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CHAPTER ONE
INTRCDUCTION

THE PROBLEM

The reports of various research works on
housing indicate that Nigeria is currently
facing serious housing problems especially in
her major urban centres of which Benin is one.,
These problems are commonly recognized in terms
of :=
1. an abgolute shortage of housing units;

ii., existence of housing which do not satisfy
prescribed minimum standards of safety

and sanitation;

iii, excessive costs of rental accommodation

relative to income,
Less recognized but equally important is the
range of choice offered- choice among locations,
housing types and neighbourhcod characteristics,
These essentially urban problems are not
unique to Nigeria, Countries all over the world
have housing problems in one form or the other,
The differences lie in the magnitude, the dimension,
the fundamental causes, the policies and

1

programmes aimed at solving them, The extent

to which these problems are being effectively

United Nations, World Housing Conditions and
Estimated Housing Requirements, 1975.
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tackled will accordingly vary with the policy
combinations, their appropriateness, and the
implementation strategies.
In Nigeria, the housing problem has recently
been receiving high priority attention by the
Federal Government and a number of imaginative
schemes have been embarked upon to combat it.
These include:
1. housing subsidies in cashj;
ii, direct construction of housing units
by both the Federal and state Govern-
ments;

iii., increased construction of quarters for
government officials;

iv. expansion of credit facilities to

enhance private construction; housing

Ve minimizing existing bottle necks in the

construction industry.

However, the most obvious and emphasized
of them has been the direct construction of
housing units by Government- as a relief measure
for those whose incomes are too low to enable
them rent or purchase decent housing in the open
market, This programme was initiated in 1972
with a two-fold primary objective:

i through direct construction of housing

units, the government hopes to effect
a 'significant' increase in supply

(and thus reduce demand); and

Y
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ii. by limiting the beneficiaries of the
programnne to low-and middle-income workers,
the pgovernment hopes to re-distribute income

and achieve sccial integration, s

Accordingly, the Federal Government embarked on
its most gigantic housing programme with an
initial target of 54,000 units for the period
1972-76, This figure was successively altered
to 60,000 and 202,000 units. It was the view
of the Government that the programme would
continue In future with increased intensity;
The present administration has announced

its intention to continue the programme, It
.is to build 40,000 units by December, 1980
and increase annual production in subsequent
years, |

| This continued emphasis on conventional
public seems to sugpest that the strategy can
best achieve the housing polic{rg objectives of
the nation, Yet, reports and official documents
from various sources as well as peréonal
observations raise doubts about the feasibility

of the programite,
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RESEARCH JUSTIFICATION

Literature on housing as.ﬁéll as public
discussions lend weight to Ettinger's observations
two decades ago: that housing has become an
important public iasue in moct developing countries
and the problems relating to the formulation,

financing and execution of low cost housing

programmes have become more pressing from year

1

to year, Nigeria is currently in that situation.

If the Governmenf is to.spend pﬁblic fuﬁds
to advance the nation's social and economic
objectives, itiggsential to guide investment
strategies such as conventional public housing.

which involve expenditure of substantial sums.

Td this end, an épﬁréisal of the Federal
housing estate in Benin city is necessary as
a means of generating feépack for the programme,
In particular, patterns of past performance
should be instructive for further efforts, more
efficiently designed and executed., Moreover,
such a study has the potential of indicating.
whether or not the housing programme involves $ “

an error ok a fundamental nature,

Ettinger, J.V,, Towards = Habitable World,
Amsterdam, Holland, Elsevia
Publishing Cempany, 1960.p.3
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1,30 AIMS AND OBJECTIVES OF THE . RESEARCH

This study is primarily designed to examine
the purpose and performance of the Federal Low
Cost Housing Estate in Benin City with a view
to proposing strategies for the realization of

its aims and objectives,

It is also hoped, however, that the out-

come of the study will be of general application
to estates of similar nature and circumstances

in other cities in Nigeria.

In order to achieve these aims, the study

focusses on the following objectives:

analysing the nature and magnitude of the
housing problem in Benin City; ¢
ii. 1identifying the methods and concepts used in
evolving the Federal Low Cost housing proéramme;\“
iii, examining the features of the Federal low
cost housing estate in Benin city;
iv, designing strategies for improving the \

performance of the estate, if it should be

improved,

V. exploring the prospects of the programme
in achieving the national housing goals

and objectives,



-6 -

1,40 RESEARCH QUESTIONS

In pursuance of the above objectives, the
research addresses the following sets of questions:
i. What is the housing problem in Benin
city? How serious is it? Is it improving

or degenerating? Wio are the groups

mostly affected?

ii. How was the Federal housing programme

evolved? Wiat are its aims and objectives?

iii What is the organizational set up for
executing the programme and how
efficiently has it operated? Waat are
the production targets and what has
been the output and at what costs?

His the programme reached the target
population, produced the intended
results and inexpensively administered?
ive. If not, what are the major constraints
and what,if any,K can be done to improve

performance,

Ve Conversely, what should be the aims and
objectives of conventional public
housing in Nigeria? Alternatively,
which policies and programmes should
be more emphasized to realize the

stated objectives of the programme?



-7

1,50 SCOPE AND LIMITATION

o This study is restricted to one of éhe.
many Federal Houzing estates in the country-
that of Benin city. Attention is focussed on -
making an empirical commection between needs and
resources in Benin City in such A@ay that the
contribution ¢f the Federal housing estate to
these needs can be identified, More important,
the study seeks to highlight the local constrainté
and to prescribe feasible strategies for realizing

the aims and objectives of the programme.,

While local studies of this nature have the L
potential of providing deeper understanding of
particular situations, they are inherently of
limited general applications. Nevetheless, 1t is
hoped that the feedback from a particular estate
may provide useful puidance for similar situations
and form part of the aggregate data on which

housing policy should be based,

A further limitation is the impossibility
of assessing the full impact of the programme N
at this stage of its development and at any timé L
for that matter, Our attempt, however, is to
identify the organizaticnal, financial, economic
and physical constraints on the operation of the

programme and the quality of the result.
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The findings then provide a guide for making
necessary adjustments to the zims and objectives

of the programme, its role casting and execution.

The appraisal exercise, it should be |
émphasized is not a final operation but rather
as a part of tThe monitoring process which leads
back to objectives in the continous planning

process,

Finally, limited and inadequate data as
”wéll as resource constraints have made it
difficult to be more precise and go to great

depths.,

_{_. 1.60 DEFINITION OF KEY TERMS .
- In the context of this study, certain words
have been used with specific meanings as follows:=
- 4, Appraisal | | _ )
: Goal-achievement analysis as a part of the
monitoring process which leads back to

objectives in the continuous planning process.'

11, (Conventional) Public Housing

Housing for which nublic snthority served sa
both developer and manager,

iii. Privete Popular Housing _
Houging built by users themselves,

iv. Private commercial Housing
Housing for which a private individual or

organization served as both developer and:;{ﬂ

naANALEY, ..
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The process and product of providing shelter.

