44.,77b

84,710--27,107

2. Qccupancy rate is 1.83 persons per room.
3. Net Poprulation Density is 348 persons per
hectare

| 4, Gross Population Density is 237 persons per
hectare.

Using the above criteria, Ndoki waterfroat residential

:_n estate with a total Land area of 6.411 hectares would havs

accommodated 1,519 persons instead of 870 persons.
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CHAPTER 7
RECOMMENDED APPROACHES TO IMPLEMENTING THE

SCHEME AND CONCLUSION

The preceding chapter identified the problems in the
scheme and the explanatory factors. Based on the findings,
proposals and implementation strategies for a successful

renewal scheme are made in this chapter.

7.1 RECOMMENDED APPROACHES:

The findings from the study are to serve as a guide in
successfully planning and implementing redevelopment schemes
especially, subsegquent phaaés of the Port Harcourt's
waterfront renewal scheme, However, this does not mean that
no improvement will be made on the estates studied.

For a comprehensive approach to solving the problems
identified, the proposals are subdivided into three, viz:

(i) Rehabilitative Measures aimed at improving on the

developed estates to meet acceptable standards.

(ii) Preventive Measures directed at discouraging the

proliferation of slum-squatter settlements.

(iii)Curative Measures 1in relation to solving the

problems identified in the planning and

implementation of the scheme.
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7.1.1 Rehabilitative Measuregs:

The importance of health and safety as an element of
public interest cannot be overemphasised. The beneficiaries
of the redeveloped estates should be educated on the decent
living habits expected of them. As residents of the estates
are educated on better sanitary habits, the Rivere State
Environmental Sanitation Task Force need to cooperate by
providing organised refuse collection points and dispcse
them regularly.

In a corporate housing development, it is not necessary
for individual dwelling units to have a garage. The issue
of security should be combated by fencing the neighbourhoods
and forming vigilance committee. The government should
fence the estates and beneficiaries  pay for it
instalmentally in addition to their monthly instalmental
payments.

Immediate attention should be given to the houses which
have started cracking, and leaking roofs. Improvement on
the drainage network to avoid flooding is very necessary,

and open drains be covered.

I 18 Preventive Measures:

Migration was identified as a major factor in the
formation of slum-squatter settlements in Port Harcourt’s
waterfront. In order to curtail additional burden to the

existing slum problems, rural-urban migration should be
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discouraged by regional planning and development. The
difficult terrain of Rivers State has made urban development
to be concentrated in Port Harcourt thus encouraging rural-
urban migration, the root cause of slums. Rivers State i=m
overdue for another state, such that the indigens of the new
state will move to develop the new capilital, thus, reducing
Port Harcourt s population. A lesson can be learnt from the
new states created in 1991.

The Rivers State Rural Industrialisation Programme has
not been given the needed attention. Enhancing the
completion of the rural industrial estates at Ahoada and
other designated places ie &aleoc &8 step in the right
direction.

Further unauthorised developments in the waterfront
Blum settlements and new migrante should be checked by
keeping proper records and issuing identity cardes to
existing elum families, and adequate penslty given to

offenders.

7.1.3 Curative Measures:

From the scenario, a succeasful redevelopment scheme
derends on an articulate administrative, legal and financial
structure; acceptable policies for the particlpation and
relocaticn cf affected persons; all based on an effective

rhyesicel plan.
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(a) for the supply, construction, manufacture,
mai nt enance or repair by that person or body
of persons of any property noveable or
imovable that is necessary or appropriate
for the purposes of the authority;

(b) for the provision by that person or body of
persons of such services as the Authority may
require for the performance of its function.

An Urban Devel opnment Agency should be established to
take up the functions of the RSHPDA and the functions which
have been the preoccupation of the Urban and Regional
Planning Division of the Rivers State Lands and Housing
Bur eau, including urban renewal . A degree of autonony has

to be given to the agency for efficient admnistration.

(i1) Housing Provision:

A major reason why the slumdwellers object to the
schene is the unaffordable cost of houses and the probl ens
of al | ocati on. For the houses to be affordable,
beneficiaries need better jobs. In this regard, enphasis
should be given to the "Rivers State Skills Acquisition
Pr ogr amme” and the National Directorate of Enploynent
" Smal | Scale Industrial Programre"”. Unenpl oyed sl um
residents should be helped to learn a trade and assisted to

est abl i sh.
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It is however envisaged that even wth appropriate
financial assistance, many slum dwellers lack the physica
and nmental ability to escape from poverty. The houses
should therefore not be on live purchase but rental for the
| ow i nconme earners at a reasonable rate which should not be
nore than the housing allowance for the least paid civil
servant. The medium income earners can be given the
opportunity to buy, or financial assistance to build on a
servi ced | and.

