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ABSTRACT
The central area of any town or city is distinguished by its uniqueness in
terns of |location, function and nore often than not by its physical form
It is however pertinent to knowthat the devel opment of this part of the
city has often defied planning solutions in the developing countries
despsite some consi derabl e neasure of success that have been made in other
aspects of physical planning. The nanifestation of this problem is the
heal thy congestion in the central area of all our cities.
The study goes to argue that there are ways to planning the central area
in such a way that it can be relieved of its problens andthisis
denonstrated okoja, a town with a population of about 83,000
i nhabi t ant s. The aim is to develop an alternative approach to the
conventional central area which usually encourages the aggloneration
too nmany uses in the central area.
The study logically follows the set down objectives to ascertain the
possibility of naking a better choice of site where the central area can
be located now that the existing traditional centre is inadequate to neet
the nodern facilities or functions expected of it.
Experi ences of central areas of devel oped countries for exanple, America
have shown that an adoption of a design for a central area in onecountry,
cannot be duplicated in another country due to diversity in culture,
governnent policy and econony. Neverthel ess, much can be | earned fromt he
design of one central area by planner in other environments.
Theexi stingsituationstudyof Lokojareveal ssomenountingdifficults
andt opogr aphi cal disabilities whichcanonly be overcomne by a strategic

planning effort. On this basis the reseach advances the reasons for
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speci al decentralizai on of sone najor functions as agair
centralization.
The proposed desi gnplanfor thecentral areaisconcei vedas apedestrain
preci nct, theprinci pl ewhi chwoul dnot onlyelimnatetrafficcongestion
but woul d al so restore orderliness and ppece And with the
decentral i zati onof functionsliketraditional narket, residentials, potrol
fillingstationandbigreligi ousworshipstructuresmichsernityis
gained and functionality is seriously enhanced.
It is proposed that the i npl enentation of such a plan be neticul ously
phased for the purpose of effective execution.
The researcher al so recomended that the financial inplementation of the
plan be sourced possibly from either or a conbination of Federal
government, Banks, private organization and the state governmnent.
The achi evenent of this however, enables a further objective search for a

conserved central areas of our cities.



1.00
1.10
1.20
1.30

1.40

1.60

2.00
2.10
2.20
2.21
2.22
2.23

2.30

2.50

2.60

1::;

TABLE OF CONTENTS

PAGE

DECLARBTION. vuy iy caswsmagmiy s pdas sy wsdan = & i
DEDICATION. cowsviny sn S RN SR e A e ii
ACKNOWLEDGEMENT . v v vnvncnnena AR TR K iii
-1 17 i) I - SRR PR S e g s iv
LIST OF FIGURES. < - cceienenaccacaasnanssssnn v
LIST OF TABLES. ..o nrennncnnnn I SR v vi
LIST BF PLATES . cvnvinemasia ok 6 AR 1 AR AT vii
CHAPTER ONE

IRErodUeEIon .o h v ansmeiriss fasavsoaa i sases %
Statement of research problem...... S 2
Aim and Objectives. ... ..o iiiiinnnccinas 4
Justification of study...... EF MR TEN KRR 4
Scope and 1imitation. . coee ceoeeneromeennnn o &
Research methodology...... AT A S &
Conceptual framework of the thesis.......... 7

Central &rea ConNCEpES. ..cuvwvonsmrabiiwanasan 10
Definition of central area.......... 2 PSS 10
Central area classification..........cccmu,n 13
Traditional central ared.......ceveecneonees 13
Modern centiral APelciieee congnaass 15 spesans 13
Dual central area......ceveerecroncnnenonnns 14
Problems of Nigerian fraditional Central

BEOBE v om0 om0 3 40 e ) 0 o 55 o 15
Requirements for central area development... 15
Attributes of central areas in the developed

countries, . v..... . . 17

BEELI0B . vs cuivresn P s KR ST £ e g g 21



2.70

2.80

2.81

2.%0

3.00
3.10
3.11
3.12
3,20
3.30
3.31
3.32

5.33

&9
The emerging concepts of central area
planning....conaveran o ek P e, S 21
Techniques of central area delineation in
developed nations - An appraisal............ 22
The siagnificance of the techniques.......... 25
General consideration in concepts

75753 ST § 5 1 - (PP 26
CHAPTER THREE

Background studies of Lokoja....coevnununn. 28
Existing physical condition.....ccvcvuncnnn. 28
Physiography of Location.......ccvcveecancuan 28
Relief and climatic characteristics......... 28
Hydrological situation........ B . 30
Rigtorical EVaIULTOn. .. suo coguca g snaas 31
Physical structure of LoKoja....cc.ovvvnanes 33
Physical growth......... S———— sy D
potential Ter growthe.iciccivavaciasssmvas i 39
Physical constraints to Expansion........... 36
Socio~Econonic condition .. vesenonssmonanes 38
Population of Lokoja......... S i e A 38
Tribal composition: ccccviim oves i o= asi 40
Economic base........cevmunwuen P Y- 40
Existing Landuse pattern............. 1A a2
Major drawbacks of the existing landuse..... 42
Existing central area of Lokoja...... R 45
Functions in the central area............... a5
The existing centre area problems and needs.. 46
Evaluation of Lokoja master plan (1974-2005)..48



CHAPTER FOUR

4.00 Concepts of Lokoja town structure............ 53
4.10 Evaluation of central area alternatives

-5 -1 YRS TR B wae 55
4.20 Transportation facilities investories........ 66
4.21 Traffic SUNrVeYS .. v eiacersarssssssarspanasiisa &7
4.22 Summary of Lokoja traffic problem...... AT 74
4.30 Estimated population of Lokoja........... vees 16

4.31 Estimated population of constituting communities..77
4.40 Estimation of the central area size.......... 78
4.50 Central area space allocation - case studies.. 79
4.60 Sustainance of Lokoja central area......... ve B
4.70 Concepts of central area designs............. 86
4.71 Evaluation of the design concepts for Lokeja.. 91
4.80 Site Analysis of the proposed site............ 93

4.90 Schedules of requirement........... S 97

CHAPTER FIVE
5.00 The central area design proposals............ 98
5.10 Approach to distribution of uses in the centre..98
5.11 Evaluation of the approaches.........-cuvesoa 101
5.20 Detailed Elements of the central area design.. 102
5.21 Design principles and criteria.......ccc.ouue. 105
5.30 Proposal for utility and service system....... 110
5.40 Conceptual Framework for the desiagn.....

5.60 Policy proposal for uses displacement......... 114



6.00

6.10

6.20

6.30

65.40

&.50

CHAPTER SIX

Policies for implementation....... R o
Implementation management strategies..........
Scheduling and staging of the proposal plan...
Collaboration in the programpme execution......
Financing the scheme......c.cciivinsorrinnenss
Conclusion......vauuee ACRRES W PR IHAEES R
QUESTIONNAIRE. ... ....... B -
APPENOICES..... Sawa A A ] A 9 TS
BIBLOGRAPHY........ Feme e Al e R wEe ST wias S

119

121
121
123
124
127
130

133



1.0
2.1
2.3
2.3
z2.4
3.1
3.2
3.21
3.3
3.4
3.5
4.1
4.2
4.3
4.4
4.5
4.6
5.10
3.11
T
5.13
5.20

5.30

e

LIST OF FIGURES

L3 R
CQngptual framework of the thesis....cocvenuvvavees g
Traditional central area concept - western Nigeria... 11
The dual nature of some northern Nigeria cities....... 12

Hypothentical rent gradients for urban landuses....... 18

Pedestrian precinct principle..... ... vivnevansonanns 23
Kogi State: location of Lokoja...... . e acem iR & s 29
Site analysis of Lokoja........ccuuun i T e e ce.e. 34
The comunity structure of Lokeja............... crssuas OB
The existing land use of Lokoja.......... R 43
The existing Lokoja central area.........cccuuvcnanaa. 44
The proposed commercial development in 1974..... v 52
Alternative town structure of Lokoja.......vvvvuaunes 54
Alternative central area sites for Lokoja............ 56
Proposed locations of some functions................. &4
Percentage of traffic volume/mode.........ccocicucnns 68-71
Concepts of central area designs.......ccevvcrennnena 87-89
Existing uses In the proposed site......ooveeieannnn 94
Radial approach to uses distribution................. 99
Peripheral approach to use distribution.............. 99
Mixed approach to uses distribution...... b A sanawe: 3OO
Final draft of alternative one (1)........ R e 100
Lokoja proposed central area layout design........... 103

The proposed utility, service and circulatory system.. 111



o,

-

LIST OF TABLES

PAGES
3.1 Population of Lokoja...cousviiivennnennvinnns ee. 38
3.2 area (percentage) by major functions in
Lokoja existing central area..... AT AT RRREE 5 46
4.11 Factors peculiar to the sites........... crecnany; I8
4.12 Factors vis-a-vis the whole urban system........ 60
4.2 Scoring of alternatives..........cevune-n S 61

4.3 Possible location of some functions in Lokoja.... 65
4.41 Lokoja population estimation by the year 2015.... 77

4.42 Estimated population of constituting communities..77

4.5 Estimation of the central area size......... Vewsa I8
4.51 Uses in stevenage central ared.........cvueu- v-e. 80
4.52 Uses in Gombi central ared......ccevivervrnnesass B2

4.6 Evaluation of design concepts for Lokoja
central ared. ..coveenoncennan o S 92

4.7 Percentage of total space occupied by uses in the
PrOopaseEd BIEeh v wssimsnmassstiars s vad AT ke v 5y 96

4.8  Schedule of requirements. ... ot i i e e eee 97

5.0 Evaluation of distribution methods



Ia

Ib

II

ITI

B

LIST OF PLATES
Romantic view of paparanda squarg.......... 47
Murtala Road (the only thorough road)...... 47
The existing Elements in the proposed site.. 95

The existing Elements in the proposed site.. 95



1.0

1

CHAPTER ONE
INTRODUCTION
The existence of most cities throughout history and indeed prehistory is
associated with the existence of their centres which are characterised by
specific location, function, character and physical form.
It is the area in which most of the main economic, social, cultural and
administrative activities of the town are concentrated, so much that this
central area in modern towns becomes closely identified with the town
itself.
Due to high urbanization trends in the world within last quarter of the
century town planning has shown considerable achievements in the subject
of town and country planning and developing methods for both residential
as well as industrial areas.
However, the central area development and reconstructions proved to offer
the hardest proposition to be broken. Indeed, in many cities the demand
for central space particularly in prime locations continue to grow. This
internal pressure may in fact be connected with the outward movement of
certain types of activity from these areas. Again the ever increasing
discomfort, delay and congestion in our contemporary central areas have
made many described them as romantic nonsense.
However these realisations set in a motion on how Lokoja central area can
be planned in such a way that the town does not witness unnecessary stress
and congestion as we have it in most cities of the world today.
The central area need is hard pressed on the town of Lokoja, the capital
city forthe newly created Kogi state. Since the creating of the state the

town has assumed an upsurge in population, commercial activities and
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diverse retail business. Many establishments have deemed it necessary and
profitable to locate branches of such establishments in Lokoja. Apart from
this there are other factors that have favoured the central area
development of the town and these include:

The past and present status of the town- as a provincial, local government
and state headquarters, its accessible and centrality attributes to other
parts of the state and other states of the federation. The tourism
potentials especially the River Niger Scenery is likely to attract more
people to the town.

With all these in anticipation, Lokoja central area planning becomes a

valuable proposition.

OF RESEARCH PROBLEM

Numerous planning problems have beclouded most of developing countries
cities for decades now. Concerted efforts have been often made to combat
those problems through conventional planning approaches as delivered to us
by the developed nations of Britain and United States, although not much
success have been achieved in some quarters, this is so because physical
development tends to be faster than the rate at which fiscal resourced and
man power available can aford. However, appreciable success have been made
in the aspects of residential and industrial planning.

The biggest worry is that of the central area development where there has
been drastic failures. The manifestation of these are the numerous
unimplemented central area schemes, hence the continuous congestion of our
central areas. Before now the same reasons seem to have been accorded the

non-implementation of all physical development palns - the type of the
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plan not withstanding. It has however, come to Kknowledae that many central
area schemes have failed in Nigeria majorly because of the wrong
assumption and application of idea we hold about them- that a central area
must necessarily inculde those uses as it is being done in the
industrialized nations, and that they must be planped using the same
standards as it is used in those nations. This idea iz a2 mental paralysis.
Again in the developed nations central areas are not only planned in a
conventional way but for cities with a qualitative population (the
catchmentarea 1inclusive), there are also parameters used for such
planning: highest order of servige, sustainability of the centre - solely
determined by the town economic base etc.

1t is no exageration to say that these qualitative and quantitative
factors are lacking or inadequate in most of our cities, hardly has any of
Nigerian towns or cities met all the requirements for an ideal central
area planning which is the highest order of any city commercial
development. We may have seen some growths in most MNiggrian central areas
but there is doubt whether we can see development in those centres on a
scale sufficient to qualify them as such.

Since this is true, we must need to find out the source of this problem
which wauld in turns help us to finding a strong tenent and a realistic
planning approach for our central areas, more now thatwe have not succeded
in central area development as practised by the industrialized countries.
It is left therefore for us to consider another alternative approach for
central area development which will give a fair reflection of the state of
our society in which case an affordable cenfel area plan should be

proposed for our small and medium rank cities which over the vears have
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(d)
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4
struggled to have befitting central area in the most centralized locatian.
The researcher in view of this line of thought has gone to propose 2
central area for Lokoja, a town of about 85,000 inhabitants. It is hoped

that such effort will serves as a model for other medium -size towns.

AIM_AND OBJECTIVES

Aim: This study aims at evaluating the current central area planning

concepts with a view to designing an attractive, un-congested but

manageable central area for Lokoja town,

Objectives:

to study the concepts of central area of the developed nations and their

applicability in the developing coutries.

to evaluate the old master plan (Lokoja 1974-2005) central area proposed
with view to estimating the present needs qualitatively and

quantitatively

to determine the anticipated physical expansion of Lokoja and evaluate the

various alterpative sites for its central area development.

to identify different concepts for central area design and recommend one

(as it may deem fit) for Lokoja central area.

toc propose policy gquidelines to effect the plan implementation.

JUSTIFICATION OF THE STUDY

Lokoja is such a unique town whose lecation and natural resource potential
have not indicated any rapid changes inthe growth of the town, yet there
are sufficient reasons for encouraging the development of the town through

a good planning strategy of which central area develepment is a part.
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Lokoja status as a capital city of Kogi state must be planned iTéuc?L way
as to fit with that status for example the town must needs to offer some
specialized functions (services) both for its dwellers and the region
around it. It must be noted that those specialized services are usually
homed in the central area.
The central area planning for the town is also justified from the ground
of inadequacy. 1n otheyCQrds the town existing traditional central area
which is just about 11.52 loctares in size is already overcrowded and
therefore car‘m longer cope with the present needs of the town
particularly in accoi?dating those modern exigencies and infinite
varieties of social structure that are coming to stay in the town. again
the old master plan (Lokoja 1974-2005) site for the town central area
developnen?Lust need be evaluated as to certif)its suitability.
Under these conditions of rapid and exponential changes which the town has
found itself, it becomes difficult te relly on what is available as
central area.
The central area planning for Lokoja becomes very necessary in order to
save disorderliness. The distorted landuse pattern of Lokoja hails from
a response to the natural urge to procure shelters and business premises,
especially by the new entrants into Lokoja. This attitude has culminated
into haphazard uses for examples, the encroachment of commercial into
residential areas; that is, to develop tools for intelligent central area
planning methods which are of equal sophistication to our traditional or
technological tools of construction.
Therefore, from the point of view of anticipated growth and reasons

discussed above the town central area development is justified.
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(a)
(v)

(c)

(d)

SCOPE _AND LIMITATION

The research work has covered Lokoja town - its physical and climatic
situation this 1is with a view of knowing the town developmental
constraints and potentials.

