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| CHAPTER ONE

INTRODUCTION

1.4, Planning Opinion on Public Housing

Governments of both developed and developing countries adopi
public housing as one of the sirategies for achieving a number of
national objectives, particularly th ose relating to alleviation of
housing problems of the less privileged citizens, redistribution of
income,improvement in general standard of living, increasing level
of productivity and balanced development.

However, very few of them have succeeded in implementing their
public housing programmes in a manner that could lead to achievement
of the main cobjectives set for the programmes, particularly the
imporvement of housing conditions of low and middle income citizens,

The Federal Military Government of WNigeria declared, in Thind
National Development Plan of Nigerla (1975-80), its intention to
develop 202,000 dwelling units throughoul the country within the plan
periodasits public housing programme.

The objective of this programme is to allevalte housing problems
of low and middle income citizens of Nigeria. B
JLThe need for housing aids in Nigerias arises from the fact that
there is genergl housing problems in the country as indicated in
earller findingss This need is strengthened by the f act that 98,7
percent of the citizens of this country are in low income classs the
graup that cannot provide their needs, particularly housing, by
th emselves without any assistance. Furthermore,the aids become very
necessary in some areas, particularly in ocur fast growing urban centres,
where majority of the population is in the low income class. However,

thisx does not mean that there are no housing problems in rural ayess.
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As part of public housing programme in this country, Kulende
Federal Housing Estate in Ilorin and similar schemes in other
to;ns of Nigeria were developed. o |

However, policy guidelines set for management of these schemes
by the Federal Military Government and those adopted by their respective
managing authorities have been indicated to be umworkable for the achieve-
ment of those specific objectives in the current Nationzl Development
Plan. Popular among them are equality of access to public beneflts,
improved standard of living, bridging the gap between the rich and
.the poor, increased level bf productivity, increasing revenue for
public agencies and avcoidance of waste, All these objectives are also
found in.ﬁost national development plgns, particularly those of develop-
Iiﬁg countries.
o It is this general observation and the need to direct govexnment
(including its agenciés) activities and policies towards the achieve-
ment of the objectives it sets for itself that necessitate proper
management of public housing.

142+ Statement of Problems

housin
Problems connected with public/management vary from one country

to anothers However, in Nigeria scene and with particular refersnce
to Kulende Federal housing estate, Ilorin a number of problems have
resulted from the policies for managing the estates These problems,

together with related ones, are as followsi~

1) Selection criteria and distribution system do not ensure that
the citizens or families with the greatest needs are served firste
Infact they exclude poor citizen's benefits.

ii) Rents charged on the units are unfairly discriminatory and they

do not meflect ability to pay.
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iii) Constant revenue for managing authority is not guaranteed due
to poor vent collection systems and conservative approach to
use of powers vested in the managing au thority.
iv) Existence of opportunities for fast depreciation of public
resources due to poor maintenance system and activities,

v) Low level of productivity and inefficiency due to inadequate
staffing of managing authority and lack of effective control,
co-ordination, co-operation strategies, and non encouragement
of public participation in planning.

vi) Poor living environment arising from lack of necessary facilities
and services In the estate and within its environment,
vii ) General dissatisfaction in the design {particularly the units).
viil) Increasing housing problems due to lack of comprehensiveness of
strategies adopted for solving housing problems.
It is with this background that the research adopted a ‘'System
Approach'y the details of which is discussed in the later pazrt of
this report under'methodology.

1«3 Research Questions

With the above statement of problems the research, therefore,
addresses itself to these principal questions which have arisen in
relation t¢ policies for managing the estate and on related problem,
evaluation of these policies, and seeks what policies could be
recommended for improvement and ach ievement of general objectives
under housing alds.

For these reasons, the research guestlons centre on the
following:-

i) Tenants selection criteria and distribution system for the units,

iiY Fixing of rents and their collection system,



| i34)
| i)
oW
: vi)
vii)

viil)

ix)
x)
xi)

| xii)

xii1)
| xdv)

xv)

_391)

1)

1i)

4

Maintenance system and their activities

Structure of managing autherity and its efficiency

Housing controlseducation ,and co=-operation
Co-ordination-of housing activities

Public participation in planning

Housing social integration, social interaction, and soclal
welfare

Evaluation of design (from basic design concepts)

Housing Preference

Main problems of the menaging authority

Housing management of slmilar schemes:~ Comparative findings.
Preparation of design guidelines and briefs for residential
estates

Strategies for solving problems of menaging authority
Strategies for alleviating housing problems

Areas for further research.

' 1.4 « Research Justification

This study is justified in view of the magnitude of the planning

problems that will result from failure to answer the above research

1} questions and the implications of same to naticnal development,

However, specific reasons for this study are as followsiw
The vital roles proper implementation play  in planning processes
and achievement of planning objectives, particularly those setp
In national development plans.

The search for falr and comprehensive spprcach to managing

publlc housing schemes.
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131 ) The increasing concern of most national governments on public
housing. |

iv )} The ignorance on the part of most managing authorities on
what constitute the scope of housing management,.

v ) General lack of understanding of implications of certain
policies held to have been made in good motive,

vi) Planners past neglect of this area in their advocatlve role.
vii ) The increasing desire of man for better living environment
viii) Realisation of the fact that government alone cannot solve

housing problems hence the need arises for public participation
in planning.

ix) The need for comprehensive strategles for solving housing
problems since the nature of housing problems vary in guantity
and quality from place to place.

x ) Paucity of comprehensive research work on housing management.

a3 re Adms and Objectives

Tedte Alms
Consequent to the above situations, the following alms are

therefore set for the study:t-

a) To improve the management of Kulende Federal housing estate,
Ijorin,

b) To provide guidelines for management, design,and use of bullding
materials on implementation of related schemes in Ilorin or
elsewhere,

¢} To propose strategies for alleviating housing problems in

Nigeria.



b) Housing Menagement
This is the application of skill in selecting tenants and

d$ stributing dwelling unitsj§ fixing rents and collecting sames
caring for the dwellings, their surroundings and amenities; develop-
ing a sound relationship between the menaging authority and the
tenants and between the tenants themselvesy cordinating activities
of other agencies) encouraging public particilpation in planningy
advising on design of housing, in order that the estate, as well

as the individual houses or units, may give fullest value to both

~ the owner and the tenants.

¢) Household Income Classification (Nigeria)

According to Federal Office of Statistics, (1978)1 the following
 are the bases for household income classification:~
1) Poor Household

This is an household whose head does not earn any income.

1i) Low Incoms Household

income
This is an household whose head currently earns basic, of less

/-~
than 141,67 per month (less than M1700.00 pes.,). This clasg
and poor households constitute 98.56 per cent of the total

households in Nigeria.

§11) Middle Income Household

This is one whose head earn a basic income of between N141,67
and N331,67 per month (#1700 -~ 3980 peds} This constitute
1,03 per cent of Nigeria households.

iv) High Income Household

This is one whose head earns more than N331,67 per month {(above

¥3980 p.2.) and this is 0.21 of the country's households.

1+ Business Times of Nigeria, February 6, 1979 pages 1.
'



1«7 Assumption

The central assumption to this: study and upheld throughout the
Taport igsyibay the Federal Housing Estate, Ilorin and those in other
towns in the country are owned presently,by the public authorities
and that their cccupiers are tenants of these authorﬁties.

This is based on the interpretation of the agreement between

the residents and the housing authorities.

1.8 Description of Study Area

1484 Description of Ilorin Urhan Area

a) Geoaraphical Characteristics

Ilorin is located on latitude 8° 30" N and Longitude 4% o EZ

Its currents spatial extent is about 70 Km?

It is about 160 Km. and 600 Km of road distance away from
Ibadan in the Southern Nigeria and Kaduna in the Northern part
respectivelys It is linked with other parts of Nigeria by rcad,

rall and alx transport facilities.

By virtue of its frontier location as the major town between
the noxthern and southern parts of Nigeria it has been described as
a national “gate way"? See figure 1els

The town is situated in guinez savannah region of the middle
belts with marked dry season between months of November and March
with N,E, and S.W, as the prevailing winds, It has average
annval rainfall of 1.3 metres, and moderately hot temperature varying

from 75° . g% annuallys

24 Philips New School Atlas p, 4%
3. "Kwara State of Nigerla" January, 1975 1ssue ps. 1.
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Its rellef 1s gently undulating and most parts of the town are

covered with contour lines ranging between 290 and 318,5 metres, The

town is drained by Rivers Asa and Aluko the former of which runs through .
entire length of the town and dividing it into old and new parts. |
b) Physical Planning Characteristics

The town has two dlstinct structural patterns:-

i) The concentric pattem im 1ts old area at the west of River Ass
with Emir's Palace and local government secretarist (and recently
relocated main market) as the traditional centre.

i1) The sector pattemn in its fast growing newer part on the sastemn
end of Asa River with no definite centre but whose main streets,
particularly Muritala Mohammed Way are the high density areas
for commercial activities.
With this twin natured structure, the cardinal axis of the
development in the town is therefore west to east. Until the time
a mester plan was prepared for the town in 1976, development in its
major partst:mg'een organic and haphazard in manner since there was no
planning authority to enforce the then existing planning regulations.
This has led to development of road networks not related to
conmunity structure and people's travel desire, narrow or lacking
vehlclar accessibility to houses, and general chaotlc arrangement of
built v and open spaces within the residential sectors.
DRevelopment within the town is, however, compact with gross

densitles ranging between 25 and 3504 persons per hectare from the

outsklrt to the traditlonal centre of the town respectively.

4, Ilorin Master Plan Report. {(Existing condition), 1976 p. 7=~9.
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Buildings, most of which are old and constructed of mud walls,
are generally horizontal with exception of few ones who are of 2 = 6
storeys,
The physical planning prospect for the town lies in the imple-
mentation of its master plan, the provisions of which a2re being
reflected in the current development in the area.

c) Historical Background

Ilorin was founded in the late 16th century but it came into
1lime light of Nigerla history in 1810 when it became the Capital
of the Fulani Jihadist in the Southemn Nigerla.

It started functioning as headquarters of Ilorin Province in
1900 but it never assumed full function until 1923.

In 1'967., it became a Capltal for Kwara State of Nigeria umder
5
Decree Noe. 14 of May 27, 1967 creating the first set of twelve

states in the country, the function it still performs under the
present nineteen states of the national administrative structure,.

d) Socio-Economlc Characteristics

The population of the town has been increasing fastly. In 1856
it was 79,000 and by 1953 it had risen to 117,054, But in 1963,
ten years later, it rose to 208,546, Presently (1979) consultants

for Ilorin master plan estimated it‘f%vcr 300,0006 in their finszl

reports

Its inhabitants are mostly engaged in tertiary service (over 70¥)
particularly administration. Others are engaged in manufacturing,
commerce and local crafts mainly weaving and pottery. It is a primate

town in Kwara Statee

5. Oladele F,O, Housing Problems in Ilorin (Unpublished dissertation
1977} pe 8 AR
6. Tbid p. 27. e
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Its indigenes are mostly Yorubas and Fﬁlanis but other tribes
of Nigeria and Aliens live in th e town., Islam and Christianity
are th e main religioms, Yoruba and Hausa - Fuland cultures have
become so fused in the town, particularly among the indigenes in

thelr ways of dressing and marriage practice.

1«82 Description of Kulende Estate, Ilorin

a) Location

The estate 1s located along Murtala Mohammed Way (Ilorin =
Jebba Road), a trunk 'A' road connecting the town to other parts of
the Northern States of Nigeria, See Fig., 1.2, It is about 4 kilometres
away from Centrzl Post Office; a popular development on the same road.
Close to the estate are Farm Centre of the Kwara Stete Ministry of
Agriculture, and Kulende Village, (now an urban village) the latter
of which fronts most of its part.

b) History of Kulende Estate, Ilorin

Tts development was financed by the Federal Government of
Nigeria under its housing programme for the current plan period

{1975~80}, In the scheme 250 units were proposed for implementation

in two phases.

The first phase of the scheme which constitutes the study area
comprise 2350 units, the details of which are given ?1T§?}ew;§1§tarted
in October 1973, completed by December 1976 and occupied as from
March, 1977,

The second phase is, hﬁwever, proposed for implementation by

the Kwara State Government before the end of th e current plan period
(1980),
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¢) Description of the Estate
The completed development (Phase I) is of mixed compound and
two storey houses See. Plate 1.1« The units classification and

their sizes are as followsiw

TABLE 141

UNIT SIZES AND THEIR CLASSIFICATICN

Type of Flat Building No. of
size m2 Units Percentage
Three bed room flat 130,6 32 12.8
Tm (1] " " 89'8 1% '5.2
One n L " 5841 30 12.0
TOTAL 250 100.0
= ==

Source s= Official Document,
The total land area earmarked for the scheme 1s about 168 hectares
out of which the existing development (Phase I) occupies an acrea
of 14 hectares with a gross density of 107 persons per hectrare. .
The site is generallylevel with contours ranging between 281,9 and
310,92 metresGeneral’ geographical characteristics are similar to
those indicated in the description of Ilorin Urban Area,
d) Estate Layout and Components

The road pattern of its phase I is 'grid-iron' type with many
cross junctions. See Fige 1.3,

The buildings are lined along the streets with neither pedestrian
walkway nor landscaping on their sidess In addition to 250 dwelling
units, the development on site comprise the following-t-

1¢ Primary School building,
2. Open spaces (fairly rugged sites)



Plate 1.1 Description.