A bifurcation of the housing market wll facilitate
neeting the demand for better acconmodati on. Thi s needs an
effective conbination of public and private enterprise.
Governnent should (through the Urban Devel opnment Agency)
provide a site and services scheme, and invite nortgage
institutions and individuals to build houses.

The Rent Control Edict should be reviewed to reflect
the realities of the tinme and houses built for rent be
guided by the edict. Also to be reviewed are the existing
Bui | di ng Regul ati ons consi dering the terrain of the
wat erfronts and Port Harcourt in general, and the available
building materials. The regulations should be strictly
adhered to in any devel opnent.

As an encouragenent to the private sector, the conpl ex
land acquisition and plan approval procedure should be

reviewed to ease access to land and devel opnent permt.
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(iii) Type of Housing Lhits,

The single famly detached house type and terrace units
have to be discontinued. | nst ead, bl ocks of flats
containing nine dwelling units each should be built in order
to use the land area optimally for high population density.

The nodel in Chapter 6, section 6.2.5 should be used.

(iv) Public Participation |Incentives;

Renewal measures shoul d not Dbe i nposed w t hout
expl anati on. Success is said to be achieved only when the
target popul ati on appreciates the progranme and cooperate.
A well conceived public relation effort is therefore
necessary. An understandi ng between the planning agency and
the citizenry can be achieved through sinple and clear
di scussions, radio and television programmes, exhibition,
newspapers and posters. Personal and informal interaction
with the people wll reveal their socio-cultural and

econom ¢ characteristics which are inportant for the design.

7.2 | MPLEMENTATI ON

A plan nmay be well conceived but its inplenentation may
di stort t he obj ectives because of several factors.
| mpl enent ati on of t he proposal s rel ates to t he

adm ni strative framework, financing and phasi ng.



129
7.2.1 Adm ni stration;

A plan would not be achieved w thout a nmention of an
ef fective adm ni strative set - up. An ef ficient
adm ni strative machinery starts fromthe political wll of
the politician in allocating appropriate funds to the agency
and appointing the right people to manage it.

Even with an efficient admnistrative machinery, the
plan cannot be fully inplemented w thout an appropriate
i mpl ement ati on procedure which should be adm nistered within
the context of the planning |egislation. A conpr ehensi ve
planning legislation is therefore very vital to the success
of the scheme and the Urban Devel opnent Agency should be
responsible for the planning and inplenentation of the
schene.

The following sequential steps are appropriate and

shoul d be used by the Agency:

(1) The Agency nust declare by resolution that an area is

for renewal based on sone criteria and publicise such

declaration. The criteria wll determne the applicability
of measur es of conservati on, rehabilitation and
redevel opnent . Public participation in urban renewal starts

at this stage since a survey to determne the strategy wll

i nvol ve the public.
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(2) A survey to determne the cultural, social and economc
values and conditions of the people. This is to restore
meani ngful elements of social and cultural life after the
schenme. The survey is also useful in updating the existing
land use map, marking buildings, trees and sites of
hi storic, cul tural or archi tectural i mportance for

preservation.

(3) Paynent of conpensation, the "site value"” is paid for
houses judged wunfit, while full "market value" for houses
judged to be fit. This is not applicable to the Port

Harcourt's waterfront schene since the settlenents are
squatter (illegal) settl enents. However, adequat e

arrangenents should be made for relocating residents.

(4) Encourage and "assist' victinms who cannot neet the
financial challenges of the proposed devel opnent to inprove

on their economc well being.

(5) Raze all structures to the ground except the ones to be
preserved. Renmove unwanted debris and |evel the ground for

devel opnent .
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(6) Survey the site and undertake an analysis for Load
bearing capacity of the soil; hydrographic and sl ope
analysis to determne the type and depth of drainage and
type of land-uses to be located in a particular area; and

their conpatibility with neighbouring uses.

(7) Design to achieve objectives: Use survey results in
item (2) and (6) to determne standards for housing, roads,
pl aces of worship, sanitary areas, open spaces, playgrounds
and other necessary public facilities, and | ocati ons
appropriate for them Human scale (that s, the visua
experience of the new developnents in relation to the
surroundi ng devel opnents) should also be considered in the
desi gn.