Majorly the study focuses on central area planning of Lokoja and any
aspect of planning as it has affected the central area development of the
town. The model oriented work also contain an assessment of the success
or failure of the planning policies of the Government. #lso a description
of where the absence ofa policy hasgiven rise to difficulty. It contains
also a summary of commitments that are already firm, for example some
planning permissions that have not yet been implemented and where these
may affect the future structure of the area.

The proposed central area plan for the town however does not include the
detailed design of individual structure in the centre. Basically the
development plan of the new central area have been created within the
following guidelines:

a central area complementary to existing commercial developments,

a central area in which accessibility, and movement to and within the town
is convenient, safe and pleasant, improve pedestrain and transport
networks.

a central area where differing income social and ethnic gqroups are
integrated,

a central area with an elastic form to accommodate future growth and

expansion.
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Data for the work came from these sources:
Primary source: Under this category there are: °

i) Recorded data:- This includes investications, photographs, plotting,
‘.

updating of maps and inventories on topographical character of the

town.

1i1) Interviews:- Interviews were arranged with the Directcrs of
Physical Planning department and that of Kogi State Urban
Development Foard. (KSUDB).

i11) Traffic Sur.rci-{:— This was conducted within the tmm at three major
roads on three selected days and on 12 hours basis.

Secondary source: The data under this include rreliminary data such as

town plans, maps, published and unpublished data from past theses, extract

data from libraries, lokoja master plan (197¢ - 2005) and Eco plan

recognisance. gurvey on Lokoja. . :

Evaluation Methodology

In this thesis ordinal ranking of alternatives was generally used ard this

was based explicity on subjective judgements.

First, the alternativa plans are ranked for each of the criteria in turn,

The plan which obtains most first {the best) wher a mumber of crifleiria are
applied is said to be preferred over all others. Eacﬁ of the criterium is
assuged to has equal weights, and relative valils are attached to each
alternative as Good, Fair and Poor. |

An alternative has a good score 1f it coaplies wit! Normative principle of
planning, but if 1t is otherwise, i* shows that the benefit .r.o the

populétion from that alternative is not to the highest good, hence it is

L oAb
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23y or poor at the lrwest level of acceptar =,
Therefore, the h»*s1s of the evaluation 1s ¢~ rrov: - the best informati n
possible about the the welfare conseg:erces f those alternative

proposals.

The usefulrass of t+= official 1nterview

The qiestionnait« = '~ . nistered 15 2 «nde = an 1 erview organised with

the two A roctnrs o+ torh Phys cal Plarmino 7 rarts ot and the State urban

developmen boa--i,

The information 3 'ered was tc mprove th= vese v thers knowledge about

the town and sove hasic planning probhlers 7 1ok

Basically, it makas the author to know *'e astects « 7 planning of the town

Lhat are already in place and those tha® are sub)<t to changes,

All these were ‘1ged *n anticipate th= orowth irection of the town

generally and the policy 1nf'qr510n of the <*ate o« vernment toward Lokola
physical growth

CONCEPTUAI, FRAM=WORF OF THE THESIS

The thesis concsptual framework as showm in fi1gure 1_.0- is divided 1nto

three parts,

The first parts <eals with defipition of *~hleme uhich is the research

problem’s stater=nt. It includes, also a review o° 1terature which sprves

as the theoretirz2i bhase of the thesis.
The segond part 13 “oncerned with survavs c2rried cut in the study area,

inferences made from Those surveys are alss inohe i,
1
Tn part three, ¢:“ferent design concepts were stud =1 and appraised, while

planning proposals 3vs followed by yrplomertation tolicies,
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CHAPTER TWO

pefinition of central Area.

The centre of the city is known variously as thecity centre, ’town
centre’, “central District zone’. Central Business District (CBD), "CBD
coere’. The Americans often talk of going down town.

In many cases the central area is referred to as that complex of
activities - shopping, office,cultural, administrative, entertainment,
wholesailing, industrial and any engulfed residential epclave which
characterized the landuse pattern of the innermost area of towns, and is
usually quite clearly differentiated from more homogenous tracts of
housing and industry on its borders.

In his definition, Lewis, K (1976) defines central areas of British town
as “the part of the town in which the central services of the highest
order which the particular types of town can support are found”.

While most definitions of central areas have been based on centrality or
locational attributes, Murphy and Yance (1954) who are researchers in the
field of urbanization have defined the CBD as "an area where essentizl
functions appeared to be the retailing of goods and services feor a
profit”.

It is pertinent however to know that these definitions do not apply whelly

to all category of central areas especially that of the developing worlds.

In otherwords, an exact definition of the central area which can be
applied to more than one city has not yet been evolved but key words as:
certain services of the highest order, service which are used by the

population of the town as a whole tend to characterized definition of _.
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13
central areas of the develope countries.
In most developing countries including Nigeria attempts have been made to
precisely define and delineating the central areas, at least to conform
with the low status of our central areas. To this effect, Frederick
(1959)’s definition for central area of old town as consisting of dominant
buildings (a cathedral, a palace or a castle) and a dominant civic space.
Usually the market square often formed a nuclus. The concepts become
clearer only as they apply to the two extremes of the continuum, that is,
to the developed and underdeveloped countries.
CENTRAL AREA CLASSIFICATION

Traditional Central Area

Under this classification, Musa Ebuga (1979) has defined the Nigerian
traditional central area as "the heart of thecity’s political,
administrative, economical and socio-cultural activities and the
converging point of the city’s pathways"”. He described the centre as part
of the town that hallsall her major activities be it economical, social,
cultural or political. The central area is uﬂere the market, the main
religion buildings an open space or square, the chief are located palace.
In effect central areas comprises of basically five (5) components namely:
the political, commercial, religious, social and recreational of which the
category of importance of each varies with each town in relation to
historical background.

Examples from Nigeria are that of Yoruba township shown in fig 2.1

Modern Central Area

In this classification the centre comprises of those functions which are

modern in nature, more so the development of such centres has been gquided
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by comprehensive planning. Such modern uses as recreation, shopping,
offices and parks are the common attributes of the centre.
Naturally the centre is characterized by compact development; high land
values, high employment density, concentration of retail trade, heavy
traffic volume and a high parking index. These are the attributes of the
industrialized cities.
Dual Central Area
Modernization has brought & change ip the spatial organization of many of
Nigerian cities. The colonialists with their coming developed a separate
living environment which differs from that of traditional or indegenous
city. This modern city subsequently developed her central area which is
quite different from the traditional central area. The new centre has all
its functions based on the European type of concept (see fig.2.2). With
the development of both traditional and modern central areas going on
within the same town we now have a twin central areas in most of our old
Nigerian towns except the new towns which were established by the
colonialists, for example, Kaduna town.
From this classification it has become evidently clear that while the
industrialized nations use their central areas purely for Business - of
which the most essential central function appears to be retailing of goods
and services for a profit and also for the performing of various financial

and office functions. The traditional cities, mostly in the develaoping

countries use such centre for non-profitable activities such as religion,

social and political functions.
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PROBLEMS OF NIGERIAN TRADITIONAL CENTRAL AREAS.

Nigerian central areas are beclouded with numerous problems which
manifested itself mostly in the traditional central areas - As of now ne
comprehensive azttempt was undertaken in Migeria to rebuild any of the
existing central areas of her cities. No single detail plan for such an
action has been implemented.

All planning proposals related to the expansion and development of central
areas are often limited to the general proposals included in the master
plans almost exclusively preferred by foreign consultants. Our central
aeas have been over used as they were not censciously planned as central
areas. To that effect these problems are not uncommon attributes of our
today’s Nigerian central areas:

Lack of proper defined communication and transportation systems which
leads to;

(a) inaccessibility

(b) mixed traffic and,

(¢) road congestion

Lack of organisation of landuses.

Lack of control in development and leagislation,

Lack of purposefully designed buildings and sanitation,

REQUIREMENTS FOR C AL_AREAS DEVELOPHENT
While the determination of standards for central areas is done in the

light of both the number and characteristics of its dependent populaticon,
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however, the most importance requirements for town centre as identified
by Lewis Keeble (1976) are:
i) geographical centrality
ii) accessibility for vehicles and pedestrians.

iii) ample parking space and a high measure of compactness.

Looking at Nigerian cities we can place our requirements under
functionality which «can be subddivided into: Identify,
accessibility, compactness and attractiveness.

Identity: In any Nigerian Central areas there are always some prominent

elements conspiciously placed as to attracts eyes. Such as the Chief,s

palace, religious buildings etc. In the Northern cities there could be
seen pronounced wall decorations and arts of high value.

Accessibility: This is the most difficult problem toc be broken in the

various attempts to renovating central areas worldwide, For any centre to

be functional, there must be access roads for all category of vehicular
traffic.

Adequate parking spaces must be designed to avoid the usual bottlenecks

experienced in central areas.

Compactness:; Most of the Nigerian central areas lack compactness. This

requirement is of special importance because many if most visitors to the

town centre will probably wish to at a number of different places within
the centre during a single visit. Inp Nigeria where horizontal development
as against vertical development is the rule, it is often discouraging and
boring moving from one part of the centre to another in search of one
thing. Bo densely built buildings close together with related functions

make for easier economical use of land and functional interrelationship.
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Attractiveness: All that is best is normally cited in the strategically
location of a city and more often than not in the central area. This holds
for most Nigerian central area for example, the old Zaria central mosque -
an architectural master piece is found within the Zaria traditional

central area

ATTRIBUTES OF CENTRAL AREAS TN THE DEVELOPEC COUNTRIES

The central areas in the cities of developed nations have assumed a very

high level of status. Their importance relative to other centres are

mostly determined in a number of ways:

(a) numbers employed

{b) sales turnover in the case of shops.

(c) number and size of businesses

(d) total square footage of various business types

(e) traffic density - pedestrian or vehicular land values and
development intensity.

It goes to say that when comparison between centres are to be made they

are normally subjected to those five (5) determinant factors as listed

above. However, it must be noted that central area pianning in the

developed worlds often comprise moreor less planning for shopping, offices

and miscellaneous uses such as civic uses, entertainment and cultural use,

Hostels, place of worship, Hospital and residential uses - usually at the

immediate border of the centre. Therefore, central area planning is itself

planning for diverse uses.

Furthermore the status ofa particular central area in those countries isa

function of its characteristics, and these include:

(a) Compactiveness of development:- The emphasis of development is more
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of high rise building (sky scrapers). This vertical growth results
from the scarcity of spaces with high accessibility, and the desire
to maximise the use of sites. However, each country has policy
restriction to the number of building height one may be allowed.
High land values: The land in the central area has a higher value
than any other land in the same town. And the land is usually
subject to rent theory in which case the highest bidder has the
land. The urban rent theory, as applied to the central area, states
that rent decreases in uniform manner outwards from a central point,
this resulting in a8 an ordered sequence of retail and other
commercial activities according to their rent paying ability.
Within the urban area, the most important factor determining site
utility is assumed to be intra-urban accessibility, the economic
advantages conferred by accessibility varying however, with the type
of activity. Intra-urban accessibility is assumed to be maximized
at the city central area declining outwards with increasing distance
from the centre. Because accessibility determines utility, and
utility determines rent, rent similarly declines outwards from the
centre (the rent gradient). Hypothentical rent gradients for urban
land-uses is shown in figure 2.3.
High employment density: The central area is the centre of many
economic activities - as such there is high propensity for
employment,
Concentration of retail trade: Central area seems always to attract
a greater degree of interest from the business men and innovator of

all kinds.
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Heavy traffic volume: The Central Business District (C.B.D)
obviously is an area of high traffic volume which often arose from
the pedestrians, the private cars and the delivery van or lorries.
Each of these contributes to a non-free flow of traffic (hold-up),
often witnessed within this area. However, one distinguishing
feature of nearly all centres is their hourly periodic congestion
when traffic volume is at its highest peak - normally callied 'the
peak period”. The peak can be between a particular hour and
another.

In most Nigerian cities for examples, Lagos and Kaduna. The peak
period is often between 7am and %a.m, also between d4pm and é&pm.
Although this depends highly on the circumstances and situation such
towns find themselves.

A high parking index:- Since many of the visitors to central area
would normally come in with their cars the centre available come in
with their cars the centre available parking spaces are often
jampacked with cars and because of this tendency there is always the
need for adequate provision of parking space, although in many
cities the provision is becoming insufficient. Parking method can be
underground, on the ground or on storey buildings constructed for

that purpose.
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Condition of Central areas in Americap Cities
With the rapid growth in area and population major cities are witnessing
a dual phenomena namely: decay of the core and sprawl ef the fringes
(Juchnowicz, 1978).
These phenomena which are much pronounced in the primate city of developed
countries, for example, London is beginning to occur in some of Nigerian
major towns and cities and this with its manifold problems and threats to
urban life.
There is now a strong trend towards territorial expansion as a result of
centrifugal forces which made people move out of the most drastic
instances of the growth of so called metropolitan areas may be observed
along the Atlantic coast (from Boston to Washington) where many urban
areas have merged inte one another to form wurbanized areas of
unprecedented size. Motorization of traffic has given rise to new
hitherto unknown functional and spatial forms of service centres (shopoing
centre in particular and to new principles of their location (Benjamin,
1965).
In nutshell three major factors have been attributed to this spiral growth
of America out of town centre and these are: high income, high car
ownership and low population density.
The emerging concepts of central area planning.
This difficult situation of central area in American cities has given rise
to some very radical idea both in theoretical scheme and in plans and
designs servicing as basis for actual construction.
Attempts have been made to revive those central areas by creating new

radial and ring road systems which would make them accessible to stfeams
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of motor traffic.

The method of doing this is by encircling the central area with an inner
ring road with large car parks adjoining it. This principle of planning
is called the pedestrian precinct - see figure 2.4.

The principle here is that before a motorist can become a shopper he must
first convert himself to a pedestrian. This affords an attractive
environment for shoppers, who need no longer endure the noise, fumes, dirt
and danger of vehicle - congested shopping streets. Gerald, B (1980) has
advanced further that it is converient and mutually advantageous for
department stores, multiples, cooperatives and independents to be
concentrated within one building complex which provides independent

service access for each premises and sufficient car parking for shoppers.