Although few 2=3 storey buildings exist in the

estate, compound houses are, however,the predominant

type.
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2 enclosed open spacesj El-Kanem and Herbert MacCuly sguares

Roads, Streets and 'forced' pedestrian foot paths,

Electricity and drainage facilities,
Also there are sites proposed for mosque, church and incinerator in
the existing plan - Shown in fig.1,3., However the general plan for
the estate shown in Fig. 1.4. has proposals for shopping centres,
bank, post office, fire station, primary school, four organised open
spaces in addition to above facilities and services.
o) Construction

Construction of the buildings are the same,

Each building, roofed of galvanized iron sheet materials under
which are timber tiusses and celotex ceiling materials is constructed
of sandcrete block walls, rendered smooth and decorated both
internally and externally.

Floors are of concrete materlals and are finished in cement
Screed except the coumtyard floors which are finished in laterite.

Doors are of batten, ledged and braced type and they are fixed
to hardwood frames.

Windows are made of Nacolouvse materlals fixed on timber frames
and some of these windows are internally fixed with burglar and
mosquito proofes by the residents themselves,

f)  Accommodation

In addition to its bedroom(s) each unit has the followingi~

1 sitting rom

1 kitchen

1 WeCe ToOm

1 shower room
1 courtyard (for the units on ground floor only)
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Dimensions of the main accommodation are as in table Table .I,2,
TABLE 1.2

DIMENSIONS OF MAIN ACCOMMODATIONS (METRES)

S5ttt
Unit Type g Bedroom Kitchen  Courtyard
Room
3 Bed roof flat 4.1 x 3 dot1s x 3 2.5 % 2.1 TuTe x 75
2 " L " 4,1 % 3 4 x 3 2.4.% 1.9 6.7 % 4, 4
B " " 3.9 x 3.7 4 x 3.7 2.6 x 2.4 AD x 2.3

Source: Official Document.
Shower and wece Tooms are of equal dimensions (2.4 x 0.9) and they
are the same for all units. For plans of the buildings see Fige 1.5

g) Cost of Construction(1976)

The total cost of constructing Phase I of the estate, on contra-
ctor basis, was N1,972,677,70, However building costs of three-,
two-, and one bedroom units were N6024, N5241 and N4538 respectively,

h) General Information Residents

The following information were obtained from analysis of field

datai=
Tetal population - 1500
Number of males 758 (50.5%)
Number of females 742 (49.5%)

Average household size 6
Children population 878 (58,5% of total population)

Children in primary
school 498 (56,7% of their population and 33%

of total pupulation).
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d) Religion

i) Islam 28 2244
1i) Christianity 95 76.0
fii) Othexs 2 146

TOTAL | 125 100,00

e) Length of Residence in Ilorin
Before wining allocation in
the Estate (Years)

i) Below 1 vear 17 1346

ii) e ' _ 29 2342

$3i) " 3eq _ 33 2644

iv}) Above 4 46 36,8
TOTAL 125 100,00

Source t Field Survey (Dec. 1978).

Section (a) of this table shows that 97.6% (1-iv) of the house=
holds® heads are literates while its section (b) indicates that 96.8%
(1-1ii) are salary eamners. See. Fige 1.6. The significance of this
lies in the fact that the scheme has mostly served the urban literste
wage earners,

Section {c) of the same table shows that 49,6% have carsj an
indication that at least 5C¥ of the households are not, socially apg
economl cally isShow income class,

From section (d) of the table indicating Christian to be 78%
shows that most of the residents are non-natives of Ilorin since
Islam is the sole religion of the indigenes. With section (e) of
the table indicating 86,4% (ii-iv) of residents to have lived in
Ilorin fox more than 1 year shows that most of them satlsfied the

length of stay criterion of selection,
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CHAPTER II

PUBLIC HOUSING MANAGEMENT ¢ REVIEW OF EXISTING LITERATURE AND
PRACTICE OUTSIDE NIGERIA

2¢1 Introduction (Characteristics of Housing Management,

Income and Population size of Low Income People).

Housing Management had not been given any serious attention,
even among the planners, until of recent when most national govem-
ments involvgd themselves in public housings The result of this is-
general paucity of literature on the topic and the total misconception
of what housing management is, U,N,0. (1969) 4n its mixed justification
for and definition of housing management said "It has also become
evident that the building of housing alone does not bring about desired
change, and{ therefore, does not greatly improve living conditions of
low=income and middle-income families, unless effective management
concepts and procedures are established to promote community develop-
ment, social improvement, proper maintenance and upkeep of the estates
and sound financial arrangements for repaying loans and collecting
carrying charges (rents and other charges). These elements, in fact
constitute the core of good management practioes"1

The size and income of ther low and lowest income groups in
relation to the total population varies from one country to another
hence the following information should not be assumed as comparison.

242, Criteria for Selection of Tenants and Distribution System

1) Criteria for Selection

The selection of tenants and allocation of units usually try to
achieve faimess and adherence to a given policy in order to fulfil

certain objectives,

1e Basics of Housing Managementt U,N.O, (1969) pe. vii.
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However they should be comprehensive and not discriminatory among
the qualified class « President Johnson (U.S.A.) included this in
his goals on urban policy in his 1965 Message to the Congress on the
Cities when he said "We must extend the range of choices available
to all our people so that all, not just the fortunate, can have

2
access to decent homes and schools, to recreation and to culture”,

General criteriao§ggg include local residence, citizenship, nature
of employment,yincome, personal circumstances, age, ability to pay,”
adverse housing condition, overcrowding, 1li-health, involuntayy -
seperation, extreme poverty, and homelessness.

a) Local residence is a commeon requirement in most countries
particularly in occupation of Local Council housing in Britaln and
Housing Society, Hong Kong in China.

b) Citizenship criterio%sgommon among most developing countries,
perhaps to limit the available units to the suffering citizens of
thelr countries,

o) Nature of empleyment is also used in Britain and in India where
subsidized Industrial Housing Scheme is limited to factory workers .
d} Income is used in almost all the countries to limit the benefit
to low and some middle income classes. However, in New York first
sot of resldents in one of its state's programme were those earning
w to six times the fixed annual zents“?

¢} Personal circumstance of the applicants is seldomly taken into
account by most housing authorities., However this criterdon is used

in New Zealand and India.

2, Frieden et al. Urban Planning and Social Policy, Basic Books
Inc. New York (1968) p, 313.
3¢ UsNeOe ope cite page 11.
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f) Overcrowding, ill-health, extxeme poveity, adv@nte housing
condition and inveluntary seperation are not common with most countries
except Britain and other countries in Europe which reflect them irt
their selection,

g} Age and ability to pay are very common among most countriess

'11) Distribution System
| The distribution system indicates how the tenants selected are
finally allocated dwelling unitss This too like the selection criterla
should be as falr as possibles
However bases find in practice are those on need, income,lballot,
computer, and'first come flrst sexrvad! |
a) Need system of distribution is not common with most countrles.

However, in Poland “persons whose employments involv e creative work

a8 well as those who suffer chronic diseases such ag tiberculosis
are entitled to larger floor space. Some local counclls in Britain
too practlce this system, A modified form of this system is the
allocation on 'Points Scheme! basis where 2ll selection criteria are
welghted and units are distributed with those having largest points
being allocated firste This gystem is being used by Greater London
area in Britain, " ‘

Thorncroft (1974) noting the requirement for effective use of
the system sald that the managing authority must keep the details of
the gystem away from the public knowledge if fraud is to be prevented,
b) Ballot System always arise from the situation where application
for allocation of public housing are too many for the authority to
conveniently handle. Hong Kong (China) housing authority used this
method for initial screening of applications. Its weakness is that

it does not ensure that the greatest needs are serveds



¢) Income basis is common in most countries as this is to prevent
arrears of rent resulting from occupation of house beyond the means |
of the would be residents, Its weakness is restriction of poor
residents to limited space.

d) Computer system is in use among housing authorities in developed
countries, particularly New York City Housing Authority (UeSehede
This system is very good if data used are based on need criteria,

e) The'first come, first served'rule is being used in some areas
in India., The weakness of this is that the fir st to come may nct
be the greatest need,

1ii) Criteria for Weeding Undesirsble Families

Conversely, U.N,0, {1969) advanced criteria for ejecting
residents when it said, "On the basis of the theory that an undesirable
family might adversely affect others and assuming that the welfare
of the whole development and programre is more important than that of
a smaller number of familieeg, criteria for weeding out undesirable
famllles are establisheds Thus there would be a natural elimination
of those with some of the following substantial problems: police recordss
anti~-social activities; use of narcotics or over use of alcohols poor
rent paying recordsg a histoxry of family non-support, extreme problems
with children due to lack of parental guidences misrepresentation of
circumstances when applying for spartmentss frequeni birth of out-of=-
wedlock children by different fatherss promiscuous behaviour, unstable

family compositions, extremely poor reputations in the community;
tal disord nd
mental disorders”. Transfers and Exchanges too are effected on social

grounds,

dy UNoO, Op. cit, page 11



2«3 Basis for Fizing Rents

The main factors influencing the rents to be fixed are their
3
relationship to cost well as as the achleverfent of ‘social goals.
UN,O, {1969} indicated that in fixing rents su ch factors as

- achievement of government objectives, tenants income capacltles,

.. fomily ability to pay, rents variation for families of diversifled

income, scaling of rents of dwelling units, proportional reduction
An rent of large apartment to accommodete familles with many children.
should be considered.
Macay et al, (1970} identified such rents types as cost rent,
. subsidized rent, differential rent (relating to ability to pay) and
. falr or market rent. |
However, a common basis for fixing rent is income which has
received several attentlon from the researchers but of which little
use is made by the managing authorities. This approach is sometimes
called rent-income ratio,
Wheaton et al. reporting America experience on this basls sald
‘"No discussion of the rent-income ratio can begin without a reference
to the familiar belief that one month’s rent should approximate one
week's salary (rent as about 23¥ of income)e It has never been guite
clear to me whether this statement purports to be a statistical
observation or whether it is a "folkloristic" exhortation to husbandry.
++se How this homily has survived in the minds of men, despite a
century or moere of statistical research on the patterns of consumptiion,
is for others to determine. Long ago Schwabe pronounced an eccnomic
law that states that rent expenditurestend to rise with income, but
at a slower rate, Hence the proportion of income spent on rent is

noet constant but declines, on the average, as Income increases....
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The rent-income function, regardless of its slope, can only

have meaning if the average describes a behaviour pattern that reflects

a significant concentration around th o central tendency in the distri-
5

butlon of rent expenditures {or rent ratios) in each income class,”

i} In India, rent is 6% of cost of construction or 7.5 to 10¥ of

occupiers income which ever is lesss '
ii) In Poland, average rent is 3.,3% to 5% of a household budget
(expenditure)
1i1) In Japan with a capital subsidy of 50-60% of the construction,
rent is maximum of 1%, assuming a bullding life of 50 years.
iv) In Greant Britain, the average rent on local authorlty housing
is about 15% to 20% of occupiers income.
v} In Israel, the 'social! rent for immiqrents is 10¥
;vi) In Lyxgnburg, rent is 10% to 14%.
» vii) In Netherlands, xent is 15% and it is being prohibited from
exceeding one fifth of the. net income of low and lowest families,
viii) In U,S,A. rent is 20% to 25%
i1x) In France households set aside on an average of 6,9% of their
resources as rent,
x ) In Belgium, 20% of consumption expenses are devoted to lodging
(1961), |

The IFHP Standing Committee remarking on some of these ratios said

"Personalized aild (rent allowances, and rent-subsidies, differentiated

rents) seems partlcularly indispensable for the lowest income groups,

for whom a'social’rent (already reduced in comparison with an economic

L '
9¢ Wheaton et, al. y Urbap Housing, The Free Pxress, New York (1966)

Pe 168,
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rent) is still even too high (especially in Austrlia, France, Great

6
Britain and the Netherlands)"

This opinion in effect agrees with Wheaton et al argument.

2.4, Bent Collection System

U;ﬁ;b; ({976) weported this as one of the major problems in the

financiai management of public housing and indicated earlier (1969) -

that good collection systems (practices) result in having far less than

1 percent of the monthly rent roll ocutstanding at the end of the month.
Macey et ale (1970) identified four main collection systemsa

a) Office collections at local estate offices

b) Door-to~door collection (with various modifications)

¢) Deduction from income |

d) Collection by communication (post, credit kransfers, banker's order
etc,)

a) Office Collection is practised in most countries, Although collec-

tlo cost is low by this system but it does not ensure collection of

maximun possible rate. It is not a dynamlc method.

b) Door-to-door collectlon is particularly practised by Hong Kong

{China) Housing Authority.\ While the system has the advantage of

establishing direct, regular contact between the housing authority

g¢hpough its collection staff) as well as to check the state of building

maintenance, to acquire an understanding of the reasons for delay in

the case of familieis in arweas, 2nd to exchange infommation it,

however, requires strict control of the accounls of the collector to

ensure the security of the public money.'

6e XAVIIIth World Congress of the Internatianal Federation for
Housing and Planninge. Tokyo (1966) p, 10.
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¢) Deducation from income fhrough pay roll of employees) is common
in India, Brazil and Mexico. This system has been described as 'fool
proof! {safe guard against all accidente). It has proved to be very
effective financial management instrument in the above countrdes.

d) Collection by communication appears only popular in few countries,
particularly Britain.