The contents of the renewal plan are restricted to a
specific area and it is a report incorporating description
of the area, existing and proposed |and uses, community
facilities plan and the street pattern. It al so includes
land acquisition and di sposal schenme, a detailed information
on famlies and their relocation, nethods of inplenmentation
pr oj ect I mpr ovenent anal ysi s, cost anal ysi s and

partici pation of various |evels of governnent.

A coordinated team work is very essential for an
accept abl e and workabl e plan. The services of an architect,
engi neer, economni st soci ol ogi st and ol her allied

prof essionals, and community representatives are needed in



132
preparing the plan. And it is inportant for the planner to

perform the coordinating function.

(8) Furnish site with all necessary services and allocate
plots to individuals if they are to build. Allocate dwelling
units to beneficiaries on conpletion if the agency 1is to

build the houses.

(9) Public enlightennent canpaign on the new standards for

a healthy, safe and convenient life.

(10) Perfect contractual docunents with beneficiaries.

(11) Visit Site regularly for appraisal.

7.2.2 Fi nanci ng;

A neani ngful progress cannot be nade in this colossa
problem if the governnent should finance the schene al one as
it has been. The schene has to be made sel f-financing by
zoning certain areas to generate inconme from |ow density
devel opers such as private individuals, and conpanies
bui | di ng houses for their managenent staff.

The private sector should be nobilised to invest in
housing and assist them to utilise the provisions of the
Ur ban Devel opnment Bank of N geria and other nortgage

i nstitutions. The Urban Devel opment Bank anobngst ot her
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functions provide resources to both public and private
sectors for urban housing estates of not less than ten
dwel ling units. Subsidiary Mortgage Institutions should be
given necessary directives to sinplify Loan granting
measur es. But this wll also require a high degree of
ingenuity and enterprise from the beneficiaries. The banks
field staff have to ensure that Loans are being properly
utilised.

In line with the National Housing Policy, all should be
encouraged to invest in the National Housing Fund. But
proceeds fromthe fund should be used in building houses by
the Low inconme beneficiaries in their villages, since they
will be renting their urban dwelling units. Mst Low income
earners decide staying and dying in abject poverty in cities
on retirenent only to send their "remai ns" honme because they
were not having a house to live in the village. Bui | di ng
houses in the rural areas will encourage retired people to
nove home happily with their famlies and nmake provision for
acconmodating new immgrants into the city.

Governnent grants allocated to urban renewal by the
Agency should be invested in preparing the site to attract
devel opers. Such capital works include land acquisition,
slum cl earance, infrastructural developnent, environnmenta
i nprovenents etc. Part of the noney can also be invested on
bui |l di ng sonme units of houses for rental purposes. This is

a long term income generating venture.
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7.2.3 PHASI NG
The schenme will involve a huge sum of noney, and a
somewhat conpl ex procedure i f it is not carefully

inplenmented. This calls for phasing of the schene.
It is envisaged that the schenme will be inplenented in

a seven-year devel opnent period (1994-2000).

Phase | (1994).

(1) Preparation of the legal instrunment, strategic plan and

approval .

(2) Acquisition of land in the wurban villages and
preparation of the land and remaining land area at Marine
Base as a transitional ground for slumdwellers. Bui | di ng

of housing units to accommpdate not |ess than 500 famli es.

(3) Zoning of the slum settlenents for novenent and
informng residents to be noved on when they are expected to

nove.

(4) Socio-economc, environnental etc, survey of the areas

to be devel oped in the second phase, and the design.

(5) Assisting the unenpl oyed to learn a trade and

est abl i sh.
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Phase 2 (1995 - 1996):
(1) Mving of the first 500 famlies to the transitiona
hostels, maintaining their social ties, and educating them

on the new living habit expected of them

(2) dearance of the areas and preparing them for

devel opnent (ie. site and services schenme).

(3) Allocation of plots to Mortgage Institutions and
private individuals for devel opnment. The Urban Devel opnent
Agency shoul d al so participate in building some houses. Al

devel opnents should be under close supervision by the Urban

Devel opnent Agency.

(4) Resettlenent of the famlies to the new devel opnents.

(5) Education of famlies whi ch were not in t he
transitional hostels and allocating the remaining dwelling
units to them
Wth this sequence, a larger area for devel opnent w |

be available in the third phase since some slumdwellers
have been allocated dwelling units in the Phase 2
devel opnment and 500 famlies will be noved to the
transitional hostels to nake provision for the Phase 3 (1997
- 1998) devel opnent. The Phase 4 (1999 - 2000) will follow

the sanme routine.
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The underlying idea is that the waterfront settlements

will be gradually cleared for redevelopment, and before
clearing a particular settlement provision hae been made to

accommodate the affected persons.