TECHNIQUES OF CENTRAL AREA DELINEATION IN DEVELOPED COUNTRIES - AN

The several techniques that have been used in the developed countriss
include:

Central business index (CBI): This method is said to have been widely
known and has been used in a number of planning studies for example D.H
Davies in his study of the central business Capetown. S/africa found that
it worked out satisfactorily. It involves the measurement of central
Business index (CBHI) which is block total of central use floor space
divided by block ground floor area of all central business uses in the

block makes up of the total floor area at all levels.

block total of central use floor

Therefore, GBIl 2 2 ~=seteanmscadesmsscraseucsennmmos

block total of floor space
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To qualify for inclusion in the CBD, a block had to have a

CBHI of at least 1 and a CBII of at least S50%.

The block must be part of contiguous group surrounding the peak land value
intersection. A block that does not reach the required index but is

surrounded by blocks that do is considered part of the CBD.

Limitation of the Technique
Delimination is by block units and block shape; but block size differ from
city to city and even within cities.
Also the indices are based on a subjective classification of certain
establishments as central business and others as non-central business e.g
the city Hall and the central post office cannot wholly be applied in
Nigeria because the method was based on cities of a limited size range.
This suggests a serious limitation of the technigque,
The determination of central areas can be done through the application of
the following criteria namely:
(a) number of people employed
(b) sale turnover in the case of shops.
(c) number and size of business
(d) total square footage of various business types
(e) traffic density - pedestrian or vehicular
(f) land values and "development intensity” that is total square footage

of building per developed acre.

Limitation of the method

The method requires data that are too difficult if not impossible to



(a)
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assemble. Survey of the attibutes has not often been kept or carried out
in most developing countries like Nigeria as a result of poor information

data.

Building heights and traffic flow (pedestrian inclusive)

Other possible approaches of delineation deal in turn with building
heights, traffic and pedestrian flows.

Building height: for one thing it would be difficult to outline the
boundary of the district on this basis since building height rarely grades

away at all evenly.

Traffic flow and pedestrian counts: The modern tendency is to route
traffic around the peak intersection and to prohibit parking in central
core of the city.

It is pertinent to know that cities vary in these traffic routing
policies, and this makes it impossible to use traffic flow to delimit

districts that would be at all comparable for different cities.

The significance of the techniques

1t is undoubtedly true that these techniques are mostly applicable in the
modern cities of industrialized nations but with just little significance
in developing countries especially in the delineation of an unplanned
towns/cities. Although the fact remains that most of our towns/cities
have 2 traditional setting which does not give or attach much value to
economic return from location.

The usefulness of these techniques in areas where they can be applied in

the developing countries are of two folds:
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1- Could be used by the population- bureau is the demarcation of
enumeration area for the purpose of census.
2. Secondly, it could be used also as basis for taxation, for both
property tax levy and that of income. The delineated area being an

area of high land value or high economic return in term of profit.

Conclusion

By and large it is necessary to suggest the method which can be used to
delineating the central areas of developing countries towns. This can be
done by some visual judgement of some areas with high gravitational force
in term of activities. In otherwords area where retailing of goods,
provision of services and administrative functions predominate overall
others should serve as a working basis for establishing our central area

(c8D).

The foregone on central area planning concepts have led us to the
conclusion on the transfer possibility of a concept use in one environment
into another, but a different environment, for example the full adoption
of the western concept in a country like Nigeria.

Considering the worldwide tendencies in culture, Government policy,
religion and social inclination, a workable conception and model is often
difficult to adopt in all situations, this is more in two extreme poles
countries - between Nigeria and the developed countries of Europe and
America.

One fact remains, that every existing town centre posseses its own unique
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features. The spatial characteristics of the central area and the system
of distribution of activities cannot be repeated or transfered elsewhere.
1t is therefore not possible to suggest any type of model which will be
applicable in all cases, but observation of the phenomena taking placed in
areas of the central parts of towns in economically developed countries,
confronted with the situation and the state of formation of the central
parts of other less developed nations permits the formulation of
guidelines for developing countries central areas planning.
fAgain, it is possible to still learn some lessons which could be adopted
after some modifications in the development of the central areas in the
less developed countries.
The five fold lessons are:
Delineation techniques and analysis of central areas.
Conservation and rehabilization of historic and architectural complexes in
central areas design to “create uniqueness in character”, Juchnowicz
(1978) and attractiveness.
Pedestrianisation of parts or wholes of central areas.
Mass transportation improvement as a solution to the traffic problems of
central areas, and
Scme principles in the detailed layout and buildings arrangement in
central area design.
Aall these lessons shall be fully appropriated in the proposed Lokoja

central area development.
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CHAPTER THREE

BACKGROUND STUDIES OF LOKOJA.
EXISTING PHYSICAL CONDITIONS.
Physiography of Location
Lokoja Town is situated on the West bank of the River Niger at the
confluence of the Rivers Niger and Benue. It is bounded within latitude
7 47°N and 7 S0'N and longitude é 457¢€. (see fig 3.1).
Lokoja is about 580km north of the Atlantic Ocean of Nigeria on an
elevation of 45 - 125m. Toward the north-west the town is delineated by
a high plateau, the Patti Ridge which reaches an attitude of 435m. The

town is bounded by the River Niger on the east end and penetrated by a

number of streams which join either the Niger or the mimi River,

Relief and climatic characteristics

(i) Relief: The most notable natural and physical artifacts of Lokoja
are these three physical elements that encircled the town. They are
the river Niger and Benue to the east, the Agbaja hills to the north
and patti ridge to the northwest.
The two highlands are separated by a pass and are part of the Niger
Benue Basement Complex rocks.
The town physical environment depicts a dry valleys and rock ocutcrop
which are the products of differential weathering. Many of the
streams incise the hill slope as they flow toward river Miger
($ig.-3.2). These rivers carry with them some unconsolidated
weathered materials and this subsequently resulted into deep erosion

which has a devastated effect on the built environment of the areas
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close to the ridge.

(ii) Climate: Climatic wise, Lokoja has two main seasons: The wedt
season from May to October and the dry season from November to April
the wet season brings with it south westerly winds originating from
the equatorial rain belt and blowing from the high pressure zones
which occur over the Atlantic during this peried. (DAR A) Handasah
1974). The dry season is accomplished by the harmattan, a dust-
ladden wind blowing from the north-east.

Lokoja lies in the tropical climatic region. Rain normally begins
to fall in late March but maximum precipitation generally occurs
towards the end of the season. The dry season, with temperatures
reaching uph38% bring drought conditions. The mean annual
rainfall in Lokoja averages over 1000mm.

The River Niger also feeds the atmosphere with vapour such that the
relative humidity of the atmosphere can be as high as 80% in the wet
season, but never falls below &5% during the short harmattan.
Although this latter condition may not permit precipitation, surface
evaporation is prevented culminiting in the characteristic hotness
of the town. At these hot periods coutyard and pavements are

converted to sleeping places.

Hydrological situation: The relief and climatic characteristics just
discussed leads us to finding out the hydrological condition of the town.
In actual fact, any physical planning of Lokoja requires a knowledge of

its hydrological characteristic in order to prevent flood hazards. The

volume and speed of river Niger depends on the season of the year.
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Records taken by the Federal inland waterways Department shows that the
lowest water level is recorded between the months of April and May. The
lowest water level within the last twenty years is 1600m recorded on 27th
April 1973 and 9th August 1974.
The highest readings are recorded between September and October. The
highest flood inundates all areas below 150ft contour line can be

considered the flood time are areas liable to flood and for the purpose of

-

[

simplicity can be termed potential flood or high risk area (Kwanashe,
1981). |

The period of inundation varies from year to year depending greatly on the
length of the rainy season. The Rivers start receeding in November to
reach the lowest ebb in April.

To keep away flood, two complementing methods can be adopted, either
control flood works which aims at keeping water away from man or control
of flood plain development. Through planning and regulatory efforts which
aims at keeping man away from water. Whatever method is adopted for
Lokoja will depend on land requirements and level of technology to be

used. The flood always render the flood plain unsuitable for development.

Historic
The name Lokoja is derived from an Hausa word meaning 'Red Iroko tree’.
The town strategic location - between a range of hills called Mount patti

and the confluence of Rivers Niger and Benue, therefore serves as a place

of refuge for those fleeing for safety. Also because of its strategic
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situation, Lokoja was early recognised as an importance trading site and
purchased from the Attah of Igala in 1841 (DAR AL Handash, 1974). The
interest of the European explorers and missionariss in the area began in
the early 19th centry. This European penetration into Lokoja represents
a most significant landmark in the history of the town.
Beginning by way of exploratory expeditions, the penetration was aimed
primarily at exploiting the rich confluences, resources as well as finding
viable outlets for the growing European industries. The metamorphosis of
Lokeja actually begain with the exploratery journeys of Munge Park, who in
1775, undertook to explore the River Niger. His work was speeded up by a
Briton, William Baikie, who is still generally associated with the
founding of modern Lokoja. He was on expedition in the area in 1854 in
the company of Samuel Ajayi Crowther. A treaty was negotiated with the
attah of Igala for the cession of an area within the present day market
for a model farm. (ECO plan survey, 1992). William Baikie further
encouraged the British people to settle in the town as a base for their
commercial activities. He also brought liberated Africans as emigrant
settlers and encouraged indigenous populations, most of whom were then on
mount Patti to come down and form a settlement with the visitors.
As a result of this, Lokoja was catapulted from a transit trading point to
a viable commercial center for European firms in the early 18&0°s and
beyond. The town thus acquired the status of a consulate in 1865 and
subsequently, became the headquarters of the MNorthern protectorate in
1900,
Although Lokoja’s fame began to decline in 1904, when its headquarters

status was moved to Zungeru, which was further north, probably due to its
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centrality, the town witnessed the upsurge of diverse ethnic groups who
settled to exploit the benefits acquiring from European activities.
Lokeja is therefore a heterogenous collection of diverse ethnic groups.
These are Hausa, Oworo, Nupe, Bassa-Nge, Igala Ebira Koto and Yoruba.
Today, none of these groups live in isolation, but side by side with
pockets of other constituent ethnic groups especially with the population
influx resulting from states creation. This explains the absence of
traditional/cultural festivals and in part why none is powerful enough to
dominate the other.

At various times, Lokoja was the provincial, divisional and local
government headquarters, although the metamorphosis did not necessarily
mean development as the town had been too weakened politically untill
August 27, 1991, when the state of Kogi was created and Lokoja named as

the capital.

PHYSICAL STRUCTURE OF LOKOJA.

Physical growth of Lokoja

From available sources like official maps, aerial photographs, historical
accounts and field surveys, the pandara stream is the point from which
Lokoja town spread out.

The oldest homes dating back to over 40 years old are still to be found
around there and extending northwards to the old market area where a farm
was established by one William Baikie when he encouraged both whites and
indigenous population to settle. From this cradle, development extended
further porth to Kabawa, Kporoka and the Cantonment Area.

Another wave of expansion was eastwards and westwards but it was halted by
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the natural barriers of the River Niger and mount Patti respectively. The
town was then forced to grow in a north-south direction. While indigencus
development was concentrated in the north, the white foreigners who
favoured lofty grounds away from the "“noise” and other vagaries of the
native environment, took advantage of the terrain in the southern part of
the town.

0f importance and relevance to the growth of the town are two separate
independent villages of Adonkolo in the south and Lokangoma in the west
where respectively the Bassa-Nge and the Yoruba tribes particularly
dominate. The picture presented today is a continuum arising from a
gradual infilling of intervening spaces especially with the construction
of housing units in Lokongoma and the allocation of plots along Niger

Barracks Road.

The physical potentials analysis of the area is shown in (figure 3.7) but

the possible extension of Lokoja may be as follows:

(a) To the west of the existing town alopng the River Mimi and the old
road to Okene.

(b) To the south of the existing town crossing the River HMimi.

(c) To the north of the existing town in the area adjoining the Patti
Ridge, along the new bypass road and the road to Felele, Okomoba and
other settlements.

(d) Possibly on the Patti Ridge Plateau itself.
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3.33 Physical constraints to Lokoja Expansion
Just as physical elements have initial advantages to development they also
have their disadvantages. In short Lokeja town can be said to take
advantage of the sloppy land between the ridges of mount Patti and the
River Niger. Physical setting, particularly the relief has constituted a
considerable contraint to the spatial growth of Lokeja. The resultant
effect is development along the least line of resistance (see fig.3.2).
To the north of the town, around the new market, the Niger to the east and
mount Patti to the west almost meet to form a bottle neck for development.
1f the town is to expand northwards, it has to “"jump" this bottleneck to
openup Filele and Abuja Road areas. Presently, these areas are not fully
integrated into the Lokoja metropolis due to intervening distances but the
potential for growth is there especially with the siting of places like
ADP headquarters and the mechanic village in Filele.
Crossing the River Mimi has been a constraint. The southwards development
of the town will open up this part to effectively integrate the eastern
side of the state. The terrain is not too difficult here. The eastern
edge of the town is the River Niger itself. The prospect of the town
crossing the river to form a megalopolis with the eastern end is remote.
The river is thus the major constraint to the urban growth.
The area with least resistance to urban growth is the west particularly
along the old Okene/Kabba road all through to the Bypass. Both the top of
mount Patti and the lowland beyond it also have prospects of offering
stable bases for development.
In considering the land pattern for the purposes of planning, developed

area has been deemed to include pieces of land that are already committed
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tc some uses on paper, and on which actual work on site has or has nat
commenced but the researcher can with some given level of confidence
safely assume that government will not recind its decision in such
direction of development.
There has been a general but gradual densification of the population
particularly in the older parts of Lokoja to the north. Not until the
town became & state capital did the other sections join in an effort to
supply accommodation to the suden population influx. This effort has
extended the pace of activity of Lokeja to invigorate some nuclei of
developments along Lokongoma axis up to Barracks and even as far away as
Filele to make Lokeja a developed area.
(i) Commercial.
Lokeja is essentially a commercial nperve centre-of its region
although the space area taken up by clearly defined commercial uses
is misleading. Only a small portion of the land area is devoted to
commerce, but a substantial part of retail business is carried out
in residential houses along the major roads in the town, the old
colonial offices of VAC and others along marine Road inclusive.
Basically, the three (3) major commercial centre in the town are:
(a) 0ld market:
This is a traditional market situated near the centraal mosque.
Trading in essentially foodstuffs carried on even into the night.
This market sprawls along both sides of wallace Road uphill towards
the Maigari's palace.
{(b) River-side market

This is another traditional market where trading is mainly in
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foodstuff, particularly those of aquatic origin and these are
ferried in from across River Niger, The location of this market is
informed by the need to dispose of the products in time due to the
high perishability.
New Market
This is a purely 4-day cycle market whose range can be as far away

as 140km. High grade goods are brought in a day before the market.

It is not unusual for other commercial activities in the town teo be

paralysed in favour of this regional market.

ii) Public and Semi-public us

These are made up of educational, administrative, health and
religious uses.
5.40 SOCIC-ECONMOMIC CONDITION
5.41 Population of Lokoja
Table 3.1
Year 1952 1963 1974 1995
Population 12,606 25,001 35,000 82,000(Estimate)

Source: 1952, 63,74 - Lokoja master plan (1974-2005)
1995 - based on projection and fiald survey

estimates by the researcher.

Based on the original master plan, the estimated population of Lokoja has

been assumed to have grown at an annual rate of 5.35% to 35,000 in 1974.