2.5« Maintenance (of all estate/housing components)

_ , 7
This has been évsluated by U.N.O, (1969) as “command - as a

rule - a large percentage of labourforce, as well as a considerable

amount of the funde"®

8) System of Maintenance
Ellis et al, {1978) noted that there asre two systems of maintenance?
1) Maintenance by requests This is ssid to be a commen appreach sll

over the world. However, its use alone without supplementary appreach -

has been described as ineffective for "safeguarding the physical value

of government housing structures and ground“? and for preventing slum

formation in housing environment,

1i) Programmed Maintenance

This has various characteristicss It could be corrective, or
proventive on day-to-day and seasonal basess The advantage of this
lies in providing solutions to the def?ects of the system in (1) sbove,
Hong Kong (China) and India Housing Authorities are notable in the

practice of this system with the latter authority's govemment rules

Te U.N.Os (1969), Ope cite page. 42

8. Social Aspects and Management of Housing Projects, U.N,Q, (1970)
page.62,

9« Financlal Management of Government Housing Projects, U.N.Q. (1976)
page 48,
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providing guldelines on how rents to be charged could include
maintenance coste

Olorunfemi (1975) and Alalade (1978) observed that most public
housing estates in Nigerla are not well maintained.

Z2¢6. Housing Managing Authority (type, structure, and efficlency)

a) Type

Management of public housing is performed by various authorxitles
vested with such statutory powers in the locality.

In Britain such functions are performed by Local Councils,
Houeing Trusts and Housing Assoclations.

In Poland, apart from State Authorities.({the Seym')} Co~cperative
Organisations are equally popular.

In UsSeAs China, India, and most countries countries in Africa,
State Housing Corporations are dominant authorities.
b) Structure

Macey et;.al; (1973) on how the organisation should be structured
and its purpose said "the puipose of organisation is to provide framee
work in which the activities of a group of people can be co-ordinasted
towards a common en 210They went further to say that good housing
management should begin tinside® the housing authority,

Organisational structures of most housing authorities include the
policy making body and the policy execution departments.

c) Efficiency
This depends on the authority's condition of operation,

In Brazil, the provision of basic accounting trzining to low cost
housing companies (COHABs) by the National Houding Bank has improved

the level of efficiency of the former bodies.

10, Macey et, ale., Housing Management, The Estates Gazette Lid. London
(1 973) page. 4715,
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Thorncroft (1974) on this section saild "Control by the enforcement
of lease convenants, for example, can be effected in a variety of ways
- strictly, leniently, selectively, formally or infommally - and which
ever manner is employed, carries its implications for estate pollicy

and management as a whole"j2

In Ching;flndia, tenants' control, among others, 1s achieved
through their education by social welfare officers, in additlon to
tenancy agreement. In "Hong Kong (China) film show, and meetings axe
often used tooe In Britain, resident's manual is a common control
instrument.

In Poland, enforcement of housing regulations is carried out by
Euilding police, and sanitary and police authorities who have powers
to give oxrders within the scope of their responsibilities.-

As far as administrative and finmanclal controls are concerned,
housing authorities in some countries like Yenezuvela, Zambia, and
Brazil, who have learnt from their experience, are now using nlanning
and control mechanisms, such as the Project Evaluation and Review
Technique {(PERT) and Critical Path Method (CPM); and Cost Bénafit
Analysis (CBA}, Balance Sheet Approach (BSA), Cost Minimization
Techniques (CMT) particularly the Threshold Analysis, Cost Effectiveness,
Goals Achievement Matrix {GMA) and Housing Market Aﬂalysis to achieve
administrative and financial efficlency respectively, -

b) Co-ordination

Generally necessary houslng management functions cannot be perfomed
by housing authority alone. Other bodies are usually involved either

in the provision of such faclilities and services as water, electricity,

12. Thorn Croft, M., Principles of Estate Management, Pitman Press,
Bath (1974) page. 12
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gas, primary school, market, clinic or dispensary etc. and other
maintenance activities including refuse collection, Throncroft

(1974) described it as "the function which integrates effort§'13

From this, housing authorities are suppesed to integrate the
activities of such bodies responsible for facilities and sexrvices so

as to meke housing envizwnment "a full and happy lifer for the

14
families" 4n addition to internal integration of their staffs’

woxk s,

However, achievement of objectives in this regard depends upon

_2deguate communication-, balance and controls Very few housing
suthorities achieve remarkable success in this regsrd cue to poor
communication instruments and poor respense of other bodies. However
Comprehensive heusing authorities (in temms of their powers) like lacal
couneils in Britain and Urban Development Corporation, New York State
whas perform general uzban functions do not experdence much problems
An co~ordinating activities of few agencies connected with housing.

In Venezuela, the activeness of different units of tenantsg?
associations has been attributed to highest levels of the co~ordina-
ting machinery.
¢) Co-operation

Co-operation has been indicated as having the highest quality
of achieveing planning objectives, particularly in the fleld of housing
management, Housing authorities all over the world seek the co-operation
of tenants, through thelr associations 1n the management of housing

environment particularly on maintensnce, social welfare services to

one ancther, and general neighbourliness”, However, most of these

13, ThornCroft, M., (1974) Op. clt, page 12
14, Macey ets al. (1973) Op. cit. page 2.
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housing authorities suffer lack, of adequate co-operation by other .
bodies whese functions relate to housing. |
In some countries like Brazil, there is no co-operation among the
departments of the housing authorities on matters of mutual interest.
Legal and finance departments have been described to be unco-operative.
While such situation is experienced here, housing authoritles in
India, Mexlco, and even in some parts of Brazil enjoy co-operation of
- employers by th eir deductlon from salurioaoiheirfemploytes rents on

-
behalf of housing authorities in the areas.

2.8 Public {residents') Participation in Planning
The umwlllingness of the housing menaging authority, like other
decision makers, to allow residents participate on policy issues has
been established beyond doubt. Dennis (1970) describing this . '«
Hax
satusuhau*% 'planned! sald "To a large extent, however, the consumer's

self-percelved interests were regarded as 2 miscalculation, pernicious
15

-

to himself and as a2 datum worthless to the official”

Arnstein {1971) on 'Citizens Participation in U,S.A. observed

that housing autherities usually prevent tenants from participatlng

in planning (on why maintenance problems take too long a time to be
attended to, arbitrary ejection, and housing segregation) by diverting.
it from dealing with essential problems to th ose activitles favoureble
to the authorities' staff and their 'high class' colleagues, He
described this level of planning as 'therapy'16

U.NJOa (1969), however, noted "Tenants or co-operators allied with

management as volunteers can accomplish more than management can alone.

15+ Dennis, N. People and Planning, Faber, and Faber Press, London
(1970) page 345,

16. A Ladder of Citizen Participation in the U.S.A. in Journal of
the Town Planning Institute (April,1971) page. 345, '
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This is particularly’tgié'where management has not :sustalned prior
training world, a situation which exists in the management programmes
of meny newly developing nations"j7

In Poland, Britain, New York Siate of U.S.As, Venezuela, Mexico,
Jamaica, Chile, Columbia, India, China, Venezuela, Ghana tenants
association or similar bodies have played tremendous roles in planning
ranging from direct provision of facilities (Poland), decision making
(India), to Comprehensive housing management (Venezuela). N

U,N,0, {1970} reporting on the great role played by Venszuela
tenants association wrote “The '23 January' Housing Project {at Caracas)
was characterized by chronic socizl problems. The rate of criminality
was high. The loss of money, as a result of tenants refusing to pay
rent, amounted to several milliom dollars. Vandalism was rampant,
and the environment generally was far from being one in which responsible
citizenship, could evolve, The Government's task - not an easy one -
was that of building 2 community of people with a sense of individual,

as well as corporate, responsibility. The manper in which the Govern-

ment achieved some measure of success ‘In its task 1s described belew

in the case study presented here, Without the active participation

of tenants associations, the result could not have been achieved"'8

249¢ Social Integration - Interaction, and Social Welfare
The correlation between sociel integration and design, seleotion
criteria, distribution system etec. have been established beyond doubt,
Gans (1961) reported "students of sub-urban communities have found
that social relationships are influenced by the site (layout) and the

1
architectural plansy ?

18+ UuNWO, (7969) q:)q cit. page 52,
19, Planning and <8ocial Life in JAIP {May 1961) XXVII Nos 2 page 134 ,
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Rosow (1961) said "In planned communities (residential estates’
included) friendship gfoups are determined by two variables:-
proximity of neighbours and orientation of dwellings. People select
their friends primarily from those who live nearby and those whom

their home faces“?p

UNoQ. (1978) observed that social integration of diverse groups
of people has been sought by those concerned with human welfare such
as National governments and the principles of achieving this are
equallty of all, soclal justice, oneness of all pecple, soclal inter-
dependence, provision of environment suitable for all classes, falr
criteria for allocation of housing and for fixing rents, mass
education, mixed housing development programmes preference for rental

housing to ownership formm of housing by °~ relevant authorlties, and
inter professional exchange of ideas in design of residential environ-
ment between architects, planners, economists, engineers, socialogists
and social welfare specialists. .

However, social integration and the like have been achleved in
many countries by a variety of methods,

In U,S.A, tenants associations teach thrift and prudence in
financial matters and these associations encourage urban dwellers,
through their executives, to spend their money in the city itself rather
than exporting to rural areas so that improvement of life in cities could

be achieved,

20, Community Integration in JAIP (May, 1962) XXVII No. 2 page 13.
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In Poland social integration and inveraction is achieved through
co~operative housing which dues not deny anybody membership as well
as through self govermment by terants assoclations which control
residents and undertake activitles on kutual basis,

In newly indeopendent countries of Africa and other developing
gountries, national integratlon is aimed at through tenants associa-
tions when housing is allocated without regard to State of origin.

In India tocnant assoclatiions look after the welfare of the tenants
- in the colony, irrespective of their class.. and place of birth. - .

In Britain soclal integration is vigorously pursued through
mixed dzveloprent in local council housing and falr tenants selection -
criteria,

In Venezuela, Tenant Associations were used to restore order and
neighbourliness in housing environments, particularly the 23 January"
at Caracase Vgecational . tralning special artistic festivals, and
sports and games have been used here to enhance social integratlon
among the youths,

2.0, Evaluation of Design (Layout and Building Plans)

Most Housing Authorities evaluate design either by their staffs
or by consultation. U.N.0. {(1969) indicating the implications of
fallure to do this properly by housing au thorities remarked "When
architectural design in housing projects is unimagmative and non-
utilitarian, managemont must share some of the blame. The manager
often fails to present his conclusions to the architect because he
fears that his advice will not be tcken sexriously, due to his lack
of architectural training, On the contrary, the manager, his staff and
the occupants must live with the construction for years., The manager's

expericnce as 2 user and supervisor of buildings should be incorporated
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into design improvements, Through his experience, 2 manager should

be able to tell that certain materials will not hold up, that a

particular pedestrian - path layout would be hazardous, that trees

must be protected in a certain way if they are not to be vandalized and
n21

r]

that there are specific office, community space and storage needs

It is therefore necessary for the managing authority to evaluate
design with aview to satisfying the consumers needs as well asg ensuré
ing their gradual transformation.

Gandman {1972) on this wrote "Elitist aesthetics like Venturi's
pop architecture or Moynihan's ways of soclalizing the poor or Hall's
"involvement ratlo" would be more dgifficult to promote when they would
have to be judged by the people actually affected rather than a cultural

or technocratic elite'.‘23 Deslgn should therefore be evaluated on the

bases of functionality, convenience, preservation of existing values,
and economy in addition to other criteria,

2411, Housing Preference

Most housing authorities do not undertake housing market analysis
to guide their decision on production of housings

The result is that types of housing provided as well as their
dasigs- - do not satlisfy consumer®s needs but they {consumers) are
forced to take such housing because of the general housing problems.

Bell et. al. (1972) justifying the theory of meeting the needs of
consumers argued "This paper propounds the theory that the rich fulfil-
ment of the needs of people as individuals and groups 1s in itself
a suiteble design objective., This objective serves also a larger purposes

1t makes possible the development of a social structure, by means of

21s  U,N,0, (1969) Op. Cit,
224 Goodman, R, After the Planners, Gompton Printing Ltd, Aybesbury
{1972) page 248,
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which people can create their own soclal controlsy and do their
own :serli-‘-pr::nlic:?.nc_.]"?3 |
Alalade (1978) concluded that user satisfaction can only be_aphievad

when design, among others, prov:\.db for housing needs of consumers,

2412, Main Lessops from Litedatute Roview and Experience of Other

Countries

a) The scope of housing management include social, economic, and
technical considerations and that integration of all these factors
becomes necessary for achievement of public housing objectives..
b} Falr Criteria for selection of tenants include, among others,.
such need factors as homelessness, extreme poverty, over crowding,
old age, occupaticn of poor housing,
1) A system of distribution based on needs with the use of *Point
Scheme? is the most fair approach (as 1%t is practised in Grester
London area)e

ii) A system of distribution based on ballot does not ensure that
people with the greatest needs are served.
1i1) Residents whose behaviours could constitute hinderance to total
development & the socliety or the community should be ejected if they
fail to take to corrections.
b) Basis for fixing rents and the rent structure should strive to
achieve the cbjectives that lead to implementation of public housing.
Essentlially, ti'ds teo should be fair to all in thelr applications.
4) Existing rent-income ratio of fixing rent in most countries have
no relationship with the residepts ability to pay, As a rule, ability
to pay of each household income class is determinable by the rent on

housing demanded by majority of people in such income clzsss

23+ Bell et. al.,, Human Identity in the Urban Environment, Butler and
Tanner Ltd, Frome and London (1972) page 327.
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It is through this approach that faimess can be achieved in

greatest magnitude.

ii) Good systemsfor collectiond ‘rents are those which result in
having far less than 1% of the monthly rent outstanding at the end

of the month.

iii) Collection frem estate office practised in most countries does
not ensure that maximum possible rate is collecteds Infact it creates
vpportunities for non regular payment of rents,

iv) In housing estates where majority of the residents are salaried
earners, collection from source of income with the co-operation of
employers (as it is in India),does ensure that maximum possible rate
is collected,

c) Maintenance is v#tal component of housing menagement and it should
be given adequate attention so as to safeguard value of public resources
as well as to prevent rapid formation of slums.

i) Programmed or planned maintenance on day-to-day and seasonal bases
as practised by housing authorities in India and Hong Kong (China)

can lead to achievement of some national development objectives.

d) In addition to State housing authorities, local councils (Britain)
and co-operative organisation (Poland) participate actively in the
development of public housing on non-profit basis.