1,70 STRUCTURE OF THE THESIS
 The study report i« nresented in three main
pérts.
The first provides bockground infermation in
three chapters. Chapter 1 introduces the fell problem
" and justifies its research; it states the aims and
objectives of the study, the remearch questions, the
scope and limitations and defines key terms used in
the report, Chapter 2 describes the methodology
and concéptual frame-work of the study. Chapter 3

introduces Benin city and its housing problems,

fhe.second part analyéés thé Federal Low cost
housing programme and the estate.in two chapters,
The first enalyses the background to the programmes
states its aims and objectives and examines its
organization and operation. The second focuses. on
the estate~ the site selection, criferia and
constraints; the layout desien »nd its feetures, the
physicel product snd the dewelomment costa- the
heneficiaries, their characteristics, thrir assessment
‘of the estate snd their preferences, All these are
analysed and conclusion dr-vrne -, . i

The third and last part also comprises two

chapters., The first reflects the main f£indings of

the study, notes recent developments and draws their
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planning implications, It concludes on » note of
the prosvects of the »wrosremme, Th~ lest chenter
considers fersible volicy ~nd desisn pronos-cls,
implement~tion nolicies ~nd identifies =re~g for

farther research,
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- CHAPTER TWO
METHODOLOGY AND CONCEPTUAL FRAMEWQORK

" 2.10 PHILOSOPHY OF RESEARCH

The basic philosophy of this study is that the
initial formulation of an action programme is ~
constantly subject to modifications in response to
information received as the programme is implemented,
This feedback process is an intrinsic part of the
working of a system and thus also an essential part of

the planning process. A systems way of looking at a |

situation is therefore adopted for this study,

2,20 SYSTEMS APPROACH TQ THE RESBARCH

A systems approach can be defined bhriefly as the
attempt to improve understanding by conceptualizing the
real world or some part of it as a systen’, 4 system,
by definition too, consists of "a set of interrelated
elements with each element being studied in terms of
the part thot it plays in the svstem =28 » whole 2
Thus conventionsl public housing is vieved 28 but one
of the strategiezs for attempting to solve housing problenms,

(See Fig, 2,10}

fa

Honeybone A, Action Planning and the Systems Approcach in
- Developing Countries,

+ Mchoughlin, J.B,, Urban and Regional Planning: A Pystems

Approach Faber and Faber Ltd., London, 1969.7



A SYSIEM IS A SET
OF INTERCONNECTED
PARTS.

[Housing is a set of
inter related activities and
products by private po-
pular, private commercial
and public conventional
authorities)

BUT EACH PART MAY
BE SEEN AS A SYSTEM
EVSELF .........

] [Conventional public hou-
......... AND THE WHOLE SYSTEM e s B gl
MAY BE REGARDED AS BUT ONE sys itself interms of
PART OF A LARGER SYSTEM....... tt'ts orgccljnisatigtn,_execu-
[Housing solution is but one of the UG TRenare ).
strategies of solving human envi- ;I' his ']s the research
ronmental problems_? h.-

A SYSTEMS APPROAC
TO THE STUDY

FIG 110

Il 1 AKIN OLORUNFEMI
[ 0PT OF URP
A-B.U- ZARIA
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This approach has further implications for the
the study.

First, it happily justifies a case study of this
nature in Yerms of different resolution levels vis-a-
vis resources constraints, No one-man research can

effectively handle private popular, private
commercial and public conventional housing under
the given resources of this study, Nor is it even
practicable to scratch beyond the surface in a
comparative study of all the conventional public
housing estates in the country, A single estate
such as the one we have chosen is therefore a

reasonable compromise,

Second, a svatem implies variety ond bv virtue
of ite variety, the controlling systems must be es
varied as the variation in the system itseli? In
housing terms, authority on housing should not be
highly centralized but dispersed over the geographical
space of its operation, This position is also
significant in determining who should control housing
development, It strongly recommends that the most
effective local agent should handle (at least the
execution of) public housing projects,

Third, it inspired our recognition of what
structural organization of the prinecipal actors in
the conventional public housing programme and their

relationships should be,
T . Mchoughlin, 1968 Op.cit., pp 77=79.
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Finally, it influenced our views on the

framework of housing strategies in two respects.

O one hand, the systens nethod reconciles rational
conpr ehensi ve and increnentalist approaches to

pl anni ng-usi ng the mxed scanning strategy. Qur
approach to the design of the estate |ayout and our
proposals for the realization of its objectives is
a reflection of this influence. On the other hand,
its clearer conceptual framework urges housing
planners to take the initiative rather than sinply
respond to pressure, and al so advises on where the

enphasi s shoul d be.

2.30 SOURCES OF DATA

The data used in this study derive fromvarious
sources which “ere, by research design, needed to
answer the research Questions as “e*untely PS possible.
These include maps, official docunments, survey

reports, hone/office interviews and relevant literature,

2.31 Research Adm ni stration

The research started with the collection of
background data in July, 1979* The naps were
obtai ned fromthe Mnistry of Lands and Surveys and

the Mnistry of Wrks, Transport and Housi ng.
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The Ministry of Finance (Statistics Division)
readily supplied copies of Housing spnd Menpower . ~ﬁ}
Survey Revorts. (The suthor h~d the previledge of

participatins in some of these anrvevs).

Official policy statements and figures were
personally exbtracted from the files of the Ministry
of Lands and Surveys and the Ministry of Works,
Transport and Housing, Officers of the Bendel
Development and Planﬁing Authority supplied sone
data at my request, 4All these posed no difficulty -
gpparently because the author is acquainted to the
officers concerned, The officers who were interviewed

also co-operated fully.

Data on current socio~economic characteristics
of the city's population were abstracted mostly from
the 8tatistics Division, Department of Finance and ' .
the research works of distinguished scholars like

Professor Sada and Dr, Onokerhoreve, -

Questionnaires were person~lly sdministered to
household heads in the estate, & 100% sample size
was intended but 221 out of an expected 248(89%)
respondents granted interviews in a series visits to
the eatate., The cordial atmosphere of most of the
interviews (often turned discussions) proved very

ugeful in revealing "illegalities" in the estate.
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Finslly, I had the previledge of essy access
to the Denartmental snd Keshim Ibrrhim Libreries

for relevant 1iterature.

Technigue of Data Analysis and Presentation

The data collected from the various sources
were treated according to their nature, Maps were
enlarged or reduced as wos necessary. Statistical
data were analysed in form of frequencies ahd
percentages, Most of these were presented graphically

for easy visual comprehension.

Attempt was made to use reporting language-

close to the data.

It is hoped that the foregoing methodelogy will

credit the study with a reasgnable level of appropriate-

. ness, validity and usability.