This enhanced growth is based on the administrative importance

of the town
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within the area as the headquarters of Kogl Division and also to the
attraction of its regicnal market as well as the generally improved
business opportunities.
The period 1974-95 is a fairly long one within which many administrative
reforms took place in Nigeria. The first exercise saw the emergence of
Kogi local Government Area based on the old division which included
XKorton-Karfi District, while the latter resulted in the separation of the
two different Local Government Areas. This was short lived and the two
re-emerged again in 198S.
By this action, prominence was given to Xorton Karfi at various instances.
Lokeja finally became a state capital in 1991.

Tribal Composition

Lokoja town depicts typically, a heterogenous community. The major ethnic
(tribal) groups are Nupe, Yoruba, Igala, Ibira, Ibo and Bassa Komo. The
Nupes have cultural and ethnic affinity with the Hausas. Again the
cultural heterogeneity of Lokoja makes it slightly difficult to give a
clear picture of the general lifestyle of the inhabitants. The town does
not have any traditional/cultural festival. As a result, much that can be
regarded thus 1is in a reality religion. The christian and muslim
population are almost equally represented in the town. It is also not
uncommon to find people understanding the Hausa, Nupe and Yoruba languages
and at the same time communicating in pidgin (that is, the adulterated)
English. This arrangement has promoted religious and cultural tolerance.
Figure 3.2.1 shows the community structure of Lokoja.

Economic base

Unlike many towns in the state, the location of Lokoja does not encourage
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farming due to the rugged terrain. The town has evolved as an
administrative/commercial centre with the enhancement of its trade and
service sectors. The major sectors are:
Primary sector
fgriculture:- The flood plain of River Niger is used for intensive market
gardening in dry season. Crops planted include anions, tomatoes, and
sugar cane. Little rice, sorghum, sugarcan, yams, cassava and maize are
grown in different landscapes of the town.
Animal Husbandry:- This includes fishing on the River Niger. Fish
camping on the shore of Niger away from Lokoja is common.
The catch is usually sold fresh by an equally large indigenous male and
female populatien. Lokeja has no any established ranch, but goats, sheep
and birds are being kept by individuals in free range.
The bulk of the animal protein consumed in beef from cows brought in from

the Northern part of the country.

Secondary sector:

This includes commercial activities and financial lending institutions and
manufacturing.

Lokoja lacks large scale processing firms. The existing firms are the
Quantizite Grinding industry along Okene road and Jakwara marble industry,
situated along the banks of River Niger on Beach Roads ko take advantage
of the proximity for the high demand for water.

Other light industries and handicrafts include: Cotton ginning, building
block moulding, structural metal works, fish smoking and casting of clay
roofing slates.

Tertiary Sector
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Commerce: The regional market at the northern edge of the town has an
important impact on the performance of the urban economy arise from the
other markets and ribbons of whole sale and retail endeavours along the
roads, and the anticipated impact of the prototype shops built in the
different parts of the town by the state government.

There are other social and specialised services such as business centres
where telephone, telex, fax, photostat, typing and other services are
offered. There are now modern restaurants and guest houses in Lokoja to

meet the need of various classes of people and professionals.

THE EXISTING LAND USE PATTERN

Lokoja town covered an area of approximately 230 hectares in 1960. By
1974, the developed area reached about 380 hectare (DAR 1974). Today the
area has almost doubled what it was in 1960. The reason for this is
nothing less than the effort of the state government in the building of
houses and expansion of the existing infrastructural facilities of the
town. figure 3.3 shows both the existing and the proposed land use of
Lokeia.

The land use pattern in Lokoja, like is found in similar towns in the
developing world, is characterised by an unhealthy balance and mixture of
uses that do not allow for a functional work-rest relationship nor an

optimum performance of the urban system in considering the land pattern

for the purposes.

The major drawbacks of the existing land-use pattern

Main roads carrying through traffic cut through the commercial centre.
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Traffic hazards due to the conflict between motor vehicles and pedestrians
within the residential areas. The road widths are still very much narrow
and there is no provision for pedestrian path.
Social facilities are deficieﬁt and poorly distributed.
Non-conforming and non-harmonious uses are mixed.
No defined locations exist for industrial use. It is hoped that the

proposed master plan would take care of these anormalies.

EXISTING CENTRAL AREA OF LOKOJA

The central area covers an area of 115200m’ or 11.52Ha. It extends from
Maigari palace to the coast of River Niger, and linearly upto paparanda
field as its southern boundary. From this point, the centre stretches
down to share boundary with the water front's by-pass road-at the eastern
side of United Africa Company (UAC) see fig 3.4.

Functions in the central area.

The area performs both traditional and modern functions.

Traditional functions: Like any part of nperthern Nigeria, the seat of

Maigari (the traditional ruler of Lokoja) is located within the central
area; closed to the Maigari palace is the central mosque, where the
muslims do their worship. Again like most Northern Nigerians tradition,
the market is just about few metres away from the central mosque.
Therefore there is a strong relationship among these three elements of
palace, mosque and mparket in Lokoja.

HModern functions: These include the retail business that are taking hold

of the central areas, particularly along murtala road. Wholesale

distribution of goods is being performed by the multinational companies
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such as United Africa Company (UAC) and John Holt company. Frankly
speaKing modern functions are yet to take a proper root in the centre, the

reason for this no doubt, is lack of space.

(c) Residentry function: The area is dominated by residential accommodation
most of the houses particularly along the major road have been converted
to commercial uses.

Table 3.2 shows the fArea and percentage area covered by the major
functions of the centre.
Table 3.2
Uses/Functions érea in (Ha.) Percentage of total
Residential 6.12 53.12
Commercial 4.95 42.96
Others 0.45 3.90
TOTAL 11.45% 100%

3.62 The Existing central area : Problems and needs
Like some Nigerian urban centres lokeja traditional central area is
beginning to exhibit some levels of congestion. The future gravity of this
problem probably has been foressen by shair and partner consultant (Lokoja
1974) and subsequently leading to the alternative town centre as proposed
by the 1974 master plan. The inadequancies of this part of Lokoja town
hail from the following:

1. Distorted Landuse: The major summary of this area which is expected to be

functioning as the town centre is a total distortion in the lapduse

pattern of the area. As a response to the natural urge toc procure shelter
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by the new entrants into Lokoja, every available space has been converted
to either residential or business premises in disregard for any Kknown
planning norm. Non-conforming and non-harmonious uses are thus mixed.
This not only reduce efficiency of the urban system but has created
conflict and disorderliness.
Poor aesthetic: The outlook posed by the existing Traditional
structure/Architecture do not blend with the new modern commercial
structures emanating from such redevelopment. Recently this inadequacy is
being partly averted through the embellishment of paparanda field and its
immediate conversion into a round about. see plate Ia.
No cultural and Recreational facilities
There are limited cultural and recreational facilities in Lokoja town
centre which could cater for the well-being of the people. This problem
arises from the morphological growth of the town in which the modern
exigencies like schools, sport field etc are concentrated in the colonial
(white) settlement of the town.

Lack of space for expansion: Concentration of commercial uses is only

possible along the major road - murtala road and few other streets. Also
the natural domination of residential houses does not provide rooms for
expansion of other facilities.

For one thing, the geographical location of the site relative to its
suitability has just the ability to meet the present need of the town and
suppose a meal piece redevelopment is to be carried nut.‘there is no doubt
that it will be a flat failure in view of the cost and destruction to the
nearby residential buildings that such exercise would engulfed.

No Parking spaces: The spine road carries the highest volume of traffic
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in Lokoja. The non-provision of off-street parking compels vehicles
including heavy commercial ones to park by the road thus causing
obstruction to traffic and increasing the incidence of accidents.
Limited circulatory network: Again this area of Lokoja is beclouded with
poor accessibility having just two access roads (through traffic) via
which the area can be linked: The road from the new market and that from
the south west part of the town (see plate Ib). This shortage of
accessibility can not foster any economic growth or bring about an
efficiency in commercial activities of the area. It is also a common
knowledge that through traffic contributes to intra urban traffic problems
like congestion.

In view of all these problems there is the need for a shift of emphasis
from what is existing and going to a more promising area which can

accommodate sufficient facilities and also function more efficiently with

the urban system.

EVALUATION OF LOKOJA MASTER

LAN (1974 - 2005)

Lokoja master plan (1974-2005) was prepared by DAR al-Mandash €onsultant
(Shair and Partners) in 1974 in partial fulfilment of a contract with the
Ministry of lands, Surveys and Bavironment of Kwara state of Nigeria for
the physical development of 44 urban and rural settlements in the state.
The plan provides a comprehensive planning reports for the town of Lokoja.
The plan which has 25 years of life span is yet to be implemented even 20
years after its preparation and commission, it has therefore become
unsuitable and too obsolete to be used for the town general growth and

development. This is as a result of the sudden change in the town status.
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The new status of the town as a state capital invalidated all previous
growth forecasts for the city in view of:
The wupsurge of population arisng from the influx of workers and
businessmen from Kwara and Bernue states as well as other parts of the
federation.
The increased tempo of commercial and industrial activities which is alse
expected to caontinue rising tremendously for sometime to came.
The proposal made by Shair and partner has not been a junk altogether, for
it has been the malor guide to the recent physical development in the town
specifically since the state creation in 1991,
The master plan projection for the town future landuse is explicit. The
forecast that the town physical development will spread southward and
westward to enclose the masszive mount patti is the thought of the momant,
aspecially by the physical planning department of the state ministry of
land and survey.
It must be noted that the plan was too bogus for what Lokeja as the then
local government headquarters can easily executed. Therefore it is
undoubtedly helieved that the iaplenentaticon of the maste plan failed as
a result of financizl constraint. |
The plan made a propesal for a road to cut across mount Patti (about 435w
above sea level). This proposal would not have been realized except with
adequate technical and financial resources availlable to the government.
However, the first phase of the construction uphill has been partially
achieved inspite of the meandering nature of the road.
The proposed commercial development ({see fig 3.5) was based on the

following principles and policies:
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Clustering: in this case that the commercial development should not be
allowed to disperse all over the town but should be clustered or
concentrated in key foci of special reserved land. For the town in
general clustering provides for control of landuse and traffic thus
minimising the adverse effects of commercial sprawl.
Hierarchy:- This is to take care of categories of goods and services
majorly ’convenience’ and ’Durable’ goods and services which are demanded
less frequently (such as clothing or professional services).
To conform with the proposed structure of resideptial development, four
types of commercial areas have been recognised:
Neighbourhood Centre: This is often located at or near the centre of the
residential neighbourhood unit and is reached by the main footpaths as
well as by town minor roads. Its major function is the sale of
convenience goods and daily services, the largest shop being the
supermarket.
Community Centre: This provides durable goods and services in addition to
convenience goods, the largest shop being the department store. This is
to be located at the centre of a group of neighbourhoods of 4-6é units,
along the town main roads.
While all of these are but necessities for a topographically constrained
and diversified residential neighbourhood areas like Lokoja, it is
anticipated that a twin (dual) Township would emerge eventually. The town
centre proposed was to occupy an area of 240,000 square metres or (24 ha.)
and this is loclated at a v ery far distance, about 4 kilometres away from

the existing dominant residential areas.

Against all expectation this would not have worked. And for such to



51 |
function effectivaly 1t must be located at a ~lnser proximity to the
patronising population and in the development centre of gravity thus
solving the problem of imbalance.

Moreover, the development of the centre falls in the third and fourth
phases of the plan implementation which was expe~ted to commence in 1935
and terminates ry rhe year 2005. This th;:s implies that if the plan was
to be implemented given the necessary technical and suf%i}:ient financ:al
resources, Lokni1a would not have qottoﬁ a well pianned town centre even
though the town has changed status. '

The consultant -“h~-en site for the Town's centra! area is not attawnable
on the ground of poor financial stance of the State government. Huge
. fiscal resource ani rachineries are needed to pu' in place the utilities
and road networks expected of the town.

Again the site 15 *co far from the existing de.rloped areas - about 7
kilometres away. This negates <the principle of the central area

development, that 1s, centrality. On a general note, the master plan is
outdated, |

With these inadequacies oot.p’le with the urgency ~f need, a town centre
closed to the bu'lt up areas and capable of accomr~dating many activities
and free flow traffic is highly neaded. i

Preliminary surveys have revealed that areas around the town mair post
officg is developing spontaneously and therefore hecoming the centre of

gravity. More fuiings of the area shall be ans'ysed in chapter four -
next chapter,
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EHAPTER FOUR

Like any other organised entity, & city or town can be analysed from two
angles, one revealing its structure (anatomy) amd the other its operaticn
(physiology]). # town’s structure is the spatial pattern of its
differentiated parts and functions, and its physiology is the interchange
that occure between these specialized units. (Kingsley and Freeman,
1954). In this development the physical spatial structure of Lokoja has
been the main concern, in other words, there is need for a workable
framework for the future growth of the town and most importantly the
location or siting of the town centre within the framework of such
structure. ~

Surveys of tha town’s physiography have revealed that not all of the
entire landscape can be built upon in view of some sccidential surfaces of
the town terrain. In otherwords the shape and overall digposition of the
town vary in many wavs because of the ruggedness of the topegraphy. In
view of thiz, two alterpatives have besen suggested for the physical form
of Lokoja.

Alternative A

Linear development to the scuth of the existing town along the River NHiger
and extending south~west wards. #As shown in Tigure 4.1a, Lokoja town is
shaped like a triangle with the River Higer as its base. The bypass fo
the north follows the south side of the Patti Ridage to form the north
western boundary of the town and join the proposed ceoastal road shich

extends to the south, crossing the river miml and heading towards the
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proposed ferry terminal apron at Ganaja and the industrial zone at the
southern end of the town.
The area surrounding the River mini was initially proposed by 1974 master
plan as a green area alongside with the alternative town centre.

Alternative B
Linear development mainly to the west of the Patti Ridge: This altenztive
takes the old Kabba - Lokoja road as the major impetus of growth. Not
only is the town adequately protected from the harmattan winds blowing
from the north east, but it is favourably exposed to the cooling south
westerly winds. The residential development will not cross the River
Mimi, that area being reserved for the Government’s use. The road is fed
at intervals from the old Kabba-Lokoja road and from a new bypass road.
1t is pertinent to Know that development has been committed on the two
alternatives as proposed by the 1974 master plan. However not much
physical development has taken place along the southern direction, but
toward the south-west of Lokoja laudable state government residential low
cost estates have been planted.
It is on this basis of physical expansion that sites selection for the

anticipated central area will be based.

EVALUATION OF CENTRAL AREA ALTERNATIVE SITE

At this stage, the three (3) possible sites which have been
identified for evaluation purposes include:
The existing traditional central area. (Alternative '47)
The site around the governor’s office (" ’B")

The master plan (1974 - 2005) proposed site (" ’C")
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All the various alternative sites are shown in figure 4.2,

For the purpose of analysing these sites, two sets of criteria were
employed:
Criteria used for the traits which are peculiar to the sites themselves.
Criteria used to ascertain the degree of association between each site and
the various dimensions of the urban development of Lokoja.

The rating procedure for the alterpatives on the basis of the

criteria is presented in Table 4.11 and 4.12.



A. Factors peculiar to the muﬁrm.

Table 4.11

{

CRITERIA

ALT. 'A'

ALT. 'B'

ALT. *'C’

iazoarmioor.om

ib.