High level of efficiency can be achieved by housing organisations
with proper structure, adequste qualified staff, and high degree of
autonomy,

New York State Urban Development Corporation (UsS.A.) has improved

tremendously through its enjoyment of these benefits.
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e) Proper control, co-ordination, and co-operatioh improve the

efficiency of housing authorities as well as result to achievement

of its housing development objectives, and provide satisfactory living

envrionment, | -

i) Employers' co-operation in India has resulted into maximum
possible rate of rent collection.

ii) Conversely, lack of intra departmental co~operation in some
Brazil housing authorities has retarded the progress of its
housing authorities,

3i1) To achieve control, cowordinatien, and ce~speration, effective
cmnnunication instruments have to be used in dealing with 211 :
perties involved in housing..

$v} Housing authorities in Venézuela, Brazil, Zambia who have learnt
from their past mistakes have new rgsulted to the use of management
and projeect evaluation techniques in their organlsations te solve
thelr administretive and financial preblems,

f) Although housing managing authorities are not always willing te

allow residents participate in planning, particularly et deelslon

making stage, acceptance of voluntary involvement of residents could
accomplish more than what management can alone,

1) Residents through their associations in countries where they have

been given opportunities te participate 1n planning have Jjustified

thelr ability to do so,
Their achievements in Venezuela, (the "23 January" Housing Projeet
at Caracas) , Poland, Britain, Mexico, and India have been highly

appreciated by the governments of these countries.
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g} It has been established in most countries, particularly in

UsSeAe (Gans 1961) that design of housing has profound effect on

social integration and that properly mixed development sultable of

meeting the needs of all income classes can lead to achievement of
soclal integration.

i} The fact that people make friends from those who live near them
or those whom their home faces (Gans 1961) could be used in
“housing design to ahleve social integration.

11) Equality of all and of access to public resources,fair criteria
for allocation of dwelling unitsy and for fixlng rentsj promotion
of rental housing as against development for ownership, improve-
ment in education,interdisaplinary spproach to housing design have
been found to be effective instruments for achieving social inte-
gration.

iii) Tenant assoclation in many countries render services to their
communities that have resulted tc soclzl integration and soclal |
interaction (Poland)

I) Users satisfactlon can only be achieved through a design well

evaluated by the management in terms of meetlng consumers' needs.

J} The rich fulfilment of the needs of pecple as individuals and

groups 1s in itself suitable design objective, Bell et, al, (1972).
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CHAPTER III

METHODOLCOGY
31 o Stﬂ! &EmaCh

The study generally has been undertaken by adoption of a recent
technique to research study which has equally been found most useful
in planning profession, because of its effectiveness to achievement
of planning goals, This technique is known as "System Approach's

The approach considers public housing management itself as a
system and therefore treats basic issues involved in it.

But since public housing management is a part of various
measures for solving general housing problems (larger system), the
study therefore goes further to consider other issues involved in
this, though not to the same magnitude with the principal question.
The importance of th is approach is the exhibition of brotherly
relationship between the subject matter and its other sectors and the
inseperability of one from the others if success in their operations
is desired in appreciable magnitude.

3.2 Scope and Limitations of the Research

The scope of public housing management is very wide. It ranges
from social, economic and technical to administrative and political
considerations. Recently, technological factors are beginning to
exhibit their impact too. Similarly, the problems arising from it
range in the same manner, This study, however, considered those
aspects that are essential to comprehensive public housing management
as affecting physical planning and national development. Its scope
in this regard,is hovever limited to those research questions relating

to housing management ss indicated in the earlier part of this report.



PHILOSOPHY PRESENCE OF MAN IN AN ENVIRONMENT IS A
PROBLEM TO HIMSELF THAT DEMANDS HIS PERSONAL SOLUTION.

A gj_ﬂﬂj IS A SET OF IN
-TERCONNECTED PARTS.
[Housing solufion such as
public housing, self help hou-
sing, site and servicescheme,
improvement in cons truction.
industry are all interconnect

-ed parts of housing solut-
ion].

BUT EACH PART MAY BE

SEEN AS A SYSTEM ITSELF

BE REGARDED AS BUT ONE PART OF
A LARGER SYSTEM.........

[Public housing could be seen
as a system in ferms ofits

[Housing solution is a part of Total management, design, and use

Solution to Human Environment which of construction materials.

includes urban design, regional plann ~ This is the aspect fhe res-

-ing, planning administration, et.c]. earch concerns itself with
mainly].

FICG3.- 8 A 'SYSTEMS APPROACH TO THE STUDY
[WITH ACKNOWLEDGEMENT TO MCL OUGHLIN)
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In addition to this, the study also considered other issues

" having features of providing solutions to housing problems hence

ﬁousing design and housing strategles were studied, These too are

contained in the research questions.

All these have been considered because of their maln features

" which reflect banner of public interest, the central theme of &ll

planning processes and activities. However, the study has not treated

highly specialized aspects of works of other professionals who:- are

connected with housing management hence such 1ssues involving prectice

" of

admini stration, managerial economics, construction end engineering

" sre generally excluded,

Financial and manpower problems have made it not possible to

administer questiennzire on all the households, Nevertheless, »

reasonable (50%) sampling site was adopteds

" 3,30, Basls for Data Selection

The guiding prindiples in selecting data collected are as'l

follows te

1)

i1)

The need to answer fairly the questions the research sets fox

itself, For this reason independent and dependent variables

selected are those policies and their effec?to Ja]ﬁfisn%ﬁsenan ) S a
selection criteria, rents, maintenance, public participation

in planning and 2 host of others discussed in the ressarch

questions,

The need to evaluate such policies under (i) above. Hence

data on public opinion and observation results were selacted

to serve this purpose.

1ii) The need to make useful recommendations for improvement on the

findings. This has led to selection of some data relating to fhe (ssueg
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ﬂawiﬂthe fact that they fall outside policy statements, For instance
information on housing market and type of housing demsnded in
Ilorin, and housing management outside Nigeria were obtained

to serve this purmose.

3.4 . Data Collection, their Techniques and Problems

Data collected range from official policy statements, Iesidenfs'
opinion, to those relating to behaviour, perfommance to certain
chaxacters (attitude), and location and condition of some elements.

- However, specific information collected and thelr techniques are
as followst-

. a) Official)_Policy Statements

General policies for management of the estate were obtalned from
the managing authority through interview tech nigue. Also officlal
documents relating to this were also utilized and necessary updating
were effected,

- b) Residents Opinion

.- Opinion of the residents on Jr,.l'ne subject matter were obtained
through questionnaire approach,
The questionnaire comprise twenty four main questiens administered
on houschold heads, gsing a sampling size of 50 percent,
In addition to the use of questionnaire in obtaining opinion
of the residents, nformal discussiond with some occuplera and the

children wore also held.

c) Information on Behaviour and Performance

Information on interaction between the menaging authority and
the tenants as well 3s between the managing asuthority and other agencies
were alsoc oh*eined from the attitude of these parties to the issues

which bring them together,
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Observation technique was also adopted in obtaining information
on performance of managing authority's and other agencies fmcti..ons.
Thus information on control, co-operation, co-ordination and effici-
ency etce were obtained through this technique,

o
d) Information, Location and Condition of Elements

Information on location of Ilorin, Kulende Estate, and conditions
of buildings, roads, other facilities, and environmental quality with
regard to their maintenance and design of some of them were obtained
through maps, plans, and photographs.

Problems experienced in the survey are the usual difficulties
in obtaining official information and in carrying out a social research
which centre on lack of appreciable degree of co-operation from the
characters needed to be interviewed.

3.2 = Technique of Data Analysis and their Interpretation

The data obtained were organised and part of them were computeri-
zed, Results of the findings were classified and majority were
presented in both absolute figures (frequency} and percentages.
However, percentages were used in the final analysis.

The analysis was based on the percentage of total sampling size
since 2ll the questions were answered because of the care taken in
drafting the questionnaire which provides alternative suitable
answers to all the question.

Respondents only provided ~their owhi -~ answers to one part
of a question.

Tables, graphs, charts, and plates were used in presenting some
results.

Based on behaviour of findings and their interpretation in

relation to the objectives set in the thesis, opinion were made on
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the research questions which cdnstitute the components of the
topic.

Such opinion were, however, m.ade on the pragtical significance
of the factors of the research questions being tested, For this |
reason, statistical tests were not used,

3.6 o Resgar_ch Administration

The research was started in July, 19’?8 and efforts from this
this time till early December were concentrated on obtaining back-.
ground information and official statements on the topice iy

By December of the sam_wqtaxgstionnaim forms were distributed
to the households' heads with the help of trained relations.

The forms were completed by the respondents themselves as™ -~
reconnalssance survey revealed that nearly all of them are literates,
Educatior?lbackground of households in the earlier part of this report
confirms this initial survey.

The expenses of the research were borne, partly by the Kwara
State Government of Nigerda, the sponsoring authority of the ressarc-
her throughout his University Career, and mainly by the researcher
himself, | | |
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- CHAPTER IV
MANAGEMENT OF KULENDE ESTATE s ANALYSIS AND INTERPRETATION
- OE_FRNDINGS

4,1. Criféria for Selection of Tenants and Distributioh System

1)  Criteris for Selection of Tenents

The criteria for selection of tenants were the same with those
given by the Federal Military Government of Nigeria as policy guidelines
for allocating housing units implemented under the current plan period
(1975-80). |

The criteria which apply to both male and female are as followst=
a)} Citizenship of Nigeria
"b) Age ~ not less than 21 years
¢) Residence in the location of the scheme for at least a years
d) None previous receipt of government or its agency housing aid.

@) None ownership of a house in the location of the scheme,
£} Not in occupation of a public housing
g) None previoug ejection from a similar scheme due to failure to

comply with requlations. Seo ’1(09 1

These criteria in their contents are not tomprehensive enough
as they do not contain such need indicators as homlessness, extrems
poverty, occupation of housing lacking in baslc facilities or unsafe
for human occupatlon, overcrowding, ill-health, old age, and young
orphans which usually form the key considerations for selection of
tenants into public housing.

2) Distribution System

The policy on distribution of units also complles with the Federal

Government guidelines and they are as followste



a) Citizenship
b Age (Up to 21 yrs)
¢) Not less than 1year stay
in the location of the scheme
d) Lack of previous related
benefit
e) Not a landlord in the
location of the scheme
f) Not ejected from similar scheme
g) Ability to pay rent

?

The shape of enclosure formed by all the criteria
‘¢ of this nature beceuse t‘he criteria are not
comprehensive enough to reflect need and that

their values, on the basis of need criteria through
Points Scheme’ Method ould not be less thas

25 percen! (90°) but not up to 50 percent

180°)

FIG-41 CRITERIA FOR SELECTION
OF TENANTS
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Because of this basis of allocation, chances of high rate of
occupation by low income households had been slimed down while those
of middle and high income families were enhanced. This is shown in
table 442, and Fig. 4,1. where rates of occupation are 32.7%, 5.%,

and 7.7% for low, middle, and high income families respectivelys

T/BLE 442,
PERCENTAGE DISTRIBUTION OF HOUSEHOLD BY INCOME CLASS

Income Class Frequency Percentage
LOw a41 32.?
Middle 74 59,6
High 10 b A
TOTAL 125 100,00

o e ====

Source :- Field Survey, Dec. 1978.
In this situation, percentage for high income families is fair
particularly when it is kept below 10¥%, But that of the middle income
families (59.6%) is too high for the class,

4) Transfers and Exchanges

Presently, there are no policies for effecting these, particularly
within the estates This could be due to the youthful stage of both

the managing authority and the estate itself,

4e2s Bases for Fixing Rents and Rents Collection System
1) Bases for Fixing Rents

Policies adopted in fixing rents were derived from two sourcesi=

a) Federal Government Guidelines.

These apply to residents who won their allocation on ballot system

and the bases are as follows:i=
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20% of household income, where he is a salary earner,

1/25 {4%) of cost of the building, where he is on self employment,,

b) State Government Civil Service Policy

This applies to residents wh o were allocated units by the foice'
of Military Administrator and the basis is &% of salary..md

The rents payable by households on the bases of these policieg
and the falmess of the policies themselves,with respect to households

abllity to pay, are determined as followsie

TABLE 443,

HOUSEHOLD MONTHLY RENTS IN DIFFERENT SITUATION

Income Unit Type Fed, Govt, Policy State Govt, Equivalent
Class Oceupled Policy Mkt. Rent

4% of Cost %g%or?é &% of Income
t o X\rerage (Average)

] » N w

Poor No Provision - - - -
Low 1 bed reom unit 15 19 6 1B

© Middle 2 n e 17 .éal ) 10 38

. Upper 3 v o n 20 GQJ 17 70

Sourcet Analysls of Policles,0fficial Document and Field Survey Dec.1978.
With Table 443. indicating low income houschold rents for 71 bedroom
unit as ®15, B9, K6, and M15 on 4% of costy 20¥% of income, ¥ of income,
- and under the market situation respectively shows that the residents
who are emplcyees in the State Government service pay the least rent
(W6) among their income classe The same situation is tyue for both

households in kiddle and high income classes.
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This discdminatory system, on the basis of nature of employer
which is not an equitable consideration, resulting into intra
differential enjoyment of public benefits by people in the same
income group is unfair because the pﬁlicies do not treat all residents
(citizens) in the same income class equally. The same table, showing
market rents for 1 bedroom unit, 2 bedroom unit, and 3 bed room unit
as M15, K35, and W70 respectively, indicates that most of the residents
enjoy some benefit since the rents payable by them, on all considera-

tions, are lower than these market rents of the units they are

occupying.
Ability to Pay TABLE 4.4,

HOUSEHOLD ABILITY TO PAY s RENT INCOME RATION IN

TLORIN, 1978
2
éncom HEUSO:‘;M National Citizen Type of Housing Monthly Estimated
T0 font
- e Salary Example unit mostly Rent Rent as ¥
Income (¥) Scale occupied (W) of Income
Grade.
Poor Gift - Beggar Public Building =~ -
Low Below 142 Max, 05 Messenger 1 Br in fair
tenement 4 5%
Middle 142=332 05-08 Nurse 1 sitting 2BR
in apartment 15 (574
Upper Above 332 Above 08 Craduate 3BR flat 45 13%

Source ! Analysis of Policies, Official Documents, and Oladele: Housing
Problems in Ilorin, (1977) page 70.