2.40

LITERATURE REVIEW

The literature on convention~1 nublic housing

in Nigeria is yet scanty. This is herdly surprising

because the programme has only recently featured

- prominently a8 a deliberate policy measure to combat

mounting housing problems,

Thus, in its earlier forms as Government
Reservation Areas and housing estates, studies were

Jimited to detailing their historical accounts and

- elassifying them as iselands or districts of high

residential quality for colonial and (subsequently)
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indigenous political and »dministrative public officers,
In his classification of residential districts of
Lagos, for instance, Mabogunje (1968) was primarily
concerned with demonstrating that such reservations
account for a substantial proportion of those belonging
to the highest residential categories but that they
constitute a deviant of the pattern of housing costs
relative to quality in the city! , TFor the case of
Ibadan, he gives a good account of these high quality
residential districts, their purposes and the

beneficiaries 3.

However, the new dimensicn of public housing has
changed in its purpose, organization and operation,

On this, research is yet limited,

Among general studies, Onibokun's(1975) review
of n11 rovernment sctivities and nrogrammes in :the
area of housing gives a historical background to
conventional public housing in Nigeria ? His analysis
of government publie housing points out that the low

income workers have not benefited Trom the various

1, Mabogunje,A.L. Urbanization in Nigeria,University
of London Press., P. 299

» 2., Mabogunje, A.L., ope.cit. pp.231-233,

3, Onibokun,A.G,, “A Critical Review of Nigeria

y Government Housing Policy and Programmes®
2nd International Conference on Housing;
I dan, 1975.
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programmes and raises a number of unanswered
gquestions. However, there is not much by way of
systematic analysis of the operation of the

programme- it was not his objective though,

| Lawal(197%) outlines what he considéfé
3the desired national housing cbjectives' and
defines management structure with pattern of
responsibilities distributed among the varicus
housing agencies and hy virtue of such respon=-

sibilities establishes interrelationships among

_them.

-

Benna{1976) posits that the total effect of
government programmes are unlikely to provide

sutiable housing in quantities adequate to meet

the expected level of demand, He suggests that

housing polciés and programmes should not only
seek to achieve personal and community develop-
ment but should also be distributed in urban
landscape tc¢ influcnce the composition: and

selection of tenants into the public housing

. schemes, This, he opinned, is & means of promoting

gocial integration,

Lawal M,I., "Management of National Housing
Propgrammes The case of Nigeria', 2nd
International Conference on Housing
Ibadan, 1975,

Benna, U.G., "Housing Policies in Nigeria: Review
and Surgestions” Dept of Urban and
Regional Planning, A,B.U, Zaria, 1976,
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These general studies are quite useful in
their rights but they lack detailed information
about specific developments and tend to rely
cverwhelmingly on aggregzate data, Data relating
to the whole nation may be useful for locating
problem areas and suggesting their magnitude but
they are of little use for solving the problems.
To build policy on aggregate data, those data
have to be developed from specific cases =

aggregated from below,

A few case studies on the new programme
have been vrdcrtaken, Among them, Olorunfemi
(1975) made a comparative study of public housing
estates in Kaduna Irjterms of user satisfactdon T
He found that government provided housing could
not reach Kaduna's low-income workers. His
recommendations centred on improving the estate's

unkept appearance,

Seymour (1978) studied the Federal housing
schemes in Kaduna iﬁterms of relationships
between construction costs, rents and income52:
He submitted that the estates cannot provide for

the urban poor.

7lorunfemi, S,0,, Evaluation Studies of Low Cost

Housing Estates in Kaduna,M.Sc,
(U.R.P.) Thesis, A.B,U. Zaria.

Seymour,T. Housin;; Policy and Inccme Distribution
in Kaduna Nigerian Journal of Public
Affairs, VOl., 7, 1977,
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Adi (1979), from his research on the
Management of Kulende housing estate in Ilorin

reports that management policies, organization and

and effectivenecss have several weaknesses and

proposes remedies accordingly.

Some of these studies link their findings
persuasively to sets of data or policies that suggest
more effective ways of providing decent housing for
low-income families, The scope of the studies,
however, have in some cases been rather restricted.

Other discussions of public housinz in Nigeria,
its problems and the available solutions as carried
by newspapers and magazines tend to be discursive,
non-cumulative and inadequate for policy making,

They recommend 'solutions?! thagtgither not Justified
by the evidence or clearly a reflection of some prior
commitment to a normative or ideclogical position
rather than a consequence of systematic inquiry.

In essence, the precise status of conventional
public housing in Nigeria, its achievements, its
limitations and the means by which it might be improved,
if it should be improved, are yet uncertain., More
studies are required to throw light on these. Such
research need to attend to particular cases with a clear

statement of the operation of the progranmme in

Adi, M,A,, Manageuent of Pederal Housingr Estates
in Nigeria, A case study of Kulende Estate,

Ilorin, M,Sc. (U.R.P.) Thesis, A.B.U.,
Zaria, 1979.
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particular location, The performance may become

obvious by reference to its aims and objectives and

the magnitude and dimension of the problems it seeks

to solve, Results may differ but iqbrder to maximize

the benefits of public housing expenditure, it is

necessary to procure feedback, through systematic

inquiry, for necessary adjustments to the programme,

2,50

PURPOSES OF CONVENTIONAL PUBLIC HOUSING

Historically, public housing has feaﬁured in
the literature as an instrument for diverse public
purposes, In the advanced countries like Britain
and the United States which have a long experience
of the programme, it has variouéibeen used to provide
rental accommodation for those who could not afford
decent housing on the private market; for the
resettlement of those digplaced by urban renewal;

oriented towards rclieving the apged and the

destitute or to provide additional countercyclic

policy tools for government macro-economic policye.

Developing countriecs have adopted public
housing for similar purposes-—as subgidized rental
accommodation for public servants; for the
resettliement of victims of slum ¢learance and for
providing rental housing or home-=ownership especialiy '

for low=income families,



Whatever its purpose, however, conventional

public housing has featured in the literature due

more to the problais facine it than teo its achiceve-
ments. In some cases, it has proved anf overall
success even if for the tiune beins;. ' In others, it

has been a massive and unmitipgoted failure, From beth
ends and within the spectrun of opinions argunents
have been advanced for and against conventional

public housinﬁ.'

2,60 ARGUMENTS FOR CONV=NTIONAL PUBLIC HOUSING

Protagonists of conventional public housing
base their arpgunients on three main considerations-
the operation of the private housing market, social
values and politics,

On the market scene, it is arpgued that the
private housing uarket does not operate efficiently.
Theoretically, the city's bousing market adjusts
in time to the denand of the pupulationi Initially
a housing shorta;e exists because of mismatches
between supply and denand. As a result, prices keep
rising for the type of housing in demand, The rise

in demand attracts investers to build more ©f such

houses until it is no more in favourable demand,

In practice, the protajonists contend, investors
may not respond to increases in the price of some

Lype of housing for yorious reasong, Phey—mpy o
14 Schreiber, A,F. et al, Economic of Urban Problems
Houghton, Mifflin Company,Boston, 1976,p.143.
2. Harris, J.R, "A Housin; POliC{ for Nairobi" in J.
1

Hutton(Zd,) Urban Challenge in East Africa, -
East Africin Publishing House, Nairobi,Kenya,1970.