Form flexibility of sita.
Rating

Economy {cost of

uiqonou;o:ab

Rating

Government policy
{decimion to stay in the
site)

Rating
Parformance {(short-Run).

Rating

Performance (Long-run)

Rating

The old central area is handicapped by
lack of space

{Paar}

Although already developad, but not with
adequate facilities. Dastruction of
residence blocks will bs high.

{Fair)

Hot ths plan but merely to improve the
site.
{Poor}

Short-run performancea is fair because of

Ferforsance dependsd solaly on tha
choice of Alt, B or 'C* and population
grouwth, '

{Poor}

Can be inprovad to accommodate
all the functions expacted of
the central arepa.

{Good)

Existing functions that can be
integratad in the centras are
already available. The cost
will ba very low.

{Good)

Goverrmeant's intension to remain
is not convinging.
{Poor}

Expactad to yisld results -
having the ability to integrate
bath the old and the new
developnent of Lokojs.

(Good)

Hay be very high ifthe town

continues to devalops in

differant direction

{sectorially) .
(Fair)

Baing a virgin Eita, it can
contain all functions
adaguately.

{Good)

A vacant sits of thisa
nature raquires new
facilities and utilitiss
caat iz axpactad to ba very
high.

. (Poox)
Governgent's movement to
tha sita is highly rated.

{Good)

|
Parformance is low.
Economy raturn is
handicapped in tha short-
run,

{Poor)

Provided that pop. and
adequate public facilities
are provided tha site i
ProRiEing.

{Good }
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A (cont')
i | i i i
| _CRITERIA | ALT. 'A’ L ALT. 'B' e 1Y ALT. 'C’ |
| | _ i \
| Survival ability | May suffep’'poor accessibility and Depends on distribution of Depends on certain
* | congestici; leading to outward movement population and facilities to | variables as distance-a
! of populaliion and activities. save congestion. | tunction of road network _
| | | and Government financial '
Rating (Poor) (Fair) stance. }
\ (Fair) )
! Population density. the population dansity of site is over in the same time period, the | It is a vacent land, no

Rating

Intensity of development
on site.

Rating

Physiographic nature of
the site.

Rating

500p/Ha in (1981) before the state
creation.

{Good)

development intensity is the highest in
the whole town, about 100sg
metre/dwelling unit.

(Fair)

subjects to gully erosion, very slopy.

(Fair)

population density is betweasn 50
and 100 perscns/Ha for residance

around

g.u
..roooim

The si
height
200 to

the site. (Good)

tensity is modarate ovaer

per dwelling unit.
(Good )

te is relatively flat,
above sea level ranges
250 faet,

(Good)

residency cn the site until

recently balow 5
perscns/ha.
(Foor)

| very low being a new virgin

land.

{Poor)

The surface suitability is
very poor, pockets of rock

outcrops, valleys and
streams, about 450m above
saa lavel.

{Poor }

1 e e e T T——-—
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|
w

Rating

The site does not portray a good
identity/character of a state capital
because of poor view of the area.

(Poor)

_ good identity with the town,

(Good)

B.  Factors vis-a-vis the whole urban system.
Table 4.12
] |
_r CRITERIA ALT. 'A' | ALT. 'B’ ALT., 'C’

1. _ Location and spatial | located distance avay commutting cost __ location vis-a-vis other parts, location not central vis-a-
| efficiency. may be high. d very much fair. vis the present or existing
¢ development.
| | (Fair)

_ Rating ! (Poor) (Fair)
I 1 Improvement of regional

2. , Regional accessibility. | Only through traffic, with limited _ Existing roads could be roads and construction of
i | access. maintained with a suggested bypass will improve the
_ .“ | addition. | accessibility.

_ | (Fair)}
{ Rating |
_r | (Poor) {Fair) as in Alt 'A’

3. | Social interaction. | ®ill ba maintained only at the level of Bite tends to acquire social and
__ | the community alone, economic unity -a tendency that
_ is greatly accelerated if the

| river is used for
.__ . transportation, (Fair)
| | (Fair)
| (Fair)
{ Rating f All the major Government
_ _ Proximity to the River bank is a | functions are to be
4, | Identity and character. |
|

concentrated on the site,
hence good idantity.
(Good

T T e T
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SCORING OF ALTERNATIVES

TABLE 4.2
ALT. A’ ALT. 'B’ ALT. 'C’
1. Factors peculiar
to the sites. 2.5 ¥ 3.5
2. Factors vis-a-vis
the whole urban
systems. 0.5 2.5 2.5
TOTAL SCORE 3 9.5 3
Grading: Good = 1, Fair = 1.5, Poor = 0

From this score table (Table 4.2) it is distintively
obvious that site 'B’ - area around the present Governor
office is far better than other proposed sites.

At this level of analysis, though all the factors used
were made to carry the same load (weight) neverthe less it is
pertinent to still stretch further two major contending
factors about Lokoja future physical development. These are:

(a) Fiscal resource capability
(b) The issue of centrality in locating certain functions

Fiscal resource capability

The development of Lokoja is solely dependent on the
financial capability of the state government - both to induce
industrial development and to improve the disfigured landscape
of the town itself. It is envisaged that the physical
development of the town will be mostly hindered by the poor
topography - range of ridges, valleys and waterbodies which

have put the whole wurban landscape into a dissected
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fragmentations. In view of the bottle neck this may cause.

particularly in the implementation of any physical development

plan of the town, a planning strategies is required. Much
money would of course be needed to put the landscape in the
right order before any development begins.

Under the present poor financial stance of the state
government, not much meaningful development can be
expected.

The hasty decision of the government to move to the south-west
of Lokoja for some of her development without adequate
analysis of the area in term of suitability for development
is as a result of poor financial capability of the state
government. The award of Lokoja masterplan preparation
which could not be continued due to some fiscal mishaps has
resulted into the state government preparation of a landuse
map without due consideration to the contour heights of

the area-A land use map without contour lines.

Strong financial support will be needed to do infilling
and earth-grading of each seagmented part of Lokoja. External
borrowing may not be the most viable option, but some
strategic planning methods. In addition the state should plan
according to her financial ability. All these may bhave
justified the choice of alternative ’'B” as the most
financially viable site of the anticipated central Area
development for the town, as it is relatively cheap2r to

develop an already built site than to develope a virgin land.



(b)

&3

Centra f activities location

The irregularities of Lokoja urban landscape as a result
of lofty ridges, pockets of valley and river bodies can help
resolving the dilema of service centre location. AN
examination of the needs and potentialities of each segmented
part or area is an essential basis for the selection of future
development of Lokoja.

In this direction the town is demarcated, on the basis of
its physical separation, into functional types. It is the
characteristic of this type of financial demarcation that
Lokoja central area physical development is not related to
centrality.

It is also believed that such sectional differentiation
will bring a healthy balance to the town and allows for a
functional work-rest relationship or an optimum performance of
the urban system. see figure 4.3.

Table 4.3 shows the type of functions and their possible

locations.
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Table 4.3: Location of some functiors

Type of function Possible location
1. Administrative function Lokojoma (South-west axis)
2. Major commercial (markets) | Northern Axis, Mid-S/west.
3. Industrial Southern, South-west
4. Tertiary Institutions South-west axis
S. Central Area Adonokolo (south-central)
This sectorial distrbution of activities nulify the issue of
centrality - especially the notion of concentrating all
functions in one place. It also brings a reconcilation of all
the developed areas - both old and the new; thereby
disallowing a reverse deterioration of any part of the town.
This foregone discussion of a particular problem area
illustrates two important principle of planning - that:

) major functions (activities) should not be proposed in one
segmented part without considering the effects they will have
on the system of relationships among the whole town.

2. Secondly, proposal for new major functions should take full

account of projected economic and physical development - both
provide additional population and income to support new
location. It is also necessary that the centres should

combine basic and residentiary functions.
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4.20 TRANSPORTATION FACILITIES INVENTORIES.

i)

ii)

Transportation systems or Tfacilities play a major raole in

the economic growth of an area by encouraging industry,
agricultural production and the tapping of other natural
resocurces. It is a catalyst in the development process of any
community. And good transportation system is the result of
sound planning.
Public road transportation available in Lokoja metropolis
consists of mini-buses, cars (being used as taxi) and motor
cycles services. These services are provided by both
government and private (that is, owned vehicles that operate
on intracity, intercity and interstate routes).

Transportation facilities within the metropolis can be
divided into three categories:

Road or Highway transport system

Water Transport system

Our major concern in this work 1is the Road or Highway
Transport system under which the traffic wvolume is carried
out.

This system permits a free intermix of vehicles in the traffic
stream and no doubt it accounts for about 95% of Lokoja
transportation system (Ecoplan 1992). Specifically the mode
of highway transportation consists of:

Cars - Passengers and personal effects only.

Buses - Passengers and goods of light volume.

Bikes - Passengers for short distances only.
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Trunks - Mainly cargo for intercity transit.

Pedestrians - Purely passengers within the city

Traffic surveys were conducted to determine the wvehicular
volume as well as origin and destination of the traffic.
Basically a 12hrs (6.30am-6.30pm) traffic volume survey was
conducted within the town in three (3) stations or recording
points as shown in figure 4.4d.

At these stations, counts were conducted basically in three
selected days:

a typical working day (Monday)

a regional market day (falls on Tuesday) and

during a weekend (Saturday).

Based on the town vehicular movement in and outside the
proposed central area, the three station were chosen. These

stations include:

a point around the preparanda square along the road leading to
crowther memorial college.

opposite the state house of assembly, along murtala road.

a point along the road linking Lokogoma village and the new
layout.

The survey (volume count) on all the three stations included
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all types of vehicles categorised under five (5) broad groups

based on their passenger car unit (p.c.u) value viz:

Car, taxi, mini-bus and light wvan - 1.00
Tractor, trunks - 2.00
Buses (large), Trailer - 3.00
Mator cycles - 0.75
Bicycles - 0.30

The classification counts carried out by traffic mode is
graphically represented by bar charts as shown in figure
4.4(a-c).

The total traffic volume according to mode in all the
stations indicated that motor-cycle (pcu 0.75) is a veary
common mode of transport in Lokoja having constituted the
largest volume in almost all the counting points. This 1is
followed by car, taxi and then light buse (pcu 1). see 4.4a-c
(bar charts).

On a general note the largest traffic count is recorded
on Monday and the least on Saturday. Tuesday traffic is being
influenced by the regional market which concides on the
sampled day of the traffic count. The traffic along Lokogoma,
toward the proposed town centre is highest on Monday. This is
expected since majority of Government workers reside in the
new layout at Lokogoma and some few numbers in Army barrack
all in the same direction.

Again on Tuesday traffic is heaviest along murtala road -

the only major road that passes through the town. The total
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traffic of €724 and 39574 were taken in point A and b
respactively. These figures are envisaged since large numbers
of vehicles from other parts of the state have to pass through
the road before getting to the market.

The survey carried out shows no definite pattern of traffic
flow, the peak period varies from one census point to another.
In appendix (i) on Monday 7am - %a.m then between 11 -12 noon
whereas on Tuesday in the same recording point it is between
&-8am and 1 to 2pm in the afterncon. The other census
stations make no difference. This variant of peak period of
traffic flow of Lokoja internal traffic circulation can be
traced to two major factors: first is the frequent irregular
movement of motor cycles which dominates the traffic volume of
the town transport system and secondly is the constant fuel
scarcity in the town which is believed to have made many
vehicles constantly stay off road for days.

Generally the traffic flow pattern of Lokoja has shown clearly
the irregularity of traffic distribution on the town major and
access roads. The over congestion of traffic along murtala
road suggests a gquick intervention of the transportation of
the town through traffic diversion and construction of more
access roads and by-passes. The effective functioning of the
town centre anticipated depended solely on the reduction of
the traffic density along murtala road to at least a minimum

leval .
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The Origin- Destination Survey

The origin - Destination Survey was conducted at the
three (3) stations which also run simultaneously with the
traffic volume count. Basically the survey was planned for
internal-internal movement pattern to getting the volume of
traffic to a particular destination and into the proposed
central area particularly.

To this effect Road-side interview method was used and
this covered a period of 12 hours, from &6.30am to &.30pm.

The non-response of some motorists during the interview
really nulligies the adequacy of the findings here for any
planning purpose. In view of this inadequacy, the volumentric
count of traffic has been used majorly to infering the gravity
of traffic problem of the area around the proposed central
area and to a little extend the town as a whole.
Figure 4.4d shows the traffic volume on the three census
points on Monday (a typically working day). The high density
along Murtala Road suggested an additional bypass to relieving
the major road (murtala road) of its through traffic and

congestion problem.

Summary of Lokoja traffic problem

The principal problem in planning for the town traffic
hails from any or a combination of the following factors:
Foremost is that most of the Eastern motorists passing through

the town do so because there is no alternative routes for
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them. The large traffic density along Murtala why (the only
road that runs through the town length) suggests that there is
the need for another road to ease the traffic load. The
Kaduna central area (along Ahmadu Bello Way) has been
constantly witnessing traffic congestion, as a result of the
failure of the government to expediate action on the
implementation of the proposed bypass which would have served
as an alternative route for the merely passing through traffic
of the town. Today, a sophisticated traffic control mechanism
is seriously needed to manage the traffic congestion. The
lesson from this should gear our effort toward the provision
of additional by-pass for the east bound motorists (traffics).
Secondly the inherited pattern of town streets with narrow
carriage ways and pavements and frequent intersections was not
designed for the vastly increased volumes a traffic that now
overloads them. The post state creation traffic was not
anticipated from the onset, at the construction of the
existing access roads. Nevertheless the existing physical
fabric and in particular the road pattern will remain the
basis for the town’s redevelopment.

Thirdly, the complex mixture of building uses attracts
mutually obstructive types of vehicular traffic - cars, buses,
taxis, heavy-lorries - all of which use the same main roads.
Moreso there is no sufficient space available to provide for
service access of lorries and vans to buildings and parking of

vehicles.
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4.30 ESTIMATED POPULATION OF LOKOJA

The population of Lokoja based on 1952 national census
was 12,000 and this rose to 35,000 in 1963 with a vary growth
rates of 3.15%, 4% and 6% at various internvals of year. This
was as a result of the 1976 local government creation exercise
and majorly because of the recent state creation. With all
these the town population is estimated to 82,000.

This estimated figure is wvery closed to the 1991
population figure of 77.5 thousands (77,516) for the Kogi
local government which comprises Lokoja and the surrounding
localities. (1991 census, Lokoja NPC). Given the population
of the localities put together to be under 10,000 which we
assumed is balanced by about 15,000 people who were away from
Lokoja during the census count, the estimated 82,000 figure
can be assumed to be near accuracy.

The relatively solved accomodation in the town has
brought many families into Lokoja more than ever before.

At this point an annual 6.0% population growth rate is
projected for the new state capital from the year 1991 to 1995
beyond which time this spontaneous responses to the state
capital is expected to stabilize to a more sustainable growth
rates of 5.5% and 4.0% between the period of 1995 to 2005 and

2015 respectively. see table 4.41.
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Table 4.41 Lokoja population Estimation by the year 2005
PERIOD ESIMATED POPULATION ADOPTED ANNUAL

GROWTH RATE

1991 - 1995
1995 - 2005
2005 - 2015

66,200 - 83,600
83,600 - 142,000
142,000 - 210,194.64

6.0%

5.5%
4.0% (Mine) Assume
medium rate of
migration

Source: Eco plan survey, 1992.