2 On the same basis with Table 4.1



24—

20

16—

INCOME AS RENT

2

PERCENTAGE OF

0

-VE

FIG4-3

(D INCOME CLASS. !
a) Poor

b Low

¢ Middle
d Upper
e) Affluent
(0) Indicator of Gap among I

the income classes

]

(e

(1) () h
INCOME CLASS
HOUSEHOLD ABILITY TO PAY

RENT BY INCOME CLASS (1978)
ILORIN.
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TABLE 4,5.
PROPORTION OF HOUSE HOLD (MONTHLY) INCOME ABSORBED BY
RENT AT DIFFERENT INCOME LEVELS

Income Average Average Rent as a ¥
Brackets Income Rent  of Income

. _9‘ : 7 2e2 N3
10=24 Fonr Tesooms 9 304 17.6%
2544 B 3.6 10.4%
4569 54 444 7. 7%
70-99 83 548 T.0%
100-139 117 6e7 5¢8%
140199  'Middle Income 165 1207 7. 7%
200-299 'High Income 238 2641 11,0%

+ Self included (as at 1974)

Sources Ilorin Master Plan Report (Existing Conditions)
Doxiadis Associatess Table 6.12 page. 6.15

The incidence of this policy varies from one household type

to another, It shows that the multiples of rents they are paying
to what they can afford are five time (5) twice (2), and one and a
half times (145) on low, middle, and high income families respectively,
This indicates the highest incidence on the low income households,
However such incidence on the low income household is less in real
value since he is occupying twice the accomodation he would normally
occupy on his ability to pay basis.

The effect of this policy as a whole is that it is beyond the
ability to pay of an average citizen of this country in Ilorin, But

on &% income basis, the high income households paying ¥17 enjoy about
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twe and half (2.5) the benefit of what they would have paid on their
ability to pay (H45) basis while middle income households' benefit
#n the same basis is one and a half times (1.5). However, on this
basis again low income families still experience some incidence of
about one and a half times (1.5),
The effect of this policy is that while it i1s too genercus to
the high income families, and moderately genercus to the middle
income families it is however not beneficial to the low income families.
The significance of these two criterla for pollicy meking purposes

is that 6% of income as rent is high for low income famllies if other

objectives that go along with public housing are %o be achieved and

that 20% of their income as charging rent is not solving thelr problems

in formg

Howgver, on 4% cost of construction basis, which has limited
application sinc e majority of the units are occupled by households
on salary (see household characteristics in chapter one) the high
income household would still benefit up to twice (2) what ho should
have pald on his abllity to pay basis and this approach &s falr to
middle income families, given a low cost approach in stable market
their rents are almost equal (M17 and M15) hut, similarly unfair to

low income families since he would be paying almost quadruple (4}
of what his ability can afford him,

From the behaviour of these policies on various households it
appears, from their analysesg that the public housing program is meant
to serve hoth the middle and high income classes and to keep off low
income households whose interests. in the conceptual sense. the

ramme exists for,



52
Table 446 indicates actual rents being paid by the households
It shows that rents of H21=30 (37.3%) and N31-40 (28.1%) are most
common, This correlates earlier information in Table 442¢ ON
dominancy of middle income families in the estste (Table 4.5(s) if+iii)
and in Table 4,3 which indicates the maximum average rent for high

income househclds as M62 sinc e only 5.3% of the residents pay zbove

H50 as rent.
TABLE 4.6,
HOUSEHCOLD MONTHLY RENTS
Factors/Variables Rent M Frequency Percentage
a) Accomodation
i) 71 Bed room unit 510 4 345
" " " " 11=20 18 1447
fi) 2 w n w 21=30 47 37.3
1" 1] Tt i 31_.40 35 2801
iig) 3 v v 4150 14 1145
Above - 50 7 Sed
TOT AL 125 100,00
b) Elecricity Rate No consumption 6 4.8
15 14 1142
610 87 69,6
R ks R 17 13,6
1620 1 0.8
TOTAL 125 100,90
¢) Water Rate B¥1,.50 11450 N1.50
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Electricity Rate

From Table 4,6 (b} most households (69,6%) pay as electricity
charges N6~10 per month, |
Water Rate

All wage earners in the state pay, thrdugﬁ fﬁéir eimployers (by
deduction from their income) water rate of 1,50 per month to the
Kwara State Water Corporationa |
1i) Rent Collection System

As from this stage, all other policies for ménagement of Kulende
estate are those formulated by the managing authoiity itself,

The system of collecting rents is by office collection at the
estate, ol | |

Because of the use of this systeﬁ'a sum of M1C,000,00 was out-
éténding by October, 1978 within a period of cne and a2 half years
of operation, and police assisﬁaﬁce had to be sought before part of
this could be collected later.

Uptill December, 1978, monthly collection rate never exceeded
83% despite the knowledge of the residents that irregular payment of
rents could make it difficult for them to own the buildings after
the first 3 years of residence.

Reasons given by those involved in irregular payment as shown
in Table 4.7 include occasicnal financial problem (12%), and lack
of call to demand for rent (5%).

Given these reasons, particularly th e last one, it shows that
a better rent collection system would improve the monthly collection

rate,
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TABLE 497 © -

REASONS FOR IRREGULAR PAYMENT OF RENTS

Lo

Variables R Frequency Percentage
1s Not applicable _ 104 N | 33-.
2 No demand for it ' 6 : 5
3s Occasional financial problem 15 12
44 Rent Offlicer not always
in the Office - -
TOTAL 125 1400,0

Sourcet Field Survey Dec, 1978
4.3, Maintenance

System _of Maintenance

The general system of maintenance is by request. Because
of the use of this system alone, the following are the resulting
maintenance situation, o -
a) Building

Because of the relatively new age of these structures (completed
1976) they are generally in satisfactory maintenance condition as
it is shown in Table 4,8, Howevex, there were evidence of loose
floors unreplaced window louvres, broken ceiling boards, weak barlstérs

and broken sewems, and bad septic tank cover slabs,
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- TABLE 4.8

BUILDING MATNTENANCE SITUATION ”.:JPJ,”

Variables Erequency Percentage

2, Fair _ 18 6204

3e Poor - _ 19 1542
TOTAL 125 100.0

e et e

Source: Field Survey Dec. 1978
From Table 4,8 showing that 15.2% of the residents were not
satisfied with the maintenance of the buildings, this alone reveals
the weakness of the maintenance system,

b} Roads, Streets, and Gutters

The maintenance condition of the estate roads, particularly the
connecting access of Pederal Road and Kulende Drive was very poor.

On these roads, there were deep pot holes at close intervals.
Se Plate 4.1 for the rough texture of one of the roads which does
not offer hammonious background that could unify the whole estate
- composition, |

It was understood that the roads had been in this condition
before the residents moved in which indicates that the construction
was unsatisfactory. _

The effect of this situation of the Ioads is the difficuity in
getting taxi down to a destination in the estate.

Table 4,9 shows the residents opinfon.

L.
e
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Plate 4,1« = Bad Condition of Road.

NOTE - its rough texture which does not offer harmonious

background that could ' urdfy the whole estate

composition.
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TABLE 4,9
MAJOR MAINTENANCE PROBLEMS

Factor/Variables - Frequency Percentage

' What_hate most on maintenance of the

Estate
1e Non repalr of buildings 6 4.8
" 2« Bad roads | ' 10 80,0
3« Bad drainage ' 4 3.2
4¢ Dirty environment | 15 12,0

TOTAL o T 45 © 100,0

P

Sources Field Survey, Dec, 1978
From this table, thelfact fhat’BO%'of the residents indicated
‘bad road condition as what th ey hate most about the malntenance of
- the estate gives an indication . on the terrible situation of
' the roads, . | |
fiﬁ) Environmental Sanitation = Refuse DiSpoééi
The situation on meintenance of this is also.bad.
There are no refuse disposal facilities such as household dust
bins, incinerators or refuse collection service.
As a result of this disposal of household refuse is on.open
space 'Sobl Park' and available undeveloped site or air space. See
Plate 4.2 | |
A respondents comment on the effect of this while giQihg his-:
preference for first floor accomodatlion rung "It provides a good
viaw of the surrounding, if the surrounding is beautiful., But unfortue-
nately re%use depots are the case heree Nothing here in the surrounding
to admire", T,

-
A4,
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Plate 4.2 (a)
Open sapce (Sobi Park) being uscd as refuse depot,

NOTE - the presence of 'high' solid waste.

A i

Plate (b)

Mosque site being used &$ mfwa Aepota

NOTE - the increasing area extent of the system.
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This pemark coupled with the evidence in plate 4.2 indicates
the unsatisfactory maintenance of this aspect apart from the
respondents assessment of it at 12% as a main problem in Table 4,9,

d) Others - Water and Electricity Mains.

Water pipes were burrled underground and there was no evidence
of broken pipes,

The estate has not been provided with street light,

However the electric poles and the distribution cables to the
houses were in good order,

e) General Opinion on Maintenance of the Estate

Residents opinion on general maintenance is shown in Table 4.9

TABLE 4,10

GENERAL OPINION ON MAINTENANCE QF THE ESTATE

Variables Frequency Percentage
e Satisfactory 14 11.2
2o Fairly satisfactory 41 32,8
3¢ Not satisfactoyy 0 56,0
TOTAL 125 100,0

Sources Fleld survey, Dec, 1978

With this indicating 56% as unsatisfactory and 32,8% as fairly
satisfactory and th eir relative values, the general opinion therefore
is that maintenance of the estate is unsatisfactory,

4e4e Managing Authority

a) Objectives and Powers

The estate is being managed by Kwara State Housing Corporation,

the main authority charged with the responsibility of executing the
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Kwara State Government Housing Programmes in the state.

In addition to its power to prepare developments schemes, It
can equally undertake real estate services, participate in capital
market and run general consultancy services.

b) Organizational Structure

For executing its functions the organisation structure comprise
1)  Board of Directors, who oversee the affairs of the Corporstion
2)  General Manager as the Chief Executive
3) Administrative department which deals with general administration

aspect of Corporetion services.

4) Finance department, the branch responsible for all financial-
aspects of Corporation.

5) Estate Department which is principally concerned wlth general
management of Corporation's estates and Valuation hatters,

6} Design department which prepares all the plans for execution

of Corporation's schemes.,

f) Engineering department, the division that handles engineering
aspects of Corporation schemes and general properties,

The organisational structure is cshown Figs 4, However, all the
posts indicated have not been filled due to financial and personel
probiems,

The observation from this structure 1s its conformity with the
falrly recent recommended structure for such organisation (The Instituke
of Housing Manager, Britain 1972) in terms of its comprehensiveness and

clmplicity.
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In addition to this credit, it has also satisfied major require-
ments of func tional organisation in terms of its expression of
purpose; specialisation of activitiesjy facilitation of internal
co=ordination and unity of effort (related operators are grouped
together)j certainty of where authority liest definition of responsibi=-
litys limitation of span of control (no one supervises or controls
more than six direct subordinates)s balance of various units (no
department is unreasonably large)s flexibilitys correspondence (General
Manager is the mode of correspondence between the staff and the Board
of Director),

c) Efficiency

Information could not be obtained on the staff strength of the
Coxporation hence its level of efficiency in relation to its major
activities cannot be fairly detemmined,

However earlier findings on rent collection and maintenance
activities, apart from deficiences in later part of this report,
have shown that the authority has not attained a reasonable level
of efficiency in its major operations, the causes of which relate
to financial, technical and administrative bottle neck problems.