- 22 -

They may decide to invest in other businesses or feel
. satisfied with rentals fron their existing houscs
The land suitablce for such housing may not be
availnble to the prospective developer or may be
made available undcer conditions that dp not make his
tenure secure, Moreover, housing investors take
maintenance intc consideration in deciding which types
to build, the pzenernl inpression being that higher
income families practise better tenancy habits than
lower income fanilies, Hencc landlords would prefer
to serve the forner rather than the latter.
Furthermore, the private market, even if it is
operating efficiently will not provide adequate
housini; for low incoune families,

On social grounds, it is argued that even if
the market is workin;; efficiently and providing enough
houses for low incorie families, it is undesirable
that the rich should collect excrbitant rents from
them which phenoricna creates incone inequalitices,
Besides, the governnent might be unhappy that only
the rich have access to hih quality housing,
Accordingly, it night want to distribute housing on
criteria other than incone levels,. friteria other
than incomes usually involve subsidies which in
turn necans inconc re=distribution as a means of
attaining social (often vertical) equity.

Conceptually, it is arjued that the social

; c ; 4
value of housing investoent exceeds private costs

1« Mills, E.S. Urban Econcmics, Paragon Press, London,
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The nmarket value and desirability of a dwelling
is a function not only of the expenditures in
constructin,: and maintaining it but alsc of
exp.nditures for nci.thbourin,: structures, This
thecretical argunent provides 2 major p#int | for
housing estates, iore inportant, it implies that the
location of a govern..ent housing estate exercises
considerable improveinent on the nei hbouringz homes,
Political arsunents for conventional public
housing represent a copitalization on defeatist
attitud: to the housing problem. In the words of
Dwyer (1975),
«.+.the very size of existing urban housing
deficits and the probable extent of future need
has now reached such staggering proportions in
nmost developin., countries as to induce a gencral
state of mind o ‘on: r.sponsible officials that
no practicol solution of any kind is possible...
Added to politicnl, organizational and conceptual
inefficiencies, h. ¢xplains, public housing 1is

undertaken as "“syibolic schenes"

2,70 ARGUMENTS AGAIn. T CONVENTICNAL PUBLIC HOUSING.

Various arpuncnts have been advanced against
public housin;s but they all centre on inefficiency.,.
It is arpgued that because of inefficiencies in
conceptual, organizational and political considerations,

public housing hos not delivered the pgoods. The

prosramue is therefore challen ed ag unre~ligtic:

1. Dwyer, D.J, , Peoplc and Housing in Third World
cities, Lon.man, London, 1975. P,103.
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wasteful, unmanageable, unfalr and ineffective,
Dwyer (1975) has this tou say on standards:

A rood deod of what is wrons with these and

other'low-cost' housing schones li:s in

feulty conceptualization or realistic housing

standards. In few words, most '"low-cost!

houses are too expensive for whom, at least

in theory, thay are desi{:;ned.1
High standards, coupled with the slow and cumbersowme
procedure for implenenting centrally administered .
housin;; raise doubts as to whether the public sectof
can build faster, cheaper, or better low-income

. 2 .
housing than can the private scctor. Thus the issue
is raised concerning public housing whether it is a

better way than tnc alternatives to subsidize the
poOT,.

The relatively slow rate of public housing “
construction results in low output, And becausc the
demnnd for it faroutstrips the supply the programue,
it has been criticized, remainstoo small to help |

marly peopde even whon expanded3

1. Dwyer, D.J., 1975, cp.cit. p. 102

2; Mills, E.5., Urban Economics; Paragon Press,
| London, 1975.°

3. Bish, R.L., et al..: Economic Prihg;p}@s of
Urban Problems. Prentice~Hall,
Inc,, Englewooed Cliffs, New
Jersey, 197L.
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Bish also arpues that theose who are lucky enough
t¢ secure them receive large net benefits. This
to char £s .
opens the proqramae‘oi “airness and discrimination
because famnilies with sinilar incomes are treated

very differently by ovornment housing policy.

This criticisu assumes (reater si, nificance
in the 1li_ht of Iurther charges that the progsramme
is often to tie benefits of those for whom they

were (2t least in theory) not intended.

. Furthermore, it is argued fhét public housihg.
even 1f it circunwvents.thesc criticisris, is an
ineffective instrunent for checking inefficiency in
the private market, By introducing low-cost housing
prouramne, the arpunent runs, the housing available
fo‘;; lnw_ri-ihc";me . ) o
families begins to risc immediately. With increase
in the units, morec people "fall® intco that income
group. But the low-cost housin;r exerts continous
pressure on the availabl. funds, making resources
less available to other programmes, As a result,
private investment in housing, low-cost housing,
old stock, all gradunlly decline, And as the
building industry declines, the available jobs
decrease, thercby bringing economic pressure on all
cateories of the popul<stion and causing them to

decrease1

Forrester, J.W., Erban Dynamicsy The M.1.T. Press,

The Massachussets Institute of
Technology, 1969,
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Thus the housin:; pro ramie, aimed at
amylioratinig conditions for the lowe-and middlee
incone farilies 17y produce neutral or detriusental

rcesults,

Viewed frow a systens perspective, this argument
is a demonstration of the counterintuitive nature
cf conplex socicl systems, In such systems, a vicious
cycle develops in which the action errconecusly
assumed to be corrcctive mnkes the problem worse and
the worsenin;; calls forth still rmore of the presumed
renedial action, which only further ag;ravates the

situation,

2,80, EVALUATION O!' THE ARGUMENTS

The arpguments discussed above are but a
sample of the controversy over conventional public
housin, in .;eneral, There are local experiences which
side the pros or the cones, The experience of the
United States where Pruitte I,:0e has become an
International symbol of the failure of public housing
may be less applicable to developin, countries than fhe
now equally famous hi h rise structures of Hong Konge
Yet both of them nay have lessons to offer,

Unfortunately, literature has concentrated more
on the problems of public housin,r than its success.