4.31 Estimated population of communities.

The six communities in Lokoja base on the existing

development are:

Lokongoma ward

New lavout and Barrack

Filele

Native ward

Sabon-Gari

Adonkolo

Base in the population shown in table 4.41, The share of

each community can be stimated as shown in table 4.42.

Table 4.42: Estimated population of constituting communities
Community 1995 population estimates
(nearest 000
Lokongoma village 10,000
New layout 15,000
Filele village 10,000
Native ward 25,000
Sabon-Gari 10,000
Adonkolo village 15,000
TOTAL 85,000
Source: Field survey, 1994
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4.40 Estimation of the central Area size

Planning of the centre requires an estimation of the size

of space for its wvarious functions, in this direction two
standards have been adopted:
5. Adopting british standard for New towns: one acre per 1,000

people for central area for town with population 100,000.

Table 4.5: Estimation of central area size by 2015ZBritish
__Standard. i
Year Population | Area in | Area in Existing | Required
" | Acre Ha Area in add.
Ha area.
1,000 1 0.4 - - .
1974 35,000 35 14 11.52 2.48
1995 82,000 82 32.8 11.52 21.28
2015 210,194 210 84 11.52 T2..48

From table 4.5,

the existing central area = 11.52 Ha

=  72Ha

Required central area (by 2015) = (84 - 11.5)Ha
Community centre population (20,000-35000) = Required (Rq)

area per community = 2Ha, for 6 communities = 12 Ha

Rg area for CaA 72 - 12 = 60Ha
Rg intensity = 72 - 12 = 60
———————————— = 10 times intensity
5.83 5.83 of use.
2 Using western Nigeria standard of 9-10% of total developed

area for commercial area for a city less than 250,000.
Estimated area to be developed in Lokoja by the year 2015
= 755Ha.

10% of 755 (for overall commercial) = 75.9
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Existing area of central area = 11.52
:. Rg area = 75.9 - 11.52 = ¢é4.38Ha
Assuming 60% for the 6 communities = 38.6Ha which implies
area for the CA = 75.9 - 38B.6 = 37.272.
Therefore the expected size of the central area is 37.6Ha.
:. Given the area 5.83Ha

The site intensity - I = & times

Comparing the two standards, one can see that the British
expected size for the central area is 60Ha with 10 times
intensity of development.
but that of western Nigeria shows a size of about 38Ha with &
times of site intensity. Nigerian standard looks more
appropriate and therefore shall be adopted for the central
area in views our size of the central area shall be 37.6

hectares.

"al area space allocation: case studies
In this connection, Lokoja is subjected to a number of
similar towns - Stevenage (Britain) and Gombi (Nigeria). The
need heré‘is to establish suitable space and performance
standard for example, the amount of land per 1,000 people
needed for public uses, sportset ceteral. Essentially it is
to determine which activities should remain within the centre
if it must function properly.

. Uses in Stevenage central area

Stevenage is a new town (in Great Britain) which combines both
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administrative and commercial functions. The uses in the

central area are listed in table 4.51.

Table 4.51 Uses in Stevenage central area.
Uses Space allocated in
Areas

Public library 0.50
Dance Hall 0.85
Cinema 0.60
Summing pool 1.20 include car park
Youth centre 0.90
Church 3 .25
Town Hall, Administrative 2.1
offices 0.50 including car park
Health Centre 1.20 - N N
OQut—-patients clinic 7.25
Town Park 1.10 - N N
Apprentic hostel 16.00
Shops, Banks, T/square
Offices ¥1-.80
Head post office 1.25
police station 1.20
Fire station 0.80
Bus station 0.85%
Bus Garage 2.25
Service & filling station 125
Car Park 18.20

70.75

Source: Lewis, K (1976)
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The separate parks for uses suggest that they are
strategically located.

Stevenage central area has some forms of residency within it,
also a filling station and service Garage - these are
considered obstructive in many central areas. The total car
park space may be too generus to be adopted in Lokoja in view
of the low number of car owners relative to that of Stevenage
town.

Uses in Gombia proposed central area

Gombi is another town which shares the same characteristic
with Lokoja - has almost the same population (65,000). The
town also reflect Lokoja in term of physiographic constraint,
except for the absence of river in the town. As an
administrative headgquarter of its local government, it has
varieties of functions it must discharge to its region.

Uses in the proposed central area of the town is presented in

Table 4.52



Table 4.52: Uses in Gombi central area.

Element /uses Area in Hectare % of total

Market )
Retail & Services 28
Bus. offices

Hotel

Banks

Cinema

Restaurants

Town Hall

Court

Library

Art and craft
centre

Museum

Central Post
office

Fire station
Police station
motor park
Pedestrian pathway
Civic square 15 26
Parking Areas

-0

o0
=W~ r~NOWUwm

12

(™
0

-

(el w]
W uw;

TOTAL 57 100
Source: Gombi Master Plan 2010

Deduction

The location of market in the central area of Gombi is a
strong indication of the inclusion of traditional concept of
design into its central area. Alsoc the centre comprises suh
uses as public square and Art craft. Uses such as sport
centre, Hospital, light industrial service which are typical
functions of Modern central areas were missed out.
Conclusion

A mere comparison between Stevenage town and Gombi shows that

apace provision for central area uses is maore generaus in
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Gombi than in Stevenage, for instance, space for library which
is 0.5Ha in Gombi is just 0.2Ha (0.5 Acres) in Stevenage. And
for fire station, it is more in Gombi than in Stevenage town.
However, there are interelated space standard for various uses
for example, police station.
The obvious differences in the many instances shown can be
traced to discrepancy in the planning of the two central
areas. While $Stevenage central area development has been
conceived as a development with high rise buildings, that of
Gombi was planned.basically to go horizontal which of course

requires more space.

Uses required in Lokoja central area

The uses expected in Lokoja central area include:

Shops, bus. offices, Hotel, Banks, Restaurants, Townhall
museum, post-office, Hospital, police station, court Art and
Craft centre, fire station, public square, library, motor

park, cinema, youth centre, Day care centre, mini market,

theatre, Government offices, sports centre.

Sustainance of Lokoja Central area

Since any town centre requires some populations that must
keep it to function there is the need to see beyond the 82,000
population of Lokoja.

Therefore beyond the present population of the town,

visitors can be attracted into the town via the following



(a)
(b)
(c)

(d)

(e)

(f)

avenues:

Tourist attractions available in the town: These attractions
have the potential to bring more people into Lokoja by the
time they are fully developed. The notable tourist
attractions include:

Lord Lugard’s residence and office

The spot where the Royal Niger Camp flag was lowered in 1890.
Mount Patti - a massive hill towering over Lokoja with about
15 square kilometre flat top.

The iron of liberty - the spot where slaves were freed in 1860
was marked with two ircn poles referred to as the iron of
liberty.

The first primary school in Nerthern Migeria built at about
18460

The biggest European cementry in Nigeria - contains the
remains of the European soldiers of the west-Africa force
stationed in Lokoja until 1926 and those of European
missionaries. Some of the tombstones in the cementries date
as far back as 1Bé67.

Its closer proximity to iron and steel industrial complex in
Ajackuta, the town stands in the best position to accommodate
the industrial workers in Ajaokuta iron and steel complex
(catchment area).

& junction to many Federal roads - Roads to Abuja, Benin, and
Eastern parts of the country through Ankpa. 1In this respect

the travellers along these roads can stop to rest a while in
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the centre sither to shop or recreate.
The constant daily contact from the state sixteen (1l6) local
government areas, especially the headguarters - toc transact
businesses, or on government service is an additional avenue
for the sustainance of the central area.

Basically the centre is expected to be sustained by both
the day time and night population. Subseguently as the town
gets developed and grow numerically and qualitatively, it is
expected there will be a change which will bring pressure on
the central area. This possibility has been safeguarded

through flexibility in the design and planning of the centre.
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4.70 CONCEPTS OF CENTRAL AREA DESIGNS

Central area designs vary in shape and sizes. Some are
compact in attribute while others scattered. However, central
area concepts are existing concepts that will be studied so as
to enable an understanding of the variable concepts. The
various alternatives are:

Central area within city traffic

This is the most common kind of centres which often
develop along traffic routes and in most cases unplanned. The
problems with this type include: enormous chaotic traffic,
lack of parking spaces, lack of proper delivéry points,
traffic hold-ups. This could be called an incidential central

area. See figure 4.5a.

Central area along traffic routes

Like above, this centre develops along traffic routes,
problems of lack of organisation and improper utilization of
landuses are visible (fig 4.5b).

Central area at traf nctior
The central traffic junction becomes a square while areas
bounding it consists of shopping centres (ffig 4.5c).

The problem with this is that visitors park along the routes.
Although most deliveries are done at the backyard of the
shops, it is not convenient for trucks to turn easily.

Pedestrians crossing pose a danger. However, this kind of

centres are densely built and compact. The relative shopping
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distances are reduced to minimum.

Pedestrian precinct with parking enclosed by ringroad

figure 4.5d depicts this type of centre. Here the wvehicular
traffic is completely separated from the pedestrian traffic.
It offers the pedestrians the opportunity to shop round
without bordering to think of crossing a vehicular traffic
way. This concept like others, poses some problsms,
noticeable among them is that of servicing the shops with
goods .

The free and peaceful shopping made by pedestrians could be
further enhanced by integrating squares and playing ground
within the centre to make it more interesting.

Pedestrian Precinct with vehicular traffic

Here only the peace of pedestrians are disturbed by motor

traffic as depicted in figure 4, 6 5e.

Pedestrian precinct - centralised centre with parking
surrounding.

This is typical of most America central areas. There is a
large parking spaces all round the shopping mall or centre.

(fig.4.5%).
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with parking enclosed by centre

This kind of central area is very practical in the sense that
the parking areas could easily be used also as delivery point.
Visitors after parking could comfortably walk into the centre
and do their shopping without vehicular interference. The

problem here is that parking spaces meant for delivery trucks
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could at the time of delivery be occupied by visitors cars.

(fig. 4.59).

By way of summary, it must be emphasised that in any central
area one of those concepts must be existing whether in a
distorted form or in a more comprehensive planned method. and
to design for a central area, only one of the various concepts
can be adopted at a time.

Looking at Lokoja proposed central area site, the pattern has
the attribute of a central area along traffic routes or within
the town traffic, and in view of the problem associated with
such concept it shall not be adopted. The plan for the
proposed site is to become a pedestrianised centre,

Against this background an evaluation method has been
developed to choosing the most functional and adoptable
concept that would harmonise with the site, that is, blend

with the site existing situation.

Evaluation of the design concepts for Lokoja central area
The three design concepts which are subjected for evaluation
and which also can blend with the existing situation of the
proposed site are:

Pedestrian precint with parking enclosed by ring road - alt
'y

Pedestrian precinct with parking surrounding the centre - Alt
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Pedestrian precinct with vehicular traffic - Alt *3’

flexibility of design concept with the site
induce interaction

Optimum use of facilities

Efficient circulation

Vehicular effect (pollution)

Introduction of traditional concept of design

financial feasibility

safety of users.

reas.

Evaluation of design concepts for Lokoja Central

Evaluation criteria

Alt.

1

Alt. 2

Alt. 3

a)

flexibility of design

b)

induce interaction

c)

Optimum use of facilities

Lol (L B

d)

Efficient circulation

HWiN N

L IN = N

[

e)

Vehicular
effect(Polluticn)

f)

Involving traditional
design

Q)

Financial feasibility

h)

Safety of Users

3

2

2

TOTAL SCORE

20

17

15

Source:

maximum possible score

3 is very good: 2 is good; 1 is f

air

24; minimum possible score = B

From table 4.6, it is obvious that alternative

(that is,

pedestrian precinct with parking enclosed by ring road) appear
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best having about 20 out of the maximum possible score. Next
to it is alt.2, 17 out of 24. The least score goes to
alternative '3’ with 15 score.
Alternative 1 shall be adopted with little modification for

the layout design of the proposed site.

Site Analysis of the proposed centre.

The existing site 1is partly built upon and partly
undeveloped as shown in Figure 4.6.

Location and size: The site which covers a total area of

37.375 Hactares or 373,750 square metres is borded by ¥ell
Road in the West, Murtala goad in the East, Lord Lugard road
(by the Nigeria police headquarter) in the north. The Area
Portrays a beautiful scenery when viewed toward the Niger
River, and the eastern sunrise.

Spil Suitability: The undeveloped portion is fairly drained
with a stream (seasonal) running through it. The soil is
suitable being an area of exposed metamorphic and igneous
rocks.

Gradient: The contours of the area indicate an area height of
between 200-250 feet above sea level (a.s.l), hence the site
gradient is between 2 & 3%.

The downward slope of the area (toward Niger River), suggests
that a good channelization will be required to cater for the
yearly flood which normally arise from rainfall especially

between the months of June and October.



FIATe T °© Recreational {-gca'\L{—iec_, and ShepPing arcades
existing Side by Side.

Plate I . Fr'c*‘btjpe_ 5-\'7-3?5 by Kogi ProPerfies 0 e Proposed

sSite



M|HL;TRY or '

¥
“_"_*1 :LTu‘q-;] % *

FIG 4:6 W etre
Cegend
| 2] Road | =] l Building

] Uses'boundary [£3%| Open space
SimonRF Msc thesis 94
THE PROPOSED SITE EXISTING USES




95

Existing uses: The existing functions of the area include
Government offices, shopping arcades, cou}t. sport field,
police force headquarters, post office, and Hospital. The
core is occupied by the government offices - Department of
Physical Planning and land Survey, Ministry of Agriculture,
Finance and Economic development WMinistry, Agricultural
'-_Eevelopment. Programme (ADP) (see plates II & III).

Most of the elements (structures) on the site were built
during colonial period, but were later reconstructed at the
dawn of the state creation in 1991/92. The site was to fulfil
an urgent office accomodation for the state government

workers, thus the government offices emerged out of the state

government curiosity to providing office accomodation.

Density:

Total Area cover = 37.375Ha

Total built area = 12.88 Ha or 34.5%
Net undeveloped = 24.487 Ha or 65.5%

Developed intensity = 2.9 times



9%

Table 4.7 Shows the percentage of total space of occupied by

each of the site.
Existing area mé Area in | % of Proposed
uses/Functions Ha total Uses
1. | Offices:
13,000 L.3 3.47 shop
Governor office 7,700 0.77 2.06 =
Ministry of Agric. 3,500 0.35 0.94 -
Ministry of Finance 3,000 0.3 0.80 Govt.OFf
Agric. dev. Prog.
2. | Shopping arcades 2,000 0.2 0.53 Existing
3. | Recreational 21,850 2.185 5.846 h
4. Circulation 30,000 3 8.02 -
S. | Health 23,000 25 6.153 | reconst.
6. Post Office 1,080 0.108 0.29 existing
7. | Open spaces 244,870 24.49 65.5 -
8. Court 112,50 1.125 3.0 N
9. Police (NPF) 125,00 1.25 3.34 N
373,750 37.375 100

-
Source:

erfa §urvey

March 1994
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4.90 Schedules of Reguirement

Table 4.8

Facilities No. No. Arsa Pop. to Remark

required exist |[in Ha | Serve

Civic & Adm.
Library
Court

Museum

Arts & Craft
Centre

Town Hall
Theatre
Youth centre

Veg. Market
Shop(Retail)
Prof Offices
Hotel

Bank

cinema
Restaurants
Light indust.
Central post
office

Police station
Fire station
motor park
Sport centre
Hospital
Govt. office
Tender
care/Nursary
Open spaces
Pedestrian
pathways

org. space
public square
parking area
Roads

[ S S U S Sy S -

Lol - S N I

- e | e b

many

{ %= {

N o= O
NON

40,000
The town

20,000

The centre
The town

0

The centre

The town

The centre

Provided
existing
Provided

e

existing
provided

exifting
progided
intﬁgrat
convert

provided
provided

existing
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CHAPTER FIVE

5.00 THE CENTRAL AREA DESIGN PROPOSALS.

5.