7.3 CONCLUSION:

The study has attempted an examination of a common
ﬁrban phenomenon - slum (squatter) settlements. Urban
renewal as a tool in implementing the urban development plan
ig meaningful only when en organised and concerted approach
is used. This needs a proper information system and a
dedicated team of professicnals to plan and implement the
acheme.

A major cause of failures in redevelopment schemeé ia
its focus on only the physical aspect. Urban renewal should
be seen &8 a means of restoring socio-economic confidence in
the affected peorle instead of directing it to the physical
developments alone. Urban renewal schemes should also be
viewed within the context of the overall city plan and
regular reviews and evaluation are necessary to take into
account the effectes of the renewal proposals.

The feasibility of a renewal scheme should be
considered using the elements and principles outlined in
thie work as a basis before undertaking it. Recommendations
are based on a synthesis of 1ideas that have proved

successful in similar achemes, and the Port Harcourt's
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"ascheme envircnment'. They doc not however, aspply strictly
to residential areas. The principles can be used in solving
redevelopment problems as it affects other typre of land

uses.
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IN PORT HARCOURT

The provisions of the Land Use Decree are not strictly
applicable in Port Harcourt. Land is regarded ss & private
property. Thue high land prices and the activities of land
speculatore constitute a problem in acquiring land in Port
Harcourt. A lend of Four Hundred and fifty metres sgquare
(450m2) in the suburbs of Port Harcourt is s20ld for about
=N=55,000.00. The cost of land ig influenced by the 1nflux
of people inte FPort Harcourt and uvnavailability of prime
land due to the nature of Port Harcourt’ s terrain.

The government only helps in formalising the land
acauired by people by iseuing a Certificate of Occupancy (C
of 0). The process of obtaining a Certificate of Decurancy
involve:

(i) Completing an apprlication for C of O after paying
an application fee. The feem are, vis:

Residential =N=500.00
Regidential /Commercial 700.00
Commercisal 1.200.00
Industrial 1,200.00
Agricultural 500.00

{(ii) The completed application form is then submitted to the
Land Use Allocation Committee with:

- Deed of Convevance which must be stamp dutied from
the Ministry of Finance

- 6 printed copies of the Survey plan

- Photocopiee of 3 years tax clearance certificete

- 4 passport size photographs
Photocopy of receipt of fees.

The Land Use Allocation Committee in the Ministry of Lands

and Housing process the form and forwards it to the

Governor.

(iii) The governor then checks the applications and
instructs for the publication of the names and the address
of +their land for objections. Where there are no

objectiong, the Governor signs the Certificate of Occupancy
and 1t is issued to the Land owners.
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After obtaining the Certificate of Occupancy, the next
step is to get the permiession for developing the land. For
a plan to be approved it has to pass through several offices
for scrutiny. The developer or his architect produces six
copies of each of the drawings of a proposed development to
the City Council for Registration. Copies of the plan
rnormally include the following designsa:

- the site plan

- the ground floor plan

- the front elevation

- the side elevation

- the back elevation

- the roof plan

- electrical installation
- the septic tank plan

At the City Council, the City Engineer Checks on the
engineering and architectural merits of the plan and forward
coples to the Minisgtry of Health after charging a fee for
registration and approval depending on the cubic capacity of
the building. & public health officer then checks the plan
for health standards. If the plan meets health standards,
the department also charge a fee which is currently pegged
at fifty naira (=N=50.00), and then forward it to the Urban
and Regional Planning Division of the Lands and Housing
Bureau.

The Town Planning Officer 1loocks at the overall
development in relation to the site, structure, strength of
material and type of development. He makes sure that the
rlan conforma with the Master Plan/Land Use provisions for
the area. Apart from meeting the building standards, the
intending developer i8 required to produce his Certificate
of Occupancy (C of 0) justifying his Ownership of the parcel
of 1land: and the conveyvance or deed-of-grant as an evidence
that the plot was bought by him from somebody. If a plan
conform with all the required standards set out by the Town
Planning Qffice, a registration fee is charged according to
the use of land and an appreoval fee according to the cubic
capacity of the proposed development.