445, Controls, Co=o ation and Co ratio
a) Controls . (including tenants education)

Tenants are being controlled and educated through the followlng:
1)  Agreement documents
2) Rule and Regulations enforceable in all Federal Housing estates,
The efects of these control measures lie in their technicalities
and cumbersomeness to encourage convenient reading and use of their

provisions.
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Because of the authority's limitation to use of formal
control methods in dealing with the residents, the provisions of
some of them have been breached by residents as shown in Table 4.11
whe re 20,8% (2~4) have undertaken some form of improvement without
the at&ﬁhority's consent, Of most important is th eir installation
of window burglar and iosquito proofs by 32,8% which suggests the

need for this component in the design of unitse

TABLE 4.11
UNAUTHORISED IMPROVEMENT

Variables Frequency Percentage

1o None o | 74 592
2+ Vardrobe . 6 4.8
3. Kitchen fittings 4 3.2

44 Window burglar and mosquito
proofs , 41 . 328
TOTAL ' 125 100,0

Because of the like warn attitude of some junior members of
the staff to their duties they are therefore not properly controlled,
However intemediate and senior members of the staff appear dutifulg
There is proper administrative control of finance because of
the scrupulous checking of receipts, vouchers, and invoices by the .
Accounts department. However, technical control of finance is lacking
because of th e absence of market study in implementing housing schemes,
particularly the Adewole Estate, Ilorin whose demand for its accomoda-

tion is very low.
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Because of the careful handling of materials in all the
departments, particularly in the store, and the estate and design

departments, there is a reasonable degree of control on them.

b) Co-ordination

The external co-ordination of activities is - nod satiéfactory
because of the authority's main reliance on formal means of communi+
cation with health, market, transport, and the town's local authori-
ties whose services are badly needed by the residents of the estate
and those in the surrounding settlement "for attaining the wider goal
of a full and happy community life”, |

However, there is satisfactory degree of intemnal co-ordination
of activities because of the mutual exchange of ildeas by the key
'ﬁémbers of the staff in various department and the role of the General
Manager who co-ordinates the activities of all the departments. The
effect of this is the base it offers for achieving the common obJectivess

¢) Co-operation

The authority is nol enjoying the co-opexaticon of some authorities
particularly the Ministry of Health for its lack of response to appeal
on supply of households with dustbins. The State Government too is
not fully co-operative because of its delay in treating authority's
appeal on ceasing the occupation of the estate primary school bulldings
by the Federal Training Centre to allow the buildings serve their
puIpose.

Co~operation of water and electricity authorities and the residents
employers (in the forwarding of salaxry increase of their employees who
are tenants of the authority for purpose of adjusting rent to confomm

with policy in that regard).were however obtained.
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The co-operation of the resident's employees has arisen
because of the earlier request from them to guarantce their
employees who won allocation of units in the estate that they
would furnish to the Housing Corporation from time to time increaee
in th e salary of such employees for necessary revision of rents.

The significance of this employer's co-operation is the possi-
bility of using such opportunity to improve the management of the
estate by using this to explore other possibilities for introducing
collection of rent from source of income since most of the tenants
are salary earners.

While there is co-operation between these authorities such,
however, does not exist between the managing authority and the

residents perhaps due to the authority's reliance on formal control
techniques or some unavoidable situation that could not make
such co-operation forthcoming,

From Table 4,11 indicating that 40,8% (ii-iv) of tha rsidents

have undertaken improvement on the buildings without the consent of
the authority and Table 4.7 showing that 5% of residents are not
paying their rents regularly because the authority would not call
to demand for them confirm this absence of tenant's co-operation
with the authority in the vital areas of its management functions.
However the organisation enjoys the intemnal co-operation of
the friendly working relationship that exists among the employees,
a good basis for achieving success in the common objective they
all share #n the organisation.
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| 446, Public (Resigents) Participation in Pianning

Besides the fact that the residents were not co-operative with
the authority by their failure to abide with the agreement temms,
the suthority itself has not seriously involved them in management
of the estate through effective communication media,

Despite this situation, tenants formed association of their own
for using it as a vehicle to correspond with the authority,

In its meeting of 25th May, 1977 the assoclation communicated,
formally, with the menaging authority and copied the Militaxry Governor
(now Military Administrator) , Secretary to the State Military Govern~
ment, Kwara State Ministry of Education, and the Federal Housing

Authority, Lagos demanding, as of top priority, the removal of Federal
Traning Centre, an Adult Educational Institution, from the estate
primary school buildings so that they could serve their purpose.

Also included in their demsnd were health facility, market,
progision of refuse disposal facilities, repairs of roads, and the
extension of State intra Urban bus service to the estate.

The importance of this action of the residents is the expression
of the desire to participate in planning of the estate, Such demand,
when analysed with respect to the provisions of Ilorin Master Plan
Report and the Scope of housing management, has shown that the residents
possess planning ability. The Ilorin master plan report provides sugch to
a population of 10,000, which the estate own (1,500} and that of Kulende
Village (8000), the community with wh ich the estate is integrated v
roughly make. Rather than the authority seeing to this demand with
minimum delay, it responded by supplying each household with a watdr
tank just a few months to commissioning of Asa Dam Ilorin (how commi-

ssloned) which the Tlorin Master Plan Report indicates that it is
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TABLE 4412

BABMENTS -OF SOCIAL INTERGRATION

Factors/Variables - ' o ” Frequency Percentage

a) Have Friend in the Estate
and Visit them

- 4) Yes- 122 97.6
i1) No | 3 2.4

b) Give 1ift to people in the estate

1) Yes - | . 106 8448

1) No ' | 9 742
3ii1) Have no vehicle 10 8,0

c) Disturb by neighbours

1) Yas 22 1706
11} No 103 8244
Total _ 125 100,00

Source : Field Survey, Deces 1978

b) Social Welfare

Soclal welfare services avalleble in Ilorin Urban Area are limited:
The Most concern type is that being rendered by a department of the
State Ministry of Local Government and Community Development. Because
of this situztion there has been no 1aige scale social welfare services
in the estate. The managing authority too has not such provision in
its organisational structure, However, it was understcod that the

authoritys members of staff residing in the estate wers quite helpful.’
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From this table showing 80,4% unsatisfied about lack of
primary school service indicastes that this service is very essential
to residential community, Market requirement too is evidenced by |
10,6% while distant location from the tovn, and lack of children's
play area being 6.6% and 2.4% respectively, However the children
were not happy about lack of playing fields within the axea,

Architectural Design

The units have no direct link between the sittlng 2nd a bedroom,
This has not been satisfactory, in first order, to 69.6% while 23,4%,
4% and 3% have not satisfied with inadequate space, inadequate amenities
and poor ventilation respectively,

The effect of this is the need for unit design to satisfy the
needs of the residents, particularly provision of direct link from
sitting to a hed room.

4. gg HQUSi.nq Prefe Tence

The general character of development in the estate is mixed
hordzontal and two-and three storey buildings.

From Table 4.14 showing 82,9% preference for compound type with
seperate amenities and courtyard in each, and 10,5% for compound type
with common countyard but seperate amenitlies, the total of which makes
98,4% indicates that households, given option, would like to occupy

horizontal buildings, particularly the compound type.
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HOUSING -PREFERENCE

Variables Frequency Percentage
a) Home Type
1« Compound type wdth'seperatealrd{ies

and cougtyard 104 82.9

2. Compound type with common courtyard

but seperate amenities 13 10,5
3s 2 = Storey building 8 Ceb
TOTAL 125 100,0

b) Reasons

1s Groundfloor

Children play and safety need 74 | 99,2
2, Dislike climbing 16 1248

3s Enjoy more space 33 2644
First floor

44 Better view is observed 2 T1s6

TOTAL 125 100.0

Sourcet Field Survey, Dec, 1978
Reasons given for the preference were 59.2%, 12,8%, 26.4%, and
1.6% for children play and safety need, dislikeness for climbing,

enjoyment of more space, and observation of better view respectively.
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4,10 Majn Problems of the Managing. Authority

a) Finance

The main sources of reverue for the authority are through the
State Government grant, occasional Federal Government grant, and rents
from 1ts estates.,

Because of the need for the authority to meet a number of
obligatione such as payment of staff salarles, maintenance of estates,
and payment of overhead expenses (electricity) with the limited resources
available to it, financial problem has therefore been described as the
core of its handicap,

b) Personnel

Although the authority financial resources were limited, it was
however understood that the rescurces set aslde for staff matters were
rarely exhausted as technical personnel offered employment seldomly
turn up and this has caused the organisation a lot of problems in
executing its programmes to desired level of successs
4s11« Comparative Findings

General information obtained on the management of similar schemes
in Lagos, Kaduna, and Kano have indicated some similarity with the
management of the study area, particularly on policies for selection
of tenants, fixing of rents and rents collection system, maintenance,

public participation in planning as well as scclal integration.



Sote
5420
243.

Deda

543,

5.6,

SeTe

CONTENTS OF CHAPTER V

Summary of Findings

Planning Implications of Findings

Proposals for Improving the Managemont of Kulends Estate
Proposals (Guidelines and Briefs) for thz Location and
Design of Public Housing Estates in Ilorin.

Proposals for Improving Financial and Personnel Problems

Propeosals for Solving Housing Problems.

Proposals foxr Research.



70

CHAPTER V
SUMMARY OF FINDINGS, PLANNING IMPLICATIONS
AND PROPOSALS
5.1. d Of F i -

1)  The criteria for selection of tenants are based on the
Federal Government guidelines and the distribution system is by
ballot while the allocation of units is made on the basis of house-
hold income, and this has given rise to dominant occupation by
ndddle income families,
2) Rents payable per annum are 20% of household income or 4%
of cost of building under Federal Government guidelines and 6% of
emp loyee's salary on the basis of Kwara State Civil Service rulese.
All these are beyond the ability to pay of low income
families in Ilorin,
3) Rent collection system is through payment at the estate
office and the rate of monthly collection is relatively low.
4)  Maintenance system is by request and maintenance activities
particularly on roads and refuse collection are poors
5) The managing authority has satisfactory organisational
structure because of its simplicity and comprehensiveness for
undertaking large scale housing activities, However, it lacks
adequate staffing and its level of efficiency, in terms of its
neglected activities, is relatively lows
6)  The methods of control and co-ordination mostlv adonted are
of formal types and they have given rise to non-compliance with
some rules and regulations as well as lukewarm attitude of other

agencies towards the provision of necessary facilities in the area.
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7)  The managing authority does not enjoy the co~operation of
some authorities in managing the estate and this has affected the
quality of life in the estate azdin the neighbourhood. |

It, however, enjoys the co~operation of others particularly
the water and electricity authorities as well as the employers of
the residents. |
8) There is high degree of social intergrafion and 1nteracti§n
among the residents possibly through the moderately undiscriminatory
criteria for selection of tenants, the design of the estate that
encourages mixed development and/or the tenant association which
comprise all classes of incomes
9) The design of the estate is unsatisfactory because it has
not provided for useful and adequate open spaces, landscaping,
comer shop and service plots, and its adoption of dangerous road
patterm, _. : .. _
10) Given the option to choose their unit acbomodation most
residents would prefer compound type of buildings.
11}  The main problems of the managing authority centre on finance
and persomnel and these have consequently affected its level of
achievement.
12)  The basic menagement conecepts on and the problems of
authorities responsible for similar schemes in Lagos, Kano and
Kaduna are the same with those oheerved in the study area,

5.2. Planning Implications of th e Findings

Arising from the above observations, the following are thelr

significant planning implications =



1) Because of the selection criteria which exclude considera-
tion for needs, poor condition is created for enhancing equality

of access to public benefiis and consequently widening the gap
between the rich and the poorm,

2) Because of the distribution system and the allocation basis
which have no regard fcor need factors some individuals are therefore
not given fair chance to be served and others ave put to derive

moTe or less benefits than they deserve. | o

3) As a result of rent structure which is unfairly discfiminatory
and have no relationship with ability to pay individuals in the same
natural {eeg. income) class are therefore unequally benefitted and
this has consequently not improved the condition of otherss |

4) Because of the poor rent c¢ollection system, opportunities for
increasing revenue for public authority (Housing Corporation) can:
therefore not be- achieved,

5) Due to poor maintenance system and activitles, chances are
therefore created for rapld depreciation of public resources,

6) Because of the inadequate staffing of the housing authority
and ineffective control, co-ordination, and co-operation mechanisms
the authority's chanoes of attalning high level of efficlency there-
for stends- shaky. |

7} Because of the denial of residents th e opportunity to partici-
pate in planning and management of the estate to their interest,
opportunities for enhancing human benefits in the environment is
therefore hindered,

8) The existence of social integration in the estate thereforé
means that all the possible forces that could lead %o this should be

identified in the estate and they should be encouraged in planning
gf teeidential area, '
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As a result of unsatisfaqfdry design of the estateﬂand its
buildings, poor living envrionment has been created thus
retarding opportunities for balanced development of man,
Because of the residents preference for horizontal housing,
this, therefore, indicates that planning efforts should strive

to provide the community with this type as much as possible.

The fact that the problem of the housing authority centre on

finance and personnel indicates the med to make the best use

~of avallable resources through rational investment decisions

and the use of adequate controls so as to minimize waste.

The similarity of management concepts and problems ln areas of
comparative findings with the main study area calls for the common
solutions towards their improvement, IV
The fact that th e problems constltute obstacle to achievement of
National Development goals, particularly those of the developing 1
céuhtries including the Third Natilonal Development Plan of Nigerla
(1975-80) calls for urgent solutions through concrete suggestions
if benefits of planning were to be derived, |

The realisation of importance of good public ﬁousing ménagement
through the experience of other countries (discussed in the
literature review) calls for proper attention to this subsector

by the authorities of all countries, particularly those in the
developing stage, if the desire to develop even ly is the national

p;iority.
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5,3+ Proposals for ImgroViﬁq the Méhégehehf of Kulende Estate

{also as Guidelines for Managing Public Housing Schemes)

In order to achieve the social, economicy administrative and
technical objectives that are connected with management of public
housing estates, the followlng policy proposals, based on the

findings and lessons from other countries, are therefore pdvanced,

- . . . - u P I . *
R . B &

a) Sélection of Tenmants and Distribution Systems

To enhance equality of access to public housing as well as
ensure falr treatment of individuals, the selection criteria
should include homelessness,:extreme poverty, over crowding,
occupation of housing lacking in facilities or unsafe for human
occupation, ill«health, old age and they should not discriminate
against the youths,

b) To ensure that the greatest in need are served first, the
dlstribution system and allocation of units should be on the basis
of geed with the aid of 'Point Scheme’,

Sociologlsts, Social Welfare Officers and Economlsts should
bé involved in assigning values to the points and those relating
to need should not be less tﬁan fifty per cent of the %otal value
for a}location..zw | o : ﬁ |
2) FEixing of Rents and their Gallection System
a) Te ensure faimess in the determination of rents and achieve

other objectives of human development, rents should be related

to household shility %o pay and they should not be_discrimi—
natory on inequitable considerations.

