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"Human settlement policies should aim torimprdve

the condition of human settlements particulariy by
promoting a more equitable d%stribution of the benefits
of development among regions;'and by making suc¢h benefits

and public services equally accessible to all groups."

-

.
@ )

Habitat, 1976
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ABSTRACT

-

~ The crucial role which housing plays in the economic life
of a nation is manifested by physical structures, construction
of which reaches its highest peak during periods of economi.c
boom. The social, physiological and cultural significance of
housing, however, is most sharply perceived and most deeply
experienced if the housing needs of large segments of the
population are not met. Due to the prevalence of substandard
housing in many Nigerian cities, the dissertation examines
relationships among government expenditures, urbanization, and
urban overcrowding.

Oon the urban housing demand side, the empirical finding

is that rapid urbanization (accentuated by urban-bias in
resource allocation) increased the demand for urban housing in
Nigeria from '1970 through 1980. As more people "voted with
their feet" by migrating to the growth poles, the size of the
urban housing deficit increased. To lay their heads somewhere,
many rural-to-urban migrants crammed themselves into substandard
houses, which further degenerated into tenements of squalor.
Oon the urban housing supply side, the empirical finding
is that the urban housing deficit in Nigeria ‘emanated from a
combination of inappropriate K development budget shares, in-
adequate responses in urban development policies and programs,
and a rigid adherence to high, foreign building standards and
criteria. ‘As a result, while relatively few urban dwellers
consume high-quality public housing as income-in-kind, large
segments of the urban population are severely limited in terms
of both the quantity and quality of housing space and amenities
which they consume. :

To mitigate the acute housing shortage, and the environ-
mental health hazar8: which substandard housing generate,
resource reallocation towards Basic Needs, especially sogial
housing, is deemed necessary as a result of this investigation.
In addition, a rural-based settlement strategy is required in
order to enforce "Development From Below” and to mitigate the
national urban drift syndrome which is a major contributing
factor to Nigeria's national urban problems.

-(v)_
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CHAPTER 1

INTRODUCTION

1.1 Subject Matter of Dissertation -

Nearly all countries, rich and poor have a housing

problem. But the nature, size and incidence of housing,

‘problems are different, in different countries. In countries

where population growth is faft, ‘and change in spatial
population distribution rapid, housing problems tend towards
exasperating proportions. For, ‘more often than not, sub-
standard housing arises, urban overcrowding occurs, and
squatter settlements characterize the sprawling cit_ies.

The federal Republic of Nigeria p.rovides a)-.good éxample
in which to investigate the nature and magnitude of urban resi-
dential housing deficit, and the incidence of overcrowding in
urban areas. This is in pa:;'t because the c'?:untry is large,
with an estimated population of 87 million, and per capita
income of $800, in. 1981 (Federal Office of Statistfcs, 1984).

Further, and as in most developing countries, government

expenditures and economic growth in the country are Jlargely-

‘urban—based, the populgtion rate of growth has been in excess

of 2.5 per cent, per year, and rural-to-urban migration is

seemingly an endless train. There is, therefore, the ever-



present debate over what should be government investment

priorities: whether on Social Basic Needs,l or in the

directly productive sectors.2

This dissertation is prompted in part by the fact that
the Nigerian Federal Government was signatory to the accord of
United Nations Conference on Human Settlement (Habitat) in
Vancouver, in June -1976. The Habitat accord embodied commit-
ments3 to tackling problems of housing -- the territorial
habitat within which humanity lives, works, raises thé family
and seek physical, spiritual and intellectuai well being
(United Nations, 1974). Since the Nigerian urban housing
problem has been recognized'as a basic need (Third National
Development Plan, 1975-80), this study can be viewed as an
assessment of the degree.to which Nigeria's Habitat commitment
has beeﬁ met...

Nigeria is a prototype 0il exporting developing country
where five-year development plans have been institutionalized
-fhrougb central planning. Since the attainment of political
independence in 1960, development plans have been formulated
- and launched for four periods: (i) 1962-68, {(ii) 1970-74,
(1ii) 1975-80 and, (iv) 1981-85. |

In theory, an underlying fiscal principle of resource

allocation in Nigeria is the notion of horizontal fiscal

- .V;éiéf.s’.
Dl T
—

2t i,

balance, or that equals should be treated equally, so as to

induce horizontal equity (Second National Development Plan,

¥

LY




1970-74:32). Towards that end, the federal government plays
the leading role by ailocating major capital expenditures, and
" by financing the bulk of state (provincial) development
programs through transfer and equalization payments (Federal
Ministry of Economic Development, 1970:33).