The Director of Urban and Regicnal Planning then
recommends for final approval by the Commissioner for Lands
and Housing.
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APPENDIX TI
APPENDIX II A:

QUESTIONNAIRE (BENEFICIARIES OF REDEVELOPED
WATERFRONT SETTLEMENTS IN PORT HARCOURT)

TITLE: AN ANALYSIS OF THE PLANNING AND IMPLEMENTATION OF
THE "WATERFRONT SETTLEMENTS RENEWAL SCHEME" IN PORT HARCOURT

INTRODUCTION:

Thie interview is in reepect of the Master of
Sclence (M.Sc.) Thesis topic above in Urban and Regional
Planning. The research is aimed at finding solutions to the
problemse of residents in Port Harcourt’s Waterfront .
Any information supplied would be +treated with the
confidentiality it deserves. 1 therefore sBolicit your co-
operation.

Gunn, E.OQ.
{Researcher)
1. Sex:
(a) Male (b} Female
o L 7= 3
3 Marital Status:........ .. ittt iiiairiaarnannanannn
4 State of Origin: .. ... .. et it it aesne s
5 e =
6 Please indicate your educatlonsal background:

(a) Primsry HEducation {b) BSecondary Education
(¢} Post Sec. Educ. {d)} University Educ.
(e) Others (specify). ... i et it eae s



10.

11.

(1)
(&)
(b)
{(c}
(&)

(ii)

(1)

(ii)

What is ycur occupation?

Public Service

Trading

Fishing

Otherse (Bpeclfy ). .. i i e it it i e escec e s annnn=a

What is your secondary occupation?

No. of Males.......... No. of Females

{iii) How many bedrooms are in your flat?

Where were you residing before the redevelopment?

(a} In this (b) Outside this
Neighbourhood Nelghbourhcod
If (a) is the If (b) is the answer

answer continue

ekip Question 10

from Question 10
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What was yvour status in the house where you lived?

(a)
(c)

Owner-cccupled (b) Care--taker

Tenant

Is this house allocated to you?

(&)

Yes (b) No

I1f yes, Go to If No, skip Question

Question 12 and Skip

12 and continue from

Queetion 13 Question 13




13.

14.

15.

16.

iy 7

18.

(1)

(a)

149

How much did you pay to acquire it?

e W] -

--------------------------------

Full payment

(b) Instalmental
payment

(iii) Have you completed payment?

(a)

Yes

(b) No

(iv) If No, why have you not completed payment?

(v)

(1)

(ii)

(i)
(a)
(c)

(i1)
(a)

-----------------------------------------------

How do you assess the cost of building?

(a) Too high

Who owns it?

(b)

Right (c) Too low

-----------------------------------------------

Source of Water
Pipe borne water
Stream (Lagoon)

--------------------------------------------

Location of source of water:
Within the house

(b) Well
(d) Tanker
(b) Outside the
house

Is there electricity in your house?

(a)

Yes

Refuse disposal method:

(a)
(ec)

(e)

Burying

Organised caollection

Others (specify)

--------

(b) No

(b) Burning
(d) Ocean dumping

What type of fuel do you use for cooking?

(a)
(e)

How would you described the

Firewood
Gas

house?

(a) Excellent
(c) Good

(e) Bad

(d)

(b)
(d)
(f)

(b) Kerosine
Others (specify)......

general quality of your
Very good

Fair
Very bad



19.

20.

21.

22.
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What are your general comrents about facilities in

your dwelling and nei ghbourhood (Bathroom W C,
Kitchen etc)?

How do you think the problenms peculiar wth your
nei ghbour hood can be sol ved?

Finally, | need to have an idea of how nmuch incone
fromall sources each famly earn. Pl ease indicate
the average anmount you earn per nonth.

=N=

Do you have any other coments that you would Iike
to add?

THANK YOU VERY MUCH FOR YOUR CO- OPERATI ON

E. 0. GUNN
(Resear cher)
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APPENDI X || B

QUESTIONAIRE TO BE ANSWERED BY RESI DENTS OF WATERFRONT
SETTLEMENTS THAT HAVE NOT' BEEN REDEVELCPED | N PCRT HARCOURT

TI TLE: AN ANALYSIS - THE PLANN NG AND | MPLEMENTATI ON

OG- THE "WATERFRONT SETTLEMENTS RENEWAL  SCHEME' | N
PCRT HARCOURT

| NTRCDUCTI ON

This interviewis in respect of the Master of Science
(MSc.) Thesis topic above in Wban and Regional P anning.
The research is aimed at finding solutions to the problens
of residents in Port Harcourt's Waterfronts.