By the present condition, 5% and &% of income of low and

middle income familles in Ilorin respectively are what they.

can afford as rent on housing. hence these should be their rent
limita-
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To ensure maximum rate of“EoiiSE%gég;.igiiﬁdﬁce coiiéctioﬁ

from source of income since the residents are mostly salary
earners, The existing co<operation of residents employers

could make this easy to implement,

Apply legal and police assistance, when necessary, to

enforce payment of rents.

Maintenance
In order to prevent rapid depreciation of public resources
introduce programmed maintenance system o
Repalr buildings, roads and drainage channels in bad conditien
to prevent their increasing effects.
Provide dust bins at regular intervals and empty them periodica-

1ly so that environmental sanitation in ihe edtate would vot -
be lackings - .o Lo
Managing Authordty | )
To improve the efficienéy of the Housing Coxporation, provide
adequate staff and assign responsibility on the basis of train-
Ing, experdence and other quality criteria. | '
To cure the deficiencies in the existing staff, intrﬁdﬁce
staff training programme and encourage staff to meet the
requirements of the institution that provides the training.

Control, Co~ordination and Co-operation

To obtaln the best from the employees, increase the life of

materials, as well as obtain good retum from investment, intensify

control at all levels and see to thelr proper applications,

b)

To enforce rules and regulation for managing the estate, extend

the methods of controlling tenants to use of practical methods by

periodical inspection and use of informal means of communication
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{meetings, film shows, campalgns, radio and television

programmes)
¢} To ensure that othor agencies whose services are needed in
the estate respond with minimum delay, apply {nfomal
communication methods through repeated personal call at their
of fices. | ‘

be Public (resident's) Participation in Planning

- a) To encourage residents participate in planning, implement
their suggestions?%ggough the tenant association.

b) To obtain good result in the management of the estate, .involve
residents in planning and development of their area by ldenti=
fying th eir leadecrs and communicate to the residents on their
need to undertake community development programmes through
these leaders,

¢) Co=opt some leaders of tenant association when matters of .
common interest to bhoth the authoxrlty and the residents are
t0o be discusseds This wlll make the residents feel that they
are involved in the decision making when it is heard from one
of them rather than the authority communicating them its decislon.

7) Social Integration and Social Welfarxe

a) To malntain the existing social integration among the residents
as well as achieve this in the proposal for similar schemes ,

the forces responsible for this situation, particularly the: -

mixed development of the estate which provide accomodation for

all income classes and the orientation of buildings that make

two bed room and three bed room units face each other or put
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side by side, and thenondiscriminatory selection criteria,
should be adopted as a rule of operation. ” |

b) For co-ordinating activities of the management particularly
on tenants, a public relation and soclal welfare section
should be established under Estate Department., This should
concern itself with social welfare services of the management
to the residents and should also serve as co-ordinating
machinery in the organisation dealings with other authorities
on informal communication basis. :

8) Bagls for Housing Design and Production

-a) In order to create a satisfactory living environment, basis

- <~ for design should have regard to consumers preference and
- gatisfaction by providing necessary facilities that could
make life in the area satisfactoxily interesting.. :

b) For achievement of maximum housing satisfaction by individhals,
the needs of the consumers as well as their preference sheuld
be the bases for declsion on the types of housing to be
provided and on the design of the building.

¢) Provide door to link sitting room and a bed room directly in

'all the existing units and plant trees in thee§}3?$ particularly

along the main roads, to correct the existing deficiéncy.

5.4s Proposals (Guidelines and Briefs) for the Location and Desion

of Public Housing Schemes/Estates in Ilorin (could be used

for similar schemes in other Nigerian towns with some modification.

A) General Guidelines

In addition to propoérgresidential estates in are earmarked
for such pymposes, in Ilorin master plan report (areas presently

close existing and future major places of work), the following
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specific factors gphould be considered in the choice of a particular
location,
1) Health
To enhance well being of the intended occuplers the area should
be healthy and free from possible disease outbreak,
2) safety
The site should be free from all environmental(pollution air,

water and land)so as to ensure safety of lifes

3) Economy
Avoid rugged, floodable steep slope sitesto minimize cost of

development, maintenance and unproductive works.

4) Convenience
To ach ieve convenience of man, it should be within reasonable
distance to places of work, play and other service areas such
as primary school, shopping centre/market, dispensary when
these services shall not be provided within the estates

5) Integrability
To achieve social integration among communities as well as
achieve compact development, the scheme should not be an isolated
development but integrated with an existing community.

6) Accessibility
To facilitate interaction with other parts of the town, the
scheme should be accessible and served by efficient urban
transport facilities,
A distance of about 750 metres to the bus stop should not be ex-

cosded. so that the residents would not have to treck too far.
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-7 Flexibility

For gradual implementation of the scheme, the whole idea about
it should, as much as possible, be flexib}e-; :

" B) Alms of Design Concepts

m.‘(

The design concepts as a whole should stilve to achieve the
following so as to create satisfactory envrionment where life
could be interesting at moderate costt -

1e. Functionality ;J

g . poemn.

0

2 General accessibility | o ‘ﬁ.:xF 
3. Attractiveness (aesthetics)j ;' o _ .1i .
4, Economys o o - _ '
5. Preservation of the existing soclal pattern, life and values
" 4in the caﬁmunitys DR -
6« General integrability

7. Convenience, and

B, Flexibility in space and its implementation.

) '

Cj Conbonents of the Design
i In order to promote the implementation of Ilorin master plan,
the design of public residential housing scheme should, -as much

as possible, provide for a 'self-contained' community so as to

make life interesting in the estate and to cater for the exlsting
deflciency in the adjoining community. For this reascn, the design
should provide accomodation for the following, in addition to the
bulldings, using the standard recommended in Ilorin master plan,

Ts Kindergaten and primery school, : | |

2 Market or shopping centre, corner shops and restraunts

3. Dispensary or clinic, Y S

4. Places of worshipf.
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5, Community centres
6« Service workshopss

7. Community open sapces house black open spacesy and children
playing field; | : , S

B. and possibly secondary school site where the community being

planned for is very largee.

D= Housing Layout and Deslgn
In order to creste a frictionless commnity that will enjoy
. maximum benefit of housing, the followlng factorssﬁﬁg;dbe considexed
in the design process. ) - |
1e Densitx
The Ilorin master plan recommends a gross density of 250 - 400
persons per hectare for medium density development, The housing
authority could adont this in its hubli.c housing scheme ao as ~
to meet the need of all income clesses in its estatess .

© 2& Plot Slzes .

” For this depeity, the same document méormnends plot elzes of

- 200 - 400 square metres, Thesestandards should serve as bases
for determining areas for development of compounds which the
conmunity prefer most, .
In all c¢ases, ratio of plot width to its dep;i:h. could 59 132,
but nbt less than 137 .5 ﬁr greater than 113 50 as to aveid
frontage wastage, .. minimize cost of infrastructures, and ,
allow for flexibility in building design. For these purpo.ses

ag well, dimension of house blocks should be a multiple of two

house plots in at least one direction.
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Zoning Regulations

Building sizes, heights and set backs should be related to
recommendations in the master plan for the areas where the
scheme is to be located and the local building regulations

so that thepropoged development could conform with the
desired ;o pattern of development for the entire commu-
nity.

Orientation of Buildings

Buildings should be properly orientated to avold hazamdgus
effects of climate and to enhance social integration hy placing
low Income housing units besides the middle income or fronting
the high income famlly housing.

Housing Mix

In order to encourage public participation in planningy design
ofhhousing should provide for sexviced plots for all income
classes so that both Government and private resources could be
invested in housing and consequently enhance social integra=-
tlon of all income classese

The design should also provide for mixing of all types of
housing demanded by the society in such a manner that zelates
well to the site, stroet, space about them and to thelr setting
in the landscape in three dimensional aspectse

Architectural Design

In addition tec satisfying architectural design concepts, the
building design should be flexible to allow for incremental
development by the families, and should encourage use of durable
local materials so as to avoild high costs Provision of one bed

room flat should be discouraged since two unmmarried people can
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be put together, Provision should be made for fixing burglar
and mosquito proofs to all windbws‘aé well as provide direct
link from Sitting room to a ﬂééfoom so that the need of the

p90plé cezould be met.

Ee Efrastructums

1e Roads, Street and Foot paths

To minimize ﬁangerlon the road, sexﬁice streets should meet, as
much as possible, at right angles to the collector.streats.
Prior to the design of the_roads, informmation should be obtained
on rate of cer ownership expected in the estate so that adequate
accomodation for parking facilities would be mades Generally
road hierarchy, based on functions, should be adopted in the
design for distributing traffic in the area, Road lengths should
be as short, adequate and efficient as possible for economic and
funct;onal considerations. o o
Avﬁid culs-de=sacs but where they cannot be avoided keep their
lengths as short as possible, ganerally?ftexceeding 150 metres
and their turning ends sh ould not be less than 15 metres in
radiuss Roads should be of sufficient widths to accomodate
anticipated volume of traffic,
Ensure that minimum distance between two parallel roads is
not less than twice the average plot depth so as-to prevent
land wastage,

Vehicular accessibility to all houses should be ensured for

convinence.
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For pedestrian safety and comfort, provide definite pedestrian

foot path system in the aress Also along the streets, provide

ralsed foot ways to appropriate width for seperating pedestrians

from the motorists,

2

e

4e

5e

Water Supply Mains

Since there is adequate water supply to Ilorin township
from Asa Dam use of pipe borne water in the estate should be
assumed and the design of its plpe network should consider
terain and topography for ensuring free flow of water without

need for pumping.

Electricity and Street Lighting
With increasing demand for electricity this utility should

be provided in the estate and its design of distribution cables

should ensure safety and economy,

Stoxm Water Drainage and Scnitary Sewerage System |
B Possibiiity of combining storm weter drainage with sanitary
seworage system to minimlze cost of development should be
coqs%@g;gd: Their design should therefore consider the effects
of teraln, topography and slope for ensuring free flow and
minimum damage to the appurtenances.
Gazbage Collection and Refuse Disposal Systen

To minimize the cost involved iﬁ collection of garbagé and
its disposal, the possibility of adopting a central disposal .
system with few collection points should be considered in the

genexral networks for the estate,
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Fp, Landscape and Open Spaces

1s The design should provide for adequate landscaping of the
area including the roads so that the environment could be guite
attractive and make moving within the area, particularly during
the suny period, comfortable,

2 Special land marks capable of arcusing feeling and of
which the community would be proud of should be provided.

3e Open spaces should be provided both at the front and rear
of the buildings with the rear ones being larger and integrated
with house block or community dpen spaces,

4s Adequate play grounds for children should be provided and this
should be integrated with community or neighbourhood open spaces.

Se Provide small open spaces 'squures' to house blocks in
Ttelation to density of the buildings and the need ' of the
community on the basls of recommendation in Ilorin master plan.

Ba To achieve beauty in the area, deliberate attempt should
be made 1o organise open spaces by orderly integration of house
open spaces to house block ones and on to communiiy open spaces
soc that they all form part of the overall green system.

T Steep areas, lowlands, rivers, streams should be deliberately
integrated with community open spaces for enhancement of aesthetics
in the arecase.

5¢5s Proposals for Improving Financial and Personnel Problems

of the Kwars Stste Housing Coxporation (could be used by
similar aythorities)

Generally all public agencies have the limitations impcsed on
their activities by the statues establishing them hence their use of

lnitiatives are constrained by the powers granted them in their
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2 Joint Partnership in C TU Indus

Given the employment of skillful personnel, partnership could:

be formed with the State Invest Corporation for the purpose éf
running “a joint construction: firm on medium scale, Profits £ rom
this should b e diverted to solving housing filnancial pxnblems:
- 3¢ " Participate in Money Market .
‘Invest moneys not immediately needéd in Etocks,‘shates, debentures
and other securities so that th ey could appreciate in value by the
time they would be needed,

4, Establish Savings and Loan §ghema’(pup}ic participation in planning)

Funds from Fhis could be used in granting loan to the public at
"msderate interest rate for housing development, This too will hglp

in so}vipg housing problems as housing supply would be increased.
SimiTar authorities in Oyo and Lagos States are in practice of this,
5. Cbtain Loans from Financing Institutions

Opportunities should be utilised in obtaining loan from both
local and international financing ihstitutions as long as the authori-
ty (borrowing) shall not be put in disadvantageous position nor
jeopardize national interests,

6e Adeguate Control on Available Resources

Since experience all over the world indicates that resources
are not always adequate to meet all the requirements, and that they
are also difficult to obtain as loans, it therefore becomes necessary
to control the available financial, human (staff) and material
resources for the purpose of getting the best result from their i
utilization. For this reason, investment decisions of the authority

should be based on satisfactory analysis with the aid of evaluation
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techniques as Cost _-ncfit /nalysis, 2lanning Balance Sheet, Goal
~chievement M1trix,

Also, increased productivity of the staff could be achieved
by use of such planning and control mech anisms as the Project
Evaluation and Review Technique and Critical Path Method while
material resources could be controlled to minimize waste by vpbdlding
existing control practice in the store and by putting the materials
in various departments under the direct control of the he ads of the
departments,
7. Maintain Consultancy Services

¥hen the organisation is adequately staffed with highly quallfied
and experienced professionals it should run consultancy services
in Town Planning, Architecture, Valuations, Quantity Surveying,
Accountancy and Engineering on relatively lower charges so that it
could be well patronized by members of the publice However, its
method of implementation should follow the system currently in use
in National Universities where both the authorities and the technical
staffs involved share in the retum, This is necessary so as to
achieve the best of ‘both the primary and secondary services of the
technical staff,

Bs Recommendations on Personnel Problems,

1+ Since the authority cannot employ outside the provisions of Civil
Service rulesy its policies on staff should reflect rapid promotion
prospects so as to attract the necessary personnel.