Even the 'successful' HongKong experiwent is under=-

goin.; tests of sociological and environmental effects
of hish risé structures, The United States longer

a
experience may be relevant to system of its type.
v £
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There was nc consensus on the prosramne for
housin;; those too poor to afford decent housing and
amidst the controversy, peliticians, contractors,
construction workers, nll capitalized on it in the
name of helpinig the pjor.1

Initially, the pro;ramme was a success by
any reasonable standards of financial stability,
occupancy, maintoenonce and other relevant measures
of success. It becaiwe a failure because public
policy at the locol and national level remained blind
to economic facts. . lar.e proportion of the
society earned lcow incomnes- so low that they could
net afford what authorities consider decent housing,
The low incomes prodicted that the buildin ‘s would
doteriorate fast, And jiven the economic constraints
of national policy, the pro,ramme was faced with
risin.; maintencace costs in ajpeins undermaintained
buildin;;s with a population whese low incomes did
not keep pace with, and were further eroded by,
inflation. A housin;, authority which depended on
rents alone was forced to increase rents. A rent
strike followed, Government intervened by pe.iing
rents at 25% and providing funds to make up for the
autherity's deficits, This did not result in the
necessary findin;; and it caune rather late, And the

For a~ detalled acoount of public housin. in the
United States,

See Meehan, E.J. _Public Housin;; Policy: Convention

Versus Reality. Centre for Urban
Policy Research, Rutgers University,
New Brunswick, New Jersy, 1975.
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pro, ramne failed,

Beyond his conclusive evidence of the failure
of public housin: in 5t,Louis, Mcehan's study
raises the proble. of poverty and
powerlessness., Can the rich be bye passed in
providin.; for the po.r? If the answer is ne.ative,
then there is a prina facie case apainst conventional

public hnusin;.1

CONCLUSION

The question ns to whether or not public
housin,; should be fovoured depends on its performance
against its stated ;;021s and objectives., A
monitorin.: process is crucial to fore warnin: on
any deviations froa the intended objectives of the
pro, ranme, The feadback may necessitate reconsideration
of the programme in terus of where emphasis should

be placed.

Meehan, E.J. 1975 op,cit.
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CHAPTER THREE

BENIN CITY AND HIR HOUSING PROBLEMS

GEOGRAPHICAL SETTING

Benin city lies immediately north of

latitude 6° 20'N and Longitude 5° 37'- that
is in the heart of the Tropical Rain forest belt

(Fig., 3.10 inset), Temperatures have a mean
annual range of 26°C and mean annual rainfall
of 2,032 millimetres, The =o0il is deeply
weathered and mostly clayey. These characteris-
tics influence housing in the city particularly

in terms of buildinyg and roofing materials,

EVOLUTION

Historically, Benin is an ancient city of

10th century i‘oundations.1

It has served as an
administrative and commercial centre over the
years, Series of wars inflicted setbacks on
its growth, Nevertheless,it has survived and

grown into one of the largest cities in Nigeria,

Today, the built up area of the city covers

some 85km2 - beyond its old walls and absorbing
several surrounding villages (fig. 3.10)

Egharevba, J., A -hort History of Benin, Ibadan
University Press, 1968.
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Much of the expansion occured in the last two
decades due to its rapid transformation from a
traditional to a wmodern urban centre with central

administrative and commercial functions.

3.30 LAND USE DEVELOPMENT

The change from traditional to urban functions
witnessed new developments in land use in the
city. A large part of the Oba's 1,200 x LOO
metres palace was released for the development
of public and semi-public uses, The open plaza
is also now developed as the central Business
District.

Inspite of these progressive developments,
traditional land tenure conferred land titles
on the city's indigenes only., None-indigenes
secured land title transfers at exorbitant prices
amidst large scale speculations and litigations.
In effect, the land situation was (and probably
still is)a constraint on the rate of housing

construction in the city,

3,40 POPULATION GROWTH AND CHARACTERISTICS

Demand for land derived largely from the
demand for housingz, which in turn resulted from
the rapidly growing population of the city
(see Table 3.10)
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TABLE 3,10:_ GROWTH OF POPULATION IN BENIN CITY(1952-80)

|
JYEAR ! TOTAL POPULATION GROWTH RATE (%)
| 1052 I 53,753* -
' 1963 , 129,230+ 5.9
! 1975 | 306,000 8.0
; 1980 ! 1436,050C* 8.5

Sources: + Federal Office of Statistics

* Doxiadis Associates (estimates)
This rapid population growth has been identified as
the main cause of the housing problems in the city?

The composition and socig-economic characteristics

rather than the absolute numbers appear to be more

important,

Figure 3.20 shows the sex structure and age
composition of the city's population. One of the
significant features of the sex structure is the
predominance of females over males especially in the
21--30 age group., Also, more than half (26.2%) of the
female populaticn are of child bearing age (15-45 years).
These proportions have the potential of increasing the

rate of population growth through natural increase.
Another significant feature can be observed

in the overall age composition, Children below the

age of 15 years account for over 53% of the total

population. Another L.1% are over 55 years old, thus

Y Federal Repub}ic of wigeria,, Third National
Development Plan, Lagos
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leaving L 3% in th: economically active group,
This distribution gives a dependency ratio of
74%. Since the proportion of the aged in the
population is orly L% the dependency nurdcn is

attributeble tc the number of children per family.

Sada (1976) rcports that the average house=-
hold size in Benin city is 9.7, that over one=
third families have 5 children or more and that
the larger houscholds are to be found in the
older neighbourhoods.1 The economic implications
of such a high dependency ratio becomes more

obvious in the liszht of household incones in
Bunin City -

ECONOMIC COMNDITIONS

According to Sada (1976) the average income
per household per annum is ¥1,802,70 and the
average per capita income is 182,80 per annuﬁl'
Given the high cost of living in urban areas,
the incomes imply that the standard of living
is generally lcw, This will be reflected in

poor housing among other symptoms of poverty.

Sada, P.0,, Resarch Bulletin, No 1: "Pooulation
Structure and Household Characneristics

in Beninv, 1976,
Sada, P,0. Ibid, 1976,
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The income profile of the workine population
highlights the poverty vroblem.(Fig. 3.371 & 3.32)
The figures show that an averagze of approximately
80% of the working population are low income
earners, Another 13,6% belong to the middle
income group while only 6,7% are of high income

lavel.

These socio=economic characteristics will

inevitably affect the housing conditions in the
citvy.

3,60 HOUSING CONDLTIONS

Two housiny surveys in Benin city in 1672
and 1975 provide ample pgeneral information on

the housing conditions in the city.1 These

data are analysed and interpreted below.
Comparison of the 1972 and 1975 data throws some

light on the trends

361 Total 3tock

The 1975 survey shows that there were
14,583 houses in the city then.Of these, 67,96%
were wholly residential and 19,.14% of mixed use
(Fig.3.40). Altogether, they contained 75,420

rooms for residential accomodation,

1(a) Midwestern Nigeria Government, Statistical Report
on House Count in Benin City, .
(b) Bendel State Government, Report of the Housin
and Building Survey, 197
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Glven a populstion of 306,000 for the

same year, occupancy rate averaged L persons

per rcoom, Compared with the permissible health
level in Nigeria of 2 persons per room, there
was serious overcrowding in the ¢ity. The
reaction of 930 households to this high occupancy
rate showed that L7 complained of overcrowding,
Ll.B% were indifferent and only 8.2% expressed
satisfaction.t

The average annual production rate between
1972 and 197% was 1,019 houses or 3.30 per
1,000 persons counparced with urban housing needs
of 1116 per 1,000 population (or 3000-5000