10

Approach to gistribution of uses in the centre.

Working by the already established uses in the site
proposed (that is, the sportfield and the General hospitall,
thres distribution methods of uses have been evolved., These
are:

Radial approach

In this arrangement shopping centre and public square are
centralized and are surroundsd by other uses such as civie,
offices and other public uses.

The aim here is to cregsate a vista with the centre interilor
thereby giving an attractive appearsnce tp the ¢entre
(fig.5.10).

Peripheral approach

In this method there is a periphersl zones for shopping, civic
and public functions with only the square foerming a focal
point at the centre.

It is hoped that such zoning of uses will bring harmony to the
whole anvironment and also orsate externality where the
functionally related uses can benefit from sach other.

Also, shopping centre which is expectsad to be a congaestion-
prone use 1s located at the edge of the centre (fic.=

Mixad appiroach

Under this apprcach, it is proposed that the sqguare be located

at the sdge lesaving the opublic administration at the centre.
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This approach negates the uses zoning method. It proposes
that functions should be mixed together in such away that
shops can be located within public or civic uses. In this
connection, it is expected that such approach would reduce
time wasted in walking from one zone to another (gﬁafigure
5.12).

Each of the alternative though seem likely to give a
satisfactory result, it is still possible to evaluate their

viability and functionality with a view to selecting the best.

5.11 Evaluation of the approaches

Factors of evaluation include:

a. Convinience of users

b. safety of users

& Externalities (economy of agglomeration)
d. Congestion

e. harmony with the environment

Table 5.0 Evaluation of distribution methods

Evaluation factor Alt. 1 |Alt. 2 aAlt. 3
a. Convinience of
users 3 - 1 |
b. Safety of users 3 2 1
c. externalities 2 2 1
d. congestion 2 2 3
e. harmony with the
env. >3 2 1
Total Score 13 3 § i 7 i ”ma
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Scoring methods: 3 is very good; 2 is good; 1 is fair.
max. possible score is 15; min. possible score is 5.

From table 5.0 , it is glaring that alternatively is the best.
Alternative 1" which has 13 scores is far the best.
Alternative "2’ follows with 11 scores. The least score goes
to alternative 3" with 7 scores.

In view of these scores, alternative "1’ is recommended for

the central area.

DETAILED ELEMENTS OF THE CENTRAL AREA DESIGN

The detailed layout design of the central area as shown
in figure 5.20 is a reflection (or placement) of the various
elements contained in the schedule of requirement (table 4.8).
Several considerations governed the design concepts:
Traditional elements. The design of the centre is based upon
the traditional concept of open space or square which forms
the focal element of the area. The square so provided is to
sarve a multi-purpose functions such as socio-cultural,
religious and political functions.

Indegenous design principle. This is acceptable to thé people
since the central area design aims to integrate the present
uses with the existing situation of the town, particularly the
land uses around the centre.

Uses are located such that functional relationship with the
surrounding landuses are achisved. Moreso, the centre is

conceived as a pedestrian precinct in order to achieve
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functionality, convenience, safety and attraction.

On this basis the design suggests an improvement of road
geometry, reconstruction and termination of some roads in the
centre to create harmony for pedestrian circulation.

Also there is consideration for centralization of some basic
functions and provision of parking facilities for purposes of
giving the central area a unified civic composition and

aesthetic disposition.

5.21 The structure of the central area

The centre as shown in the proposed detailed plan is
structured in such a way that uses are distributed to
harmonise the whole spaces. The major uses are distinctly
zoned:

i) Commercial (shopping) zone: This is the major shopping centre
of the centre, located at the central position of the eentre.
1t adjoins the public square and sited right opposite the
sports arena. Along the same axis is the Hotel which is also
strategically located,

ii) Civic and Administrative zones: This comprises such uses as
library, Town hall, Govermment offices, court, Art and craft
centre and museum. Here two major zones were used for these
civic uses - one is the central location, close to the square
and the second at the North-western part. With this method of
grouping, monotony is defeated.

iii) Mixed Landuse: There are also some landuses that are inter
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mixed. Among these are the professional (Business) offices
(located in different part of the centre). Other public
services and facilities, post office, police station and fire
station service - all are evenly located in view of their
roles to the centre’s users.
Certain uses which could not be easily altered are left in
their original location.
Parking spaces for vehicles are provided in some strategic
positions to serve either a major use or group of uses in the
centre. That 1is, the mixed shopping or the recreational
zones. Thea locations of such parking lots is such that they
can be controlled by those functions they serve.
Table 4.7 had shown the reorganization of the existing uses in

the centre.

Design Principles and Criteria

The three urban design principles employed in the
renovation and general re-organisation of the site are:
alteration - that is, the changing of one use to another;
accentuation, in other words, the upgrading of particular uses
to meet up with desired standards. All these are necessary
since the existing elements Iin the site were not formerly
planned in a conventional way. In short, all the offices in
the centre were hurriedly constructed to meet the urgent
office accommodation need of the state government at the esarly

stage of the state creation.
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The third design principle is that of adoption. Many
alements were integrated in the centre’s design. Such
elements (structures) which also shall remain in their
existing location and forms include the recently constructed
shopping acades along the Hospital road and those at the main
entrance of sports centre. Both the General Hospital and the
sports centre are left in their original location with little
modification in their forms. The reason for this is because
their locations agree or comform with functions locational
principles of central area planning. #Also the huge investment
in those uses militate their relocation.

The hospital is already sited where both peace and access
are guaranteed. The location of the sports centre enables an
expansion to the existing facilities of the centre. High
parking index is also provided both for the vehicles and
scooters alike around the sports centre.

In order to achieve the plan of the centre devalopment,
various design criteria (objects) were set as guidelines, they
include:

Attractiveness: It is believed that central area elements are
unique in character and in outlook. Therefore the centre
should be the most highly organised, most architectural and
generally those which give the greatest impression of town
environment. The modern day central area need to exhibit such
uniqueness in a greater dimension - one from which arises an

emotional delight and a lasting memory in the minds of
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visitors.

The landscape features of the proposed centre portrays a
ramantic outloock when wiewsd from western-end towards the
Niger river. In the planning of the centre, efforts have been
made to achlieve some visuasl order of uses. In the central
position, ig the malin shopplng complex and the sguare with
other uses surrounding it.

The civic uses are svanly spaced in an attempt to
mitigate monotony of sight. Added te the pleasant outlcek of
the centre is its landscaping texture: Tlowing trees and
shrubs are planted to gnhance the guality of the envireonmant
and thus moderate the town’s hot micro-glimatic condition.

Functionality: This design criterium govarns the grouping of

like functions with a view to achileving maximum internal
interaction and harmormy with the surrounding uses. For
instance a group of functionally related buildings are grouped
for their mutual benefit, for example, the library and museum.
Business (professional) offices ars located where they can be
easlly reached by those seaking for such services.

majorly congestion - prong uses like shops are mostly
cocantrated in the interior, where the users, safety
particularly from whegled vehicles is at best.

Accessibility: The effectivensss of any urban economy 1is a

function of its circulation. In the like mannar fTor anvy
central arga to function, it must be linked with the different

secments of the city.
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With all thsse in view, the centre linkage with other
parte of Lokoia has been corsidersd, The three existing
access roads that connect the centre with the town that is,
fell., Lugard and Murtala roads are to be upgraded to highways
status. With this tendency, delay and congestion arising from
narrowness of road widths are seriously overcome.

The wheole cantre can bs approached by pedestrians in
different direction without any interferenge with motorists.

Mast of the parking lots are situated right inside the

centre -~ some few metres away from the major traffic roads.
The aim haere 18 to ensure that thg layvout mests sccess
requirements for deliveries, fTurniture rsmoval, ambulances,
rafuse collection and fire fighting services.
Econgmy: This design criterium seem to be more considered in
the daevelapment of the centre. The cost of constructing a new
central area on a virgin site would have been more than the
piece meal development in the proposed site. In which case
the adoption and integration of some existing structures in
the proposed site would thus be more preferred by the state
government .

In the reallocation {or conversion) of the existing
structures in tha centre, adegquate effort ig taken to see that
each allocated structure fits the use to which it is put. For
axample, the governor’s office is converted into shopping
complax, and it 1s suitable Tor the new uses.

Flexibility: A3 much as possible some levels of security have
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been created for the centre to enable it handle any
developmental change. The whole area is so planned as to
accommodate sudden changes and re-organisation when such are
deemed very necessary.

For example, the major artery at the west-end (fell road)
of the centre can be re aligned to meet possible future
demand. And if this is done, much space is thus reclaimed for
the central area.

Another possible way of accommodating an unforseen
changes is through the introduction of wvertical development
into the centre. In this arrangement both shop and Business
office can share the same building block while the shops
occupy the ground floor, the Business offices control the

upper floor.

Proposal for utility and service system.

These underlisted proposals take full account of the
projected economic developments of Lokoja and the financial
returns of the centre when it is fully developsad.

Storm water Drainpage; Many parts of Lokoja would require
channelization if they must be developed. The proposed centre
is not an exception being a slopy area with topographical
gradient of between 2 and 3 percent. Much as the
physiographic conditions of the site are favourable for water
run-off (gravitation) especially toward the Niger river it is

essential to construct storm water channels in the centre,
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The central channel that runs from the public square and
shopping centre are to be emptied in the existing stream in
the green area.
All the channels are to be covered with concrete.
Fire services: The major fire service is situated at the
south-western corner of the centre, along Fell road. This
location is strategically chosen so that the fire tenders can
take full advantage of the major road to reach any part of the
centre as quick as possible in case of fire outbreak.
It is however, recommended that the major public and shopping
complexes be provided with some fire extinguishing equipments
in their enclosure.
Electricity supply: The two types of electricity network
distribution methods: surface and underground are likely to be
work in the centre. However if the surface network
distribution should continue to be in use, as it is existing,
then conscious efforts must be made to avoid trees planting at
a distance less than 6 (six) metres off the NEPA tension cable
path. Surface network distribution has been recommended for
the centre since it costs less to maintain it.
Parking lots and pedestrian ways are provided with flood
light. This is for the purpose of safety and utilitarian
functions of the centre especially in the night time. NEPA
has the monopoly of power supply, as such they are expected to
handle the redistribution of the power and its every technical

detail.



113

iv) Solid waste disposal: Much as the centre is been freed from

vehicular traffic, there is the need for alternative methods
of clearing debris or refuse in the centre. In this
connection, all the parking lots are provided with garbage
receptacles so that refuse wagons can reach out to them for
aonward transportation to the dumping site.

It is suggested here that the rubbish wagons soc provided waork
between éa.m and Ba.m or 5 to &.30pm, and essentially during
the general sanitation day when the centre is less congested
and engaged.

Water supply distribution:

Distribution is made to every
available opuilding and to all the parking spacses. 1t is
expected that priority be given to those services that requirs
water to function, for axample, laundry, restuarants and light
industries.

The major pedestrian walkways are also provided with water
points, This enables constant care of flowers and shrubs

planted along the routes. see figure 5.30.

Requirement

Rapid sconomic development 1. wvehicular road improvement

and changing needs.

Socio-cultural heterogenity 2. New business and civic
functions.

modarn concepts of social 3. pedestrian linkages
organisation and order.
4. Landscaping (planting of
trees and shrubs.
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Design principle and conept Design criteria.

Compactness and development 1. Attractivness
due to highland value

High parking index due to 2. Functionality
high traftfic volume

Open spaces and square 3. Accessibility
to conform with traditional
concepts.

Environmental area concepts 4. Economy
(pedestrian precincts or

cells).
Unity and Conformity 5. Flexibility
Design proposals

1. Provision of mixed landuses and fundamental
overlapping.

2. Relationship of landuses and transporation

.38 Pedestrian walkways landscaping

4. Realignment of all major roads to accommodate more
traffics.

POLICY PROPOSAL FOR USES DISPLACEMENT

In most Nigerian town centres there are uses,
particularly markets which have no need to be in the central
Area and which prevent it from functioning satisfaction, but
which there is no prospect of moving for many years.
Meanwhile, buildings which are urgently needed in this central
area may not be represented there at all. In the light of

this fact and the universal pursuance of a policy of certain
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central uses’ decentralization the following congestion prone
uses are hereby recommended for relocation outside the confine
of the centre. These include petrol filling station, large
places of worship such as central mosque, church and shrine;
market and residential uses,
Petrol filling station and Repair Garages: These uses vary
from selling petrol, oil, lubricants and carrying out of minor
repairs to regular servicing.
They represent a possible traffic hazard as well as a noise
nuisance and fire risk to neighbours. The recent petrcleum
scarcity which resulted in many vehicles having an indefinite
gueue arpound the petrol station is 2 serious challenge to the
town planners. There is thus a need for a re-appraisal of our
Petrol stations location especially in a prime location like
the central area.

A& petrol station usuzlly need a prominent site with a
generous frontage of about 150-200ft (46-61m). Apart from the
negative effect those uses could have on both circulation and
safaty of traffics. It has been discovered that such space
standard are too generous in Nigeria situation. Also most of
the filling stations in our central areas compete vigorously
with intenerant traders. This situation is not healthy enough
for any developing nation. The petrol filling stations
located in the heart of Kaduna central area have been razed
down several times by fire.

Places of worship: These include churches, ’‘central’ mosque
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and shrine. In Britain, christian churches buildings have
occupied central-area sites in great numbers over many
centres. Today, there are large measure o% decentralization
of past@ral and social work to the suburbs, leaving central
area bulilding under used or unused. This has created
difficult problems of alternative use for the buildings many
of which have considerable architectural or historical merits
(Gerald, 1978).

The fact that most Nigerian central areas are constantly
victims of congestion during particular times especially on
worship days and religious festivals is an enough sxcuse for
such uses decentralization to areas outside the confine of the
central areas. At any rate, one wonders why such uses should
be situated where no sizeable congregation is in residence.
Although those places of worship symbolize spiritual
unification of the city dwellers where they are established
and that is not to say that spiritual unification has a
geographical boundary as we are made to believe today. Among
the Nigerian cities that have had their central areas partly
occupied by public worships are: Zaria (traditional area),
Ilorin and Minna.