2+ Employment offer to technical personnel should include such
incentives as generous housing and training opportunities since these

usually form the targets of man's aspirations.
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5.6 Broposals for Solving Housing Problems

Statistical evidence show that housing problems in Nigeria
exist in both qualitative and quantitative terms,

With this situation it therefore becomes necessary to evolve
comprehensive stategies of legal, technical, financial, institutional,
managerial and administrative characteristics like those suggested
below for allevizting housing problems in both our urban and rural
areas,

1 People's Responsibility for Housing

The government in its formulation of housing policy should, only
aim at providing the necessary legal, financial, technological,
institutional and administrativa framework for the people to contri-
bﬁte their cash, material and labour resources in producing their
own housing, It is this method John Tumer (1976) described as °
'Housing by People' and the approach planners believe to be most
effective in providing solutions to housing problems because of its

greater ability to offer maximum possible housing satisfactione.

2+ Public Participation in Planning (Managing people to

provide their own housing),

With the above stated policy and government aids, the public
should be managed to provide themselves with housing through s'uch
second best solutions as self-help housing schemes (in all forms)j
cE)-operative housing, and site and service schemes,

This will allow resources allocated to housing go round as
many pecple as possible, .

Given this situation, it therefore means that implementation

of public housing would be limited to provision of housing for
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economic and physically handicepped citizens or to cases where
it is necessary to provide housing close to sources of employment
for -reasons of convenience and efficiency

3, Pzoper Caxe of Exlsting Stock

Most housing policles in the past concentrated on bﬁilding_{
of new residential areas as means of solving housing problems
without serious thought on the existing stock. But ideally compre-
hensive housing policies should include provisions for upgrading,
rehabilitation, renewal of exdsting stock so as to ensure that the
quantity and quality of housing available at any time does not fall
below acceptable standarde Falr approach towards this is by physical
and social improvement of human environments (including villages)
through provision of such lacking faeilities and services as roads
and street, water, electricity, primary school, market, dispensary,
open gpaces and building maintenance which are capable of ilmproving
quality of living environment.

4, Imnediate Implementationof Credit Faclilities to Middle and

Low Income Families

Government should implement its recent decision on extending
credlt facllities to the citizens in low and middle income classes
and this should include the self employed and the poral dwellers if
remarkable progress 1m to be made in our efforts towards solving
national housing problems.

5« Improvement of Local Building Industxy

Research should be intensified on use of Local materials for
building construction so that they could serve as better substitutes

for imported materials,
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The efforts and achievements of responsible authorities
should be widely publicised., In addition to this, measures should
be taken to improve intermediate construction technology through

 practicalitraining to the large illiterate craftsmen,

6e Subsidy on Prices of Building Materials

Baslc bullding materials, such as cement, iron sheets, timber
should be subsidized through aids to their producers so that their
sale prices could be moderate,

In addition to this, prices of basic building materials should
be controlled so as to prevent a situation that could lead to

galloping inflatione

7. Increase Supply of Land for Housing

The States' Land Use and /Allocation Committees should speed

up their efforts in processing applications for plot allocations,
The provisions of the Land Use Decree (1978) should be amended to
make it possible for those individuals who have resources to acquire
and develop large scale housing provided the rents payable on them
shall be consistent with public policy,

Security .of tenure should be granted to participants in the
cases of self-help, co-operative 2nd site and service housing
schemes,
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8. Application of Réqional Plann ing to National Develoggg

‘The current practiéé of céhceht;ating industries in few urban
R LA ;~rm" SRR R
centres has similarly given r:se to undua concentration of popula—
*2 e ek --:“. i e

L LR Nk o L

tion in these cltles; o _ | ;

:;.-u S : R

“”Ii% Haédéléo resulted into appraciablp neglect of our Iural

T8 et dreandenc kb v ik
atess to such an extent that the environments repel mnst of thair

oo

inhabltants partlcularly the youths hencé thexe 15 high rate of

L & R A 0 by

migfation o the pzimate cities for satlsfacfion of human ecanomdc,
social and educational desirss. '§THI | ‘ _

Te arrest this situation, efforts should thefeforé be:geared up
towaid§ s§;tial'distiibutibn of éevelopment activitiqs through
Regional Plénning'strateéiea which are capable of improving the
conditions, in both rural and urzkan areas and conssquently result
into §reater development of ocur societys | |

-t
547 Propasals for Research

" Arising from this study are a fewcpmstigns which, b&lfﬁeir
nature, are significant to achievement of nationalﬁobjectives
particularly in the housing sectox,

Because of this reason, they demand uréent attention through
research into them so that. our efforts towards solving national
housing problems could become convincingly beneficial to all,

Among others, the following are suggested for immediate
research,

1s 'Points Scheme' of Allocation

Study on this should consider what values or welghts are to
be attached to soclal, economic 2nd political criteria for selection

of tenants into and allocation of units in the public housing so
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that maximum benefit could be derived from tﬁe séheme by adOption.
of the method to distribute units to the people in order of the
magnitude of thelr housing problems, | | |

2« GCollection of Rents from Sou:ce of Income

Research into this should evaluate the prospects and problems
involved in implementing this system of collecting rents in the
management of public housings In the process efforts should be

requirements
made to critlically identify and analyse the app-noah/Eo make this
a success in its implementation, S |

3¢ Self-Help Housing

Since 1t has become crystal clear that the most realistic way
of solving our national housing problems is through self-help
housing it therefore becomes cruclal to conduct a study on this

so that it
systef}could be implemented in our soclety, particularly in urban
centres,

Approach to this study should include comprehensive analysis of
soclal, economic, technical, administrative and institutional

factors that would be involved and how they could be integrated

1o produce desired resultis,
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CHAPTER VI

TDMPLEMENTATION AND CONCLUSICN

An X=ray of the proposals advanced in this study would
undoubtedly require the participation of all levels of government
and the public itself for their implementation. For this reason,
implementation strategies have, therefore, been grouped under characters
to be involved for their execution and each personality should act its
part most fairly so that the union of all the efforts could produce
satisfactory results,

fel1e Federal Govemment

Te Proposals on criteria for selection of tenants, distribution
system and fixing of rents on public housing schemes undertaken or to
be undertaken under its housing programme should be implemented with
minimum delay and necessary directives should be given to State
governments and their housing agencies to comply with same accordingly,
2e Proposals for solving housing problems should be incorporated
in the national long term goals for development and they should be
considered in the drafting of the periodic National Development Plans.

6e2+ Kwara State Government (and similar bodies in the country)

Te Proposals om avoidance of discriminatory rents based on factors
not supported by equity, and those on co-operation with the housing
corpor-ation in achieving its objectives should be implemented soonest,
2e Proposals on housing by the people, at the State}ggslself help
housing should be seriously considered in drafting of its State's
Development Plans,

Its Ministries of Lands lorks and Housing, and Local Government

should be vigorously involved in implementing such housing policies.



6,6% Conclusion

'u'Based on the fihdings of this study, the problems being
experienced in the management of public housing estates, parti-
cularly Kulende estate and similar ones in this country are those
ardsing from the mistakes of man in his decision making processess
However situation would . - improve' as scon as we are educated

enough by the lessons of others,.
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* ABPENDIX
AHMADU BELLO UNIVERSITY, ZARIA
. M.Sce URBAN AND REGIONAL PLANNING RESEARCH
| QUESTTONNATRE .

Dear Sir/Madam,

I am a post~graduate student at Ahmadu Bello University, Zaria.

Purpose of Survey

The following questions are for the puxpose of knowing how
this estate is being manageds The completed questionnaire would
.%ssist me in khowing' where problems exist in the fnanagerﬂent of the
iI_Jeatate and; on' this basis; make reconmendatiéris to the relevaht

authorities for i.m;')rovement.

Required Action
I will therefore be grateful if you will kindly and MOST EATRLY
answer thé 'que"s:ti.'onfs‘. on the attached sheets.

Guaranty of Information

I assure you that all infomatio.n given in this questionnaire
s.lll;all be treated in strict confidence. For this reason, do not write
your names on the .qurstionnaire.. |
;I-Call Back | _ L . _

I shall céi:l_ in few hours time to collect the completed
a.:.q.ue.s'.tiome.lire..
Thanks for youi .co-dperation.'.

SRESIT R Yours sincerely,

MURI ADI

M,Sci Urban and Regional Planning Student,
1978/79 Session.
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QUEST ICNNAIRE

NOTE

A Each question is provided with alternative answers. You arc
therefore to thick in thé box { ) esge - ERPSY against the
answer most appropriate AFIER you have re¢ad and _unde_rstood the
question. - ” |

B In féw Eases, youlazé fequired to provide your own answers..
Happy Readiné.

I e

1.hNam Of EStatev.....-..;.-.-..l-.I..'".Tom‘.'..“...‘....
3, Totel Number of people living in this Unit?
Mal"e.."‘...“‘..‘.'....'....‘.....

Female.‘...’.I....l.....l.l.l.l..‘.

3e Total_ number of children in this units-
) | Specifyeesecesoontnsveresvsevnenane
4, a) Total number of children still in primary school in this
unite SpecifYeessvoctosccecsavcsrvsases |
b) Which primsry schools children attend? Give names and areas =
~in the town.......;.........;...{,.;;.. . |
5. Religion
Islam { ) Christianity ( ) Others ( )

6. Main Occupation

Government enploye&, :including Teaching
Private Colgpany or Fim |
Self-employed (Trading, Crafts)
- - ,

Others

e T e T T S e ]
Tt g gy e A
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7. Highest educational qualification or training obtained 3~

Primaxy ( )

Secondary or Trade Centre ()

Polythesnics or Professional | ( )

University - ()
8, What is your annual basic salary or its estimate?

Below M1000 { )  ®1000 - N2000 ( ) MN2001 - N3000 ( )

N3001 - ¥4000{ ) B4001~ M5000 { ) Above MSCO0O ()
9, &) How long have you lived in Ilorin before you won an sllocation

in this estate?
" Under 1 year Y  1-2 years ( ) 3=4 years )
57 years ( ) oAvove years( )
b) How long have you lived in this unit?
Under 1 year ( ) 1-2years { ) 3-4 years ( )
5«6 years ( ) Above 6 years{ )
PART I
Te Iype of Dwelling Unit

... Three Bedroom type { ) Two Bedroom type { ) One Bedroom type { )
2¢ Type of this housei=
Campound Type ( ) Terrace or Row type ( ) Storey Blocks
of Flats ¢ )
3, House type like most:~
'a) Compound type with seperate courtyard and smenities ( )
b) Compound type with common courtyard but seperate
amenities )
4, a) What do you like most about this dwelling unit?
Usgable space { i') Amenities (e.g. water, wew. electricity,
| - shower ( )

Courtyard ( ) Primecy ( ..)



S
b} What do you dislike generail% about this dweiling.uﬁit? ‘
Inadequate Space ) Insufficient amenities ( )
Lack of direct link between sitting toom and a bedroom ()
Poor ventilation ( )
5 a)} How much do you pay as rent per month on this unit?
W-10 () M1-20 ( ) ®21-30 { ) H31~40 ( )
M41.50 () Ww1-60 ( ) Above WO ( )
b) Do you promptly pay this rent?

Yes ( ) No ( )

"If No, why? Nobody class to collection ( ) Occasional
financial problem ( ) Collection Cfficer will no; étay
" dn the office ()
PART III | |
Te Whéf is your opinion on the madntenance of this unit or house?
Good  { ) Fair ) Poor = ()
2e When.thars is any structural or service fault in this unitg do
you immediately report to thelhousing authority?
Alweys { ) Occasionally ( ) No ( ) -
3, lhat major additions or changes have you made to this unit?
None { } More windows { } Added warrobes ( ). .
Kitchen fittings ( ) Change the door ( ) Sanitary
fittings ( )  Install burglar or/and mosquito proofs (- )
4o lhat is your general opinion on the maintenace of this estate?
Satisfactory ( ) Fairly satisfactory ( )} Not satisfactory ( )
54 a) What do you hate most on maintenance of this estate? |
Bad drainage { } Bad roads ( ) Disrepair. of buildings { )

Dirty environment ( )
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100

b) What do you hate most about the estate?.
Lack of primary school ( ) Lack of children playing fleld ( )
Lack of shop or market _( ) Far from town ( )

a) Do you feel always disturbed by your neighbours or their

belongings? Yes () No ( )

b) If Yes, what is the main source?

Children's play and cry ( )} Playing music at high volume ( )
Animals ( ) Family quarrel ()

c) If animals, meNtion NAMESesiessvvsssssssecsissicsanasorvasnsns

a) Have you made friends with some people in this estate?

Yes { ) N )
b) Do you sometimes visit them?
Yes () No. { )

a) What type of vehicle have you?
None ( ). Bicycle ( } Motorcycle ( Y Car { )

b) Do you sometimes give 1ift to people in this estate?
Yes { 3 No ( )

THANK YOU,
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