=
houses annually) congtruction rate is very

~low, In essence, there is an absolute shortage

of housing units in Benin city,

3.62 Physical Conditions of House
' Table 3.20 shows the distribution of
the housing stock in 1975 by type of construction
and age.
1.  Sada, P.0., 1976, op.cit. P. 12

U.N. Housing Report, 1965, P, 3
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TABLE 3,20: ™TSTRIBUTION OF BUILDINGS BY TYPE OF
CONSTRUCTIONS AND AGE (1975)

wo.. Period Mud Concrete_ngngnecifigg__zqigyﬁ_ji___
Before 1900 55 35 0 90 0.62
1900-14 38 60 1 99 ° 0.68
1915-39 233 ' 276 12 521 . 3.57
1940-45 539 819 ! 13 1,371 9.40
1946-60 1,508 . 2,543 12 1,063 + 27.86
1961-70 1,084 |, 3,261 2 Ly 347 29.81
After 1970 720 3,273 0 - 3,993 | 27.38
Uinspecified U6 Ll : 9 99 0.68

— ————— " —— P SRS - i g Lo w——

L IOTAL_ _ L,223 | 10,311 _, W9 _ . _ 14,583 . 100.00
0.3L_, 100,00, 0

o 28,96 70,70

L

Source: Department of IFinance, Statistics Division, 1975.

Since active government intervention in the
control and prescription of housing standards did not
star- until 1959,1 the L2% built before this date are
likelv to be outdated especially in terms of internal
facilities. The rest 58% are probably modern. The fable
shows “hat average annual growth rate has increased from
1.,865% Zn 1946-60 through 2,98% in 1961-70 to 5.5% in
1975. This encouraging trend is, however, below the

rote of population srowth alone (8.5%),
Existing deficits and the large quantity of substandard

housing w.1l havd to be taken carc of in addition.

4 The YJrban Council set up by the Town & Country

Planaing Law, 1959 was merely to enaure that private
buildings did not encroach on public land., Prescription
builcing standards were restricted to the G.R.A. until

estatlishment of the Bendel Development Planning
Authority in 1969,
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General Housingz Guality

Figure 3,50 shows the general quality of
housing in the city in terms of design and
availability of services., Column C shows that
there has been a vigorous attempt to improve
traditional buildinsgs, Columns A and C represent
the tstandard' housinz in the city (Ll.19%).

52% were yet to be provided with water and
electricity and 3,36% (427) were due for clearance,
{only O.4% or 4G houses were due for clearance

in 1972 this indicating a high rate of obsolescence).,

Substandard Housing by Amenities

Fipure 3.60 throws more light on housing
quality in the city. The lack of flush toilets
may not pose too serious a problem now but lack
of kitchens in somne houses poses serious health
hazards for those who are forced to cook in the
open or in their living rooms. The bulk of
these substandard housing is, expectedly, found
in the traditicnal corc area of the city1

(See Fig, 3,70)

ééda,‘?.o.‘“Urban Housing and the Spatial ﬁattern
of Modernization in Benin City", The Nigerian
Geographical Journal, Vol. 18, 1975. p. L5.
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3.65 Tenancy Patterns
The patterns of accommodation and tenancy are
depicted in figures 3,80, 3,81 & 3,82, Figureg 3.80
shows that rental housing is on the increase while
owner-occupied housing is on the decline. The
increasing demand for rental accommodation, if unmet,

invariably induces spiralling; rents,

The pattern of supply of housing (Figure 3.81)
has some serious implications for the housing of
different income groups. Housing investments are
being directed to the construction of flats which are
probably more profitable to private investors., On the
other hand, rooming houses, typically occupied by low=-
income families are on the decline., If we assume, as
it reasonably seems to be, that mestly high income
families s8till maintain single family houa®e under the
current pressure, and that flats are likely to be sought
after by middle and high-income families it means that
the low-income families who constitute some 80% of the
population were confined to 68% of the available housing
in 1972 and still less (66,75%) in 1975.

Conversely, the hizh- and middle income families
who constitute only 20,3% of the population had about
32% of the housing stock available to them in 1972
and 33,25% in 1975, Thus while there
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will be overcrowding among lov income families,
the situation iz unfelt ameis middle and high

incone families,

Housing Patterns
The interpl” of the housing variables discussed
in this chapt* have implications for the spatial
pattern of tousing in the city. By multidimensional
analysiraf selected variables such as family size,
house”ld income and guality of housing, Onokerhoraaye
(1r3} has demonstrated that the interplayg of the
ariables have crystallized in housing quality
regionsm (Sec fiz 3.90! According to him, the
ma jor singleigggggmining the good quality area is
the intervention of the government in providing
subsidized good quality housing for senipr public

servants in the ciLy11-

CONCLUSION

The forezoing analysis is by no means
exhaustive in highlighting the housing problem in
Benin city, However, it is hoped that the analysis
fairly presents the nature and magnitude, the trend
and the incidence of the problems. The fundamental
problem-poverty~ is recadily obvicus. Nismatches

are also indicated not only in terms of supply

and demand patterns but more important, in terms of

Onokerhoraye, A,G, "The Pattern of Housing, Benin,
Nigeria EKISTICS, Vol. 41, No.242,
J-l].n 19?6 Pe 58-
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needs, access and location, Both short-and long-term
strategies will be necded to tackle these housing

problems,

The Federal Low Cost Housing Estate was developed
as one of thesc strategies. The next thtem

chapters focuss on the scheme.
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CHAPTER FOUR
THE FEDERAL LOW COST HOUSING PROGRAMME

PREVIOUS PROGRAIMINES,

Government=provided housing dates back
to the colonial period, The prime concern of
the colonial authorities was to provide houses
at the famous Government Reservation Areas
G.R.A.'s ) for the expatriate public servants.,
Thus the tenants were exclusively whites, few
of who paid token rents and many were housed
free of charge,’ The only housing programme
for the natives was the African staff Housing
Scheme which provided for clerk quarters and the

pranting of limited housing loans to senior staff.

Thus governmnent public housing programmes
were designed mainly for the white officers,
marginally catered for the housing needs of
Nigerian civil servants and nothing direct or
purposeful was done to evolve housing programmes
for the benefit of the Nipgerian masses. In a
sense, the restricted housing programues created
a new type of housing need by raising housing
values and expectations among the emerging

middle and upper class Nigerians,

Onibokun, A., 'A critical Review of the Nigerian
Government Housing Policy and
Programmes?' 2nd International
Conference on Housing, Ibadan, 1975.
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Post=independence Nigeria marked the
transfer of the G,R.A's from the colonial
administrators to their succeeding Nigerian
administrative and political elites., Like their
white predecessors they paid minimum rents. The
GRAS were maintained and expanded to provide
more quarters for the growing post-independence
senior public servants, These provisions were in
short supply coupared with the number of public
servants qualified for them.