Traditional Market: It is a common occurence in most Nigerian
cities to find traditional markets on the same site with
central areas. Although historically the morphological growth
of many cities particularly the central areas started from

market centres. Today most Nigerian cities, for example,
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Ibadan, Kaduna, Maiduguri and Minna bhave suffered the
consequences caused by such mixed uses. There are now
evidences of traffic congestion, space competition and
anvironmental degredation around those centres. It is
recommended here that such traditional or regional commercial
uses be relocated in a separate area.
Residential use: The modern central area is becoming less and
less suitable for residential purpose as a result of pollution
especially the rangling of wvehicles and the visitors and
moreso because of land scarcity especially here in Nigerian
cities where residential buildings are being converted to
commercial uses.
Also the small towns and large cities have the large
proportion of their central areas intermixed with residential
use. It is not uncommon to find a building (storey) being
used for both residential and commercial purposes.
Inspite of the consequences of this to the living environment
there have arose arguements that some pecple will still nead
to live in the central area in order to do their jub
satisfactorily, among those are caretakers, (securities),
workers in hotel, entertainment, hospital.
From the point of sectorial planning such uses can be
accommodated but not the actual residential building.
The reason why most Nigerian central areas have been seriously
intermixed with residential uses is because they wers not

plannad formally. This is the case with most old traditional
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cities like Oyo, Ibadan and Zaria. The intermixture has also
been traced to their morphological development. In otherwords
their inner cities grew organically around particular elements
such as mosque, palace and market. And as those towns began
to grow from one level of status to another, it becomes a
problem to correct some of the already established elements
(uses) either by way of total demolition or redevelopment.

In view of the gravitational effects of those uses as
enumerated above, it is hereby recommended that such uses be
excluded from our present day central areas. This new
orientation of decentralization is highly relevant for the

healthy growth of Lokoja central area.
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CHAPTER SIX

6.00 IMPLEMENTATION POLICIES

.10

Implementation of this scheme like any other should be
properly monitored to avoid detraction which can lead to a
premature failure. In the whole the scheme shall be carried
out under this framework: This invelves:

Organization of suitable controls to ensure that proposed
development/services fit in with the plan.

Carrying out an 1investment programme to provide public
services.

Working out suitable sequence of action to ensure that related
projects (developments) follow each other as required.

And ensuring that such development (projects) is carried out

within its schedule before the end of the planning period.

IMPLEMENTATION MANAGEMENT STRATEGIES.

In many countries of the world, central area
administration is often isclated from the generally accepted
city administration, in which case the agencies responsible
for the administration of the central area are autonomous and
have little or no interference with the supposedly town
planning authority. This system has been found toc be very
effective in central area development and enables a non
division of attention in such development.

The system which seem to be generally accepted or rather in
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use in developing countries especially here in Nigeria is that
the planning set-up controls both the physical developent at
all levels. In the act of Town and country planning, the
administrative set up of physical planning implementation cut
across every section or level of planning whether micro (for
example city centre etc) or a larger dimension such as master
or regional plan.

To effect implementation of plans, most Nigerian states
have instituted physical planning boards to monitor such
implementation and the sequencial growth of their cities. No
such separate administration has been instituted purposely for
central areas. Development of central area has never besan
given any serious consideration. This laxity has been
justified from our non-chalant attitude toward central area
development., There has been little Government investment on
such development and as a result no city has really got its
central area plannaed in a conventional way.

In this new order, it is suggested that for an attractive
and economic return our central arsas must be well plannsd and
possibly managed in accordance to that of United Siate
strategy. Administrative framework of such will involve a
caombination of physical development agencies, different
profession and local administration which would work as an
entity. The same body would see to the implementation of any

scheme within the confina of the central area development.
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6.20 Scheduling and phasing of the proposed plan.

In view of enormisity and detail work that are to be done
in the proposed plan which can not be carried out at one shot,
the whole scheme therefore has been phased such that it will
be implemented over a period of four (4) years. There are 4
main phases, the first of which is due to go into operation in
1995. Below is a general indication of the timing of the
schames.

1995 - 1996 provision of new open space and preliminary
work on the central circulation proposals

including pedestrian walk-ways.

1997 - 1998 First two stages of the transport linkages,
road expansion commencement of shops/office
reconstruction, arts centre, civic offices,

public hall and parking.

1999 - 2000 Commencement of further shops, offices,
entertaiment, facilities and construction of
storm drainage, sewags network, and

Electricity distribution network.

6.30 Collaboration in carrying out of the programme by agencies

The actual carrying out of the scheme programme by the
various agencies on a day by day basis through the development

operation process is a very critical step which must be



122
followed in the implementation.

It is required that each agency and the people within
them be informed of how their action should reflect the agreed
plan in their daily decision and routines.

The implementation authority can react to initiative
(from either outside or within) as they arise especially where
new cirumstances arise, they should consider taking the action
that will stand to benefit the entire community. 1In addition
to this, the authorised agencies should consider where they
can intervene to stimulate activity, where this is seen to be
slack.

On the actual execution of the plan, there is the need to
assign responsibilities to each of the different agencies that
constitutes the implementation Authority. This 1is 1in an

attempt to prevent overlapping of responsibilities.

NEPA - Power supply to the centre and their
distribution.
State Min. of work - provision of utilities and

construction of circulation network

like roads etc. Alsc water
extension.

Land Survey (Physical

planning department) - Suppervision of the

work,ensuring that every detail is

followed.
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Kogi property development - Revenue/Rent collection,
management and
maintenance.
Financing the scheme

Financial difficulties are often seen as the main
obstacle to the implmentation of most physical development.
Those countries with a lorng experience in Town and country
planning have often financed their programmes through normal
municipal budget sources with the assistance of long and
medium terms loans from the central government.

In view of the uncertainty or limited financial backing
that can be enjoyed in developing countries through this
medium, combination of the following sources of finance have
been suggested for this central Area development:

Loans: Land development of this type should be financed, at
least in its initial stages by some types of loan. In time
past the conditions of loans have had an influence on the
extent to which the local authority feel obligated to make a
quick profit from proceeds of disposal rather than keep
capital tied up in land. But today, with the creation of
urban development bank and other financial institutions these

hard conditions have been drastically reduced to a bearable

level.
Profits from disposal or from rent revenue:- Revenue can be
generated from the central area itself. This is through

disposal of the land or building through leasing. The money
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(Ffunds} from the zale or lease of the centre (site) can be
used tao finance the development of infrastructure or sarvices.
In thi=s way the central area scheme can attempt to be self-
financing, by keeplng separate accounts.

Leasehold system allows capltal pavment 1In advance rather
than entirely by annual rent. Such system requires the future
leasenolder to pay off part of the rent in cash in advysnes in
addition to yearly paymants. The only prablem here is tinat of
inflation. The rent can easily be subjected tce Inflation.
and like the people of Swedsen, such srfect can be mitigated by
introducing amendments to the leasehold in order that the
rants from leases are adjusied for inflation and to ensure
that rents are adiusted 1f use changes. Hence the central
area planning asgencies have the ability to fix the timing of
land use acpording to development schemes,

Participation of private capital. This can be through aid,
loan or direct involvement.

General Revenus: The centre may also be financed from the
Govaernment’'s normal statutuary revenue allocation. That is
tha government’s grant from the yearly budget.

It is hoped that any of thess or a combination of the
oroposals will solve the immediatse financial implemenﬁaticn

prokblem of the centire.

From the point of view of what a central arsa ocught to be
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that is, offering central services to the city populace and
its environs or as an organic nucleus which along can give
cohension to the community:; and what 1t ought rnot, in
otherwords, not capable of controlling its  generated
congestion, 1t bhas already been observad that copyirng a
particular type of design from a particular country for
implimentation in ancther country will not only be limitsd by
fimanca but also by incompatible culture and tradition.
Unfortunately however, Higerians have acquired a culture of
emulating European lifestyvles because they consider them as
development not withstanding their negative impacts.

At this stage where by 1t becomes necessary we plan our
central areas, a3 realistic plan must not only be steersed but
must also be monitored to a successful implementation. Also,
uses should not Just be asceribed as central by virtue of their
traditional wvaslueg but the conssquences of such uses be
sericusly weighed with a view of getting the bsst out of them.

Tdeally, we should be looking towards decentralisation of
certain central area functions so that central area can sult
the convinlence of the saciety at large.

Unless this is dons some good central area designs will
ramain mere effigiss of their original intension.

It iz believed this work has not only drawn our attention
to the intricacy of orthaodox central area plarmning approaches
but on a more inportant note is an eves opener to the strategy

of uses decentralization, particularly of these uses whose
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presence is seriously joepardising the whole essence of
central area planning.

It is therefore adviced that the social and aesthetic
reasons for central area planning should not be traded away
for economic benefit. This is because the survival of ow
towns and cities is solely depended on the social strength of
the central areas.

It is my submission that the conservation of our central
areas be a major objective of the search for guality in urban

planning and design.
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QUESTIONNAIRE
DEPT. OF URBAN AND REGIONAL PLANNING

AHMADL BELLO UNIVERSITY, ZARIA

SURVEY: PLANNING THE PHYSICAL DEVELOPMENT OF LOKOJA

CENTRAL AREA — BY SIMON R.F.

In brief by Central area I mean an area in which most of the

main economics (business), Soclal, Cultural and administrative

activities of the town are concentrated.

i.

In view of the rugged physiographical nature of Lokcja
terrain, which direction is likely to bse the tcwn
physical development?

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

What has been the efforts of the physical planning
devaelopmant (Ministry of land and Survey) to producing a
viable master plan?

..............................................

What are the major guiding TFfactors in the land use
disbribution of Lhe LOWN . L 0t e e e e et e e

4 & W & m om E 4 X NN N 4K KN WM K & kN W oMo N E & &N oL ox X ox NK KT W N R K KT K ®oZ & oA N oK

........................................

..................................

What have bsen the effort of the Kogl State goverment
towards the physical improvement of Lokoja town.

.........................................
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10.

11.

12,

13.
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What can we say are the major physical development in the

........................................................

Where 1is the specific location of the town centre

{Remember our definition of central area..... S

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

locatlon of the cant.re‘? .............. S S if yes

..................................................

1f the present centre is to be rehabilitated do you think

a great success would be achieved........ S .1f No
where would you preferred z new cantra be lncatad
assuming a new one is to be built:......... Wialy B & e 8

Do you think the choice of site made above would have the
capacity to accommodating more road networks and traffic

volume in the Y8ars O COMB?. ... ..ivieiesersmnensanesnsan
If yes, to what capacity..... VAS & & RpEE & P OSAENN e e . .:
Siaa s S we A B E e R ESNE (state the number of vehlclesl

£0 Aachleve S0 T8I . ceeamess sonas s ns e % ¥ 276 B B W GORTA B
And what are the m;Jor'coﬁst;éiﬁis.ééﬁ;ad';ﬁéiz-:::::::
Do you envisage a dual city for Lokoja?...........

I1f yes how do you think the town would be effectzvely
AdMINISteTed. (i s o vegran B & Beaa & E B SAwG F & AR § E PR

Thank you.



CLASSIFIED TRAFFIC

CENSUS |

Location:

Diraction: From

{0

Weather:

ca<u

State-

Si

te No.

Hour ending

(i) Motorcycles
and
Autocycles

- — -

{ii} Passenger cars
Including
Taxis

3 1 L .3 B

-4

(i) Pick - ups anc
other small
commercial venicles

1'

- __i_.____

(iv) Two-Axle
Lorries, Tippers
ate

o . -]__1 s (e S NN G BN S N

vl Buses, Coaches
anda
Mammy Waggons

S TOCH SN . |

- .

|

Hourly Totals




APPENDIX - 1

Lokoja: Monday, 7 - I - 94

130

VOLUME IN P. C. U.

TIME POINT A POINT B POINT C
5 = 7 374.49 219.33 212.49
7 = 8 692.64 472.91 275.32
8 - 9 T765.31% 444 .5 190.56
g = 10 567.31 155.65 288.56
10 - 11 723.31 Sul.91 102.58
1y s ]2 789.81% 374.25 112.75
12 = 3 554 .46 364.5 183.91
I - 2 &00.47 439 .41 189 .47
2~ & 428.63 S 1299 281 .91
5 - 4 384.98 321 268.91
4 - 5 404.48 443 284 .39
5 = & 448.99 476.75 26.91
TOTAL &£774.88 4415 2487
Source: Traffic volume survey, march, 1994 (field survey).

APPENDIX - i

* refers to peak period.

i Lekoja: Tuesday, 8 - 3 - 94

VOLUME IN P. C. U.

TIME POINT A POINT B POINT C
& - 7 652 .96% 244 .91 103.33
7 - B &40.99 z80.07 113.4%9
8 - 9 586.16 280.9 129.33
9 - 10 525.49 365.49 84 .99
10 - 11 452 .58 357 .75 51.58
11 - 12 548 211.83 57.74
i2 - 1 540.23 365.5 '81.57
1 - 2 660.64% 336.9 64 .32
2+ 3 515.82 275.9 62.99
- 4 525.74 295,41 59.58
4 ~ 5 559.98 339.08 58.32
S = & 515.82 419.9%9 63.74
TOTAL 6724 3973 930
Source: Traffic volume survey, 1994

* refers to peak period.
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APPENDIX - 1ii Lokoja: Saturday, 2 - 3 - %94

VOLUME IN P, C. U.

TIME POINT A POINT 8 POINT C
& ~ 7 382.98 112.99 95.99
FA - 290.7%9 195.81 106.75
B~ '9 264.99 217.15 103.74
g9 - 10 348.08 193.4 127.32
10 - 11 331.91 221.91 145.83
11 - 12 319.5 198.24 136.99
12 - 1 354.91 170.73 158.58
1 - 2 429.49% 41 i 132.99
% = & 344 .49 182.16 79.91
3 - 4 340.91 242 .25 135.08
4 - 5 312.24 214.33 ¥11.25
5~ 6 243 .74 145.58 78.82
TOTAL 3964 2305 1413

Source: Traffic volume survey, March, 1994 (field survey).
* refers to peak period.
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TRAFFIC COMPOSITION
MONDAY TUESDAY SATURDAY
A NN oI B | ¢ A B c

CARL BUS 2062 | 2522 | 970 153 2198 | 468 1971 1067 679
PCU-1 (1) (1) = {{1) (1) (1) (1) (1) (1) (1)
TRACTOR, 0 97 . 170 | 31 62 13 25 17 ‘
PCU-2 (2) (2) 1 (2) 1 (2) (2) (2) (2) (2) (2)
LARGE BUS 94 89 N 3 ﬁ 90 97 18 55 4 47
PCU-3 (3) (3) __1(3) 13 (3) (3) L (3) (3) (3)
MOTOR CYCLE | 5830 | 2164 1691 | 6459 | 1606 509 2634 1450 764
PCU-0.75 (0.75) 1 (.75)  (.78) 1 (.78) | (,78) 75) | (78 (.75) (.75)

ICYCLE 86 16 | 50 | 52 31 | 3 11 25 25

Cu-0.33 (.33) 1€.33) (.33) '(.33) |(.33) (.38 !(.33) (.33) (.33)
1 : _
| foraL , 6774.8 | 4415 | 2487 | 6724 | 3973 | 930 | 3064 2305 | 1413

Source: field survey, March, 1994
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