Aty information supplied would be treated wth the
confidentiality it deserves. | therefore solicit your co-

oper at i on.
@unn, E. 0.
(Resear cher)
SECTION A BACKGROUND | NFCRVATI ON
1 Age:
2. Sex: ... (3) Marital Status:

4. (i) State of Oigin:. . . .
(it) Tribe: .



10.

11.

(i) Wat is your occupation?
(a) Public Service
(b) Trading
(c) Fishing
(d) Ohers (specify)...

(ii) What is your secondary occupation?
Pl ease indicate your educational background:

(a) Primary Education (b) Secondary Education
(c) Post Secondary (d) University Education

QT

(e) Ohers (specify) .

(i) How many are you in the famly? =

(ii1) How many roons does your famly occupy?

If the Governnent were to initiate a housing
programme, which of the followng alternatives wll
you support?

(a) Financial Loan Schene

(b) Material Loan Schene

(c) Governnment build on rent

(d) Governnent build on live purchase

(e) Site and Services Schene

(i) How satisfied are you with this acconmodati on?

(a) Very satisfied (b) Fairly satisfied

(c) Not satisfied

(ii) Why do you answer so?

(i) If the Government decide to provide you
better accommodat i on el sewhere in Por t
Har court, would you accept?

(a) Yes (b) No

(ii) Wihy do you answer so0?

How nuch incone from all sources do you earn per
nont h?

=N=



12.

13.

14.

15.

16.

17.
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(1) Are you aware that some waterfront settlements
like this one have been renewed (redeveloped)
somewhere in Port Harcourt?

---------------------------------------------------

(ii) What is your opinion about the waterfronts that

have been redeveloped by the Rivers State Government?

----------------------------------------------------

Would you want the same thing to be done to your
neighbourhood?
(a) Yes (b) No

What are your suggestions about the government
renewal scheme?

----------------------------------------------------
----------------------------------------------------
----------------------------------------------------

Status of occcupancy:

(a) Owner occupier (b) Caretaker

(c)

Tenant

What is the age of this house?

Why did you choose this location?

(a) High rent in the city

(b) No accommodation in the city

(c) Lack of accessibility to land in the city

(d) Others (Please sSpecify)..eereencecnnnansonsnsas
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How many householde are in the house?

Was a plan prepared for the structure?
(a) Yes {b) No

1f yes, was 1t apprroved by government?
(a) Yes {b) No

How did you acquire thie Land?

----------------------------------------------------
----------------------------------------------------
....................................................

House type:

(a) Courtyard Building (b} Rooming House
(¢) Row Housing (d) Semi-detached
(e) Detached

Materials used for construction

(i) ROOF:
(8) Corrugated Aluminium Sheet
(b) Asbestos (c) Thatch

{dY Others (specify)

-------------------------------

(ii) WALL:

{a) Sandcrete block (b)Y Mud

(¢} Corrugated aluminium (d) Plywood/Timber
sheet

(ii1i} FLOOR:
(a} Cement {b} Earth
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25.

26.

27 .

2B.

29.

30.
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Description of use of facilities
(i) KITCHEN:

(a) GShared (b} Private (c) HNo EKitchen
(ii) BATHRCOM:

(a) Shared {b) Private {c} No Bathroom
(1ii1) TOILET:

(&) BShared (b) Private (¢} No Toilet
Type of Toilet

(a) Water closet (b) Permanent pit

(c) Pale system (d} Direct into the stream
(i) Source of portable water

{a) Local well (b) Pipe borne water

(c) Tanker (d) Stream

(i1i) Location of source of water
(a) By the hous=se
(b} Outside the neighbourhood

Refuse Disposal Method

(a) Bush dumping {b) Ocean dumping

(c) Organised (d) Others (specify)......
Collection stand

What type of fuel do you use for coocking?
(a) FPFirewood (b} Kerosine
{c} Gas (c) Others (specify)......

Is there electricity in your house?
(a) Yes (b} No

How Berious do you think the following problems are
in this neighbourhood?

{i) CRIME:
(a) Very High {b) High (¢) No crime

(ii) IMMORALITY:
(a) Very High (b} High {c) None

(iii) POVERTY AND UNEMPLOYMENT -
(a) Very High {(b) High (c) No problem

{(iv) FIRE HAZARD:
(a) Very High (b} High (c)} No problem
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What are your general comments about facilities in
your dwelling and how do you think the problems
peculiar with your neighbourhood can be solved?

---------------------------------------------------
----------------------------------------------------
----------------------------------------------------

---------------------------------------------------

THANK YOU VERY MUCH FOR YOUR CO-OPERATION.