Meanwhile, the African staff Housing Schene
was maintained under the same conditions for
granting loans but the beneficiaries remained
relatively few,

All this time housing was nct a serious
problem because the only people who were urgently
in need of governuent assistance for housing were
mainly the civil servants. The low salaried
employees could easily secure accommodation from
the private landlords on token or rent-free
arrangment,

The post independence period also witnessed
a new introduction- the establishment of Housing
Corporations by ecach of the four Regional
Governments of the Federation as well as Lagos
Territory. Amcong their functions was provision

and management of hcusing estates.
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Again, the operational conditions of the
Corporations were by design or default a scheme
for all but the low income group. Although it
was the declared intertion of the housing
corpeorations to include low income families in
the estate, it becane apparent that what was
actually provided for them was beyond their
resources,

Governmment direct concern for the generality
of the populaticn was first expressed in the
Second National Development Plan 1970-74. The
Plan made provision for housing corperations and
staff housing schemes totalling about Wy.287millicn

by both the states and the Federal Government,

Like the previous housing schemes, however,
the low income did not benefit from it, Government
quarters were, in any case, 'designed to reduce
considerably Government's rising expenditure on
hotel accommodation and maintenance expenses on
entitled (senior) officers?

Meanwhile, housing became a real issue.

The prevailin;; condition was recognized and
explained by Governnent in the 3rd National
Development Plan:

.. »the maynitude of the problem is
quite serious. Although housing

conditions are generally inadeguate

Federal Republic of Nigeria, 2nd National Development

Plan(1970-7}4), Central Planning office, Lagos, 1974
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in the rural areas, Nigeria's housing problem __,.
is essentially an urban problem, Rapid urban
growth associated with accelerated tempo of
socio=economic development has seriously
aggravated the shortage of dwelling units in

Nigeria resuliin in overcrowding, high rent,

slum and squathtersettlements which are visible
b

features of the urban scene throujghout the country

It was in responsc to these problems that
the Federal Governuent decided to provide housing
for the general public as a social responsibility.
The low cost housing projramne was one- and the
predominant- of the combination of measures to

tackle the identilied problems.

11,20  GOALS AND OBJECIIV:iS OF THE PROGRAMIME

The overall joal of the programme is to

achieve a Just and egalitarian society,

The design objectives are to effect
i. even distribution of incomes;
ii, rent relicf especially to low income
earners;
111, social integration and

iv. home ownership 2

-

2 AN Federal Republic of Nigeria, 3rd National
_ Development Plan, b=
Planning office, Lagos, 1975 p.307

By This objective dcrives from a change intenancy
arrangement (from rental housing to rent
purchase),
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For the implementation, the objectives are to
attaing:
s a sipgnificant increase in housing supply;

ii, reduction of income/rent ratio to 20%

in 10 years
iii, mixed residential development, and
ive : rent purchase tenancy of government

estate houses,

4,30 ORGANIZATION AND OPERATION

In order to achieve the above aims and
objectives, the Federal Government took decisions
on the organization and operation of the programme,
The principal actors and their relationships
(under which the Benin estate was developed) is

described in Fig, 4.10

Two characteristics of the relationships
have significant implications for the effective
execution of the programme namely, the multiplicity
of authority and the duplication of functions (at
the local level), The first raises questions on
the issue of authority in housing-~ the wider the
gap between the provider and the consumer of
housing, the longer the delay in housines construction

and the less the satisfaction derived. 1

Ae Turner, J,F.C, offers critical assessment of the
relative capabilities of the public
sector and private popular sector in
housing provision in Ekistics Vol.j1,1976.
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The second relates to dissipation of resources
through unnecessary rivalry between two or more
organs of government the B.D.P.A.- the Ministry
of Lands and Housing, Ministry of Works and
Transport whose functions are not clearly defined
in practice. The problem is further complicated
by occasional claims of authority of the Governor's
Officep on directins and executing some of the
programme's policies and projects. 1In effect,

ther= were delays in implementing the programme,

In operation, the Federal bovernment is the
prime mover, authorizins the number of units to be
built and the necessary funds as well, It's agent,
the Federal Housing Authority (E.H.A.) gives
guidelines for operating the programme and
co-ordinates the state programmes. For its part,
the state produces a ' Workable Programme' to
which the state Agent and the F. H.A, agree upon
prior to submission to the Federal Executive Council
for approval of funds., The ‘Workable Programme'-
comprising of the provision of land, preparation
of layout plan, infrastructural services, building
design and prograune execution receives approval
before work commences and funds released,

The appointment of consultants and the tendering
and . award of contracts undergo similar stages

of approval,
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This procedure was very slow and cumbersome
during the developrent of the estate., And but
for the initiative of the State Government's
initial funding of the programme, the delay
between the first requests and the completed
development of Phase I would not have been less

than 5 years],

Financial arrangements were not simple either
Funds were released in bits according the various
stages in the work programme, As pointed out
above, the state Covernment undertook the initial
funding of the project because of delays in the
release of funds frona lLagos., Otherwise, the
financial arrangement constituted a seriocus constraint

on the economy and achievements of the programme,

INFRASTRUCTURAL 3FRVICE AND BUILDING STANDARDS.

e - — e w mme C m —

Infrastructure, estimated at 30-40% of overall

coest of the housing project, were proposed in the

2

guidelines on the implementation of the programie

- — — - =

This time gap was deteruined from the correspondences
between the FHA and the Bendel State Ministry of
Lands and Housing.

See Federal Housing Author Ly, "Guidelines on the
Implenentation of the National Housing
Programne of the Federal Military
Government 19764,
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This was "the pgenerous extent to which the Federal
Government decided to subsidize the programmrm.
It follows that each beneficiary will bear the

cost of construction of his unit.

The puideline also advecated that costs ahould
be reduced to a uinimum, However, a look at some
of the prescribed standards are indicative of 1lip

service or outrisht contradiction.

The walls of the toilet/bath were to be cement
screeded and also tiled, Under the cloak of
encouraging outdoor living habits, all flats were

to be provided 2 minimum of THREE balconies- in

the sitting room, kitchen area and toilet area,
Shower baths were to be provided for low income
group houses but bath and shower facilities for
medium income group buildings.

These facilities, whether c¢i* not the prospective
beneficiaries needed thom, were bound to reflect
on the price of the units and the number that

could be built in the longe-run,

+1e Brief by Federal Commissioner for Housing , Urban
Development and Environment, Lagos, 15/3/77.
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L 50 TENANCY ARRANGEMENT
By Federal Government directive, 15% of
the total rnumber of housing units are reserved as
Government staff quarters. The beneficiaries of
thése reserved units pay 8%% of their salaries
as rent CGonditions for alloccation of the other

units are rested mainly on ability to pay.

Although rent is relative to income (20%),
and not to the size of the dwelling unit, the
allocation criteria effectively limits low income

workers to 1=bedroom apartments. (See Table L,10).

TABLE 4, .10 SIZE OF HOUSTNG UNIT BY INCOME QUALIFICATION

Size of Dwelling Income Qualification
1 bedroom ! w5720 (GL 01)
2 bedroom . 1,500 (GL 08)
3 bedroom ..:: _-' 2,400 (GL 07)
L. bedroom - I N5,000 (GL 10)

Sources: Ministry of works and Transport, Benin,



L.60  AUTHORIZATIONS

The 'National Housing Programme of the Pederal

4+

b9 -

Government for Low=Income Group in the 3tates!

" was initially scheduled as in table 3,

TABLE 4,20 AUTHORIZATIONG OF FEDERAL LOW

1973.

INCOME HOUSING,

NOQ,_ OF HOUSING UNITS
STATE 1973/ 7L 1974/75  1975/76 1 fL/76 Total
1/10/76
Lagos 5,000 600 1,750 1,400 8,750
Rivers 250 600 1,750 1,400 11,000
Kwara 250 600 1,750 1,h00 Iy, 000
West 250 600 1,750 1,400 1y, 000
South-East 250 600 1,750 1,400 Iy, 000
Benue-Plateau 250 600 1,750 1,100 i, 000
North-East 250 600 1,750 1,400 1,000
North West 250 600 1,750 1,100 4,000
Kano 250 600 1,750 1,400 L, 000
North Central 2,000 2,000 - - 1 000
EFast Central 250 600 1,750 1,400 Iy OO0
Midwest 250 600 1,750 1,400 b, 000

Source: Ministry of Works and Transport, Benin,

By October 1976 when this First Phase of the programme was

to be completed, the number of units completed and the

new authorjizations were as follows:
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TABLE 4,30 COMPLETED UNITS AND NEW AUTHORIZATIONS

OF THE FEDERAL LOW INCOME HOUSING,1976.

NO, OF HOUSING UNITS

|
}

STATE Completed % of 1077 1078 1979 TOTAL
under Phase
constr. 1 ' )

Anambra 250 6,25 1,750 1,500 500 'L4,000
Bauchi - - 2,000 1,500 500 4,000
Bendel 250 6,25 2,000 1,500 500 4,000
Benue - - 1,750 1,500 500 4,000
Borno 850 21.25 2,000 1,500 500 Iy , 000
Cross-Rivers 250 6.25 1,500 1,500 500 4,000
Gongola - - 1,750 1,500 500 1}, OO0
Imo - - 2,000 1,500 500 Iy, 000
Kaduna 5,000 125.00 UNDER  CONSIDERATIICON 5,000
Kano 850 21,25 1,750 1,000 500 Iy, 000
Kwara 250 6.25 1,750 1,500 500 I}, 000
Lagos 848 9.66 1,652 1,000 500 14,000
Niger - - 2,000 1,500 500 k4,000
Opun “ & 2,000 1,500 500 'l,000
Ondo " - 2,000 1,500 500 14,000
Oyo 250 6.25 1,750 1,500 50C 4,000
Plateau 250 6.25 1,750 1,500 500 4,000
Rivers 250 6.25 1,750 1,500 500 I, 000
Sokoto 500 12.5C 1,500 1,500 SO0 i4,000
TOTAL 9,798 18.57 32,302 26,000 8,900 77,000
FHA 13,475 ? 12,000 1,5000 9,525 50,000
TOTAL 23,273 Lh,308 11,000. 18,425 127,000

: — - |
CIMPULATIVE 23,273 67,575 108,575 127,000 127,00%

Source: Ministry of Works and Transport, Benin,
* Computed from Tables .10 and }.,20
Column 2 of this Table shows that with the

of Kaduna-which was dircetly undertaken by FHA,

exception

construction
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Rerformance in the other states averaged as low as 10%.

For the 1977=-79 phase of the Benin city Scheme,
none is yet ready for occupation - only 22l out of 3,750
units are still under construction in 1980, (See Plate#l),
This gives construction performance of 5.97% as against

6.25% in Phase I.

The pertinent question- on what is ailing the
programme- has been partially answered in the foregoing
analysis and interpretations, The structure of authority
for executing the programme is fraught with conflicts
of interests and bureaucratic red tapes, These are
reflected in the operation of the programme especially
in terms of administrative and financial controls.
Standards are apparently too ambitious for low income

families.

For a better informed assessment, we shall examine
the development of the estate with reference to environmental
constraints, design features, costs, distribution of

benefits and its assessement by the residents.



PLATE 4,10 Some oy THE PHASE II BLOCES
STILL UNDER CONSTRUCTION,
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CHAPTER FIVE

THE FEDERAL LOW COST HOUSING ESTATE, BENIN.

SITE SELECTION

The sites earmarked for low income housing
in the city are indicated in Fig.5.10 The

choice was controlled by some factors as follows,

First, the area carmarked for low income
housing in the Ugbowo Layout (Fig.5.20) was
too small for the programme, Even if the land
were enough, it would be developed within an
existing high income cstate (Plate 5.10) in a
segregated manner, This is against the policy
of sccial integration through mixed development,
Moreover, it was relatively too far from the city

centre.

Second, the present site had earlier been
earmarked for the State's low income housing

programe, |

Third, the State Government had limited
alternative sites, The centrally advantageous
site behind the specialist Hospital had Jjust
been developed (1972)2

The State Government also decided to site its
Secretariat (now built in the hub of the city)

on the site now occupied by the breweries- that

is avbout one kilometre from the estate.(See Fig.5.10)

The completed housing units were found to be of too

high standard of finish for low income werkers
and converted to government offices except one
block regerved for medical personnel(See Plate 5,20)
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PLATE 5,10 A SECTION OF 1HE HIGH INCOME HOUSING
SURROUNVDING AREA EARMARKED FOR LOV INCOME

HOUSING AT UGBOWO Layour, “

(Winners of the buildings in forefront are yet
to occupy them because they canrot afford
the price).
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PLATE 5,20 LOW INCOME HOUJSING TURNED
GOVERNMENT OFFICE BLOCKS.,
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MAIN ENV7RONMENTAL CONSTRAINTS

The Estate is an isolated development some
7 kilometres from the city centre, Ikpoba river
has exercised som: constraints on the expansion

of the city towards the site of the estate(Fig.5.10)

Intra city transportation services are poorly

extended beyond Ikpoba river and the limited

rvices are mainly towards the cluster of
industrial establishments along Asaba road.
Commuting to and from the estate is therefore a
serious problem except for those who own private
vehicles.

The isolation of the estate is aggravated by
the heavy traffic on the conly route to the estate
(Fig. 5.30). Traffic congestion is a regular
feature at the Bwa road Jjunction4a situation which
discourages both private and public transport

from the route.

LAYOUT DESIGN

Fig 5.40 shows the general layout plan of the

estate with the site earmarked for the proposed
Federal Secretariat and other offices. The estate
is planned as a part of the city and not a new
town. VWhat is readily obvious from the layout
plan is that there is no purposeful attempt to

direct the growth and development of the estate,
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