Although the lofty principle of equitably allocating
development e#penditures between people and among regions in
Nigeria is horizontai fiscal balance, the rural areas have been
short—changed (Olatunbo;un, 1975). Urban-bias in resource
allocation has been the norm. Propelled by the (OPEC-driven)
oil-price boom in the 1970's, economic growth has been spurred
in urban areas and within wurban-sectors, by expenditures on
capital intensivg industries and technoiog&—intensive infra-
“structural works. The mass of .Nigerians residing in rural
areas received few benefits from growth through the channel of
government capital expenditur®s, and even fewer ben.efits
associated with direct, ‘indirect, or induced multiplier
effects. Therefore, many rural reside;'nt;s. "voted with their
feet", so to speak, by migrating to the growth poles'.‘

It appears that many Nigerian cities, including Lagos,
thé former capital, now manifest aspects of what is commonly
referred to as the "urban problem" (Lithwick and Paquet, 1968;
Lithwick, 1970; Roberge, 1974; Glickman, 1980; Wellar, 1981;

Wellar, 1982).
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That is, due to heavy rural—urban'migration beginningfin
1954,_and apparenﬁly inadequate government responses in urban
development pricies and programs, heavy pressures have been
imposed ‘on the residential housing stock,' as well as on
‘associated water, sanitation . and health facilities and
servicbs.  Consequently, as & result of an apparently widening
gap.&between demand for “and supply of housing, the shelter
situation in Lagos and other cities may be characte;ized at

present as having two recognizable components:

(1) A formal or legally built component in which

overcrowding and over-utilization occur; and,

(2). A slum or squatter component, which lacks such
household ‘amenities as:

(i} water, _

(ii) £lush toilet, and,

(iii) electricity.

4

[

In response to the author's observations -in Nigerian
cities and review 6{\:vailable_information, the dissertatiqn is
concerned in general “with examining relationships among govern-

ment expenditures, urbanization, and urban overcrowding.

s)ﬂﬁ’ : ' ~



At a more detailed level, the research is organized

around the following related activity eléments:

(1) Document and analyze, at the national and
sub-national levels, the spatial and temporal
dimensions of housing demand and supply in selected
Nigerian c¢ities during the‘ four development plan

periods (1962-68, 1970-74, 1975-80, and 1981-85);

(2} Document and analyze the key factors and
forces behind urban housing neeés resulting from
rapid urbanization,' and the national housing
policies and programs designed to deal with the

urban housing needs;

(3) Conduct a field or case study exercise in
selected neighbourhoods of Lagos to gain insight
into the.present state of the housing demand-supply

8

situation. and process; And, as a related task,

"

(4) Forecast urban housing trends in Nigeria for

the planning period 1985-1995.

1.2 Significance of Research

The line of inquiry followed is similar to that pursued by

studies that measure the effect of state policies on urbaniza-



-

I

tion (Peek and Standing, .1982; Jimenez, 1982; Wellar, 1982;
Struyk and'Tuccillo, 1983; Hé;loe and Martens, 1984). However,

unlike these previous studies,'the links between urban outputs

and factors that influence thém as a process are explored.

Since each dwelling unit yields different levels 4nd qualities
of housing serviées, a deeper understandin§ of why differences

exist in the consumption of urban housing services, is pursued.
L

1.3 Scope of the Sﬁudy

There are,- of course, various ways of basing an examina-

tion of the adequacy of housing. Seven housing attributes are

. ' . @
depicted and related in Figure 1 to illustrate the nature of

T

inquiry possibilities:

(ad ‘basic shelter;
(b) land;

(c) amenities;

(d} wutilities;

(e) location;

(f) density; and,

(g) cyclical (in)stability.

In this dissertation, the principal interest is in the
stock and quality of residential housing .in the Nigerian growth

&
poles.4 In particular, the inquiry seeks to ascertain whether



FPIGURE 1

'ELEMENTS OF URBAN HOUSING ADEQUACY

-~ h—
olicy Area Primary Attrilbutes or

Qutput Characteristics

Social Indicators:
Possible Proxy Variables

T i Multiple

HOUS ING

ii. Single

a.

basic shelter

land
amenities
utilities
location
density

cyclical
instability

" basic shelter

land
amenities
utilities

location
density

cyclical
(in) stability

% population in standard/
substandard housing; mean
cost for family of 4;
persons/room

land area/resident person;
mean distance from park land

facility capacity/people
served

% residences served; .
frequency of garbage pick-up

mean time to Central Business
District (CBD)

people/acre

growth rates of new multiple
dwellings; multiple dwelling
expenditure as % of GDP:

Trends in multiple housing buaget
shares relative to other

Sectorss i

% population in standard/
substandard housing; mean

cost for family of 4; persons

per room

lano area/resident person:
mean distance from park land

facility capacity/people
served

% residences served;
frequency of garbage pickup

mean time to CBD
people/acre

growth rates of new single -
dwellings; single dwelling
expenditure as % of GDP;

Trends in single housing budget
shares relative to other

sectors.




overcrowding is present and, if so or not, to isolate factors

and forces which produced the identified housing demand-supply
situation. Hence, although all the housing attributes noted
above are important and merit study in their own right,
atténtion is focussed here on attribute (a), basic shelter, and
the associated incidence of the overcrowding characteristic.

In order to assess the incidence of overcrowding, given the

stated central concern for basic shelter ((a) above), the

Nigerian planning target of 2.0 persons per—room is used as a

benchmark (Central Planning Office, 1970).

1.4 Organization of the Thesis

The introductory Chapter 'presented the subject matter of
ihe dissértation as well as its objectives and relevance. In
addition, the introductory Chapter referenced thg fundamental
attributes associated with the "essence" of housing and in par-
ticular its adequacy. It was acknowledged at the outset that
while all the attributes are fundamental to a comprehensive,
synthesizing treatmént of housing, only one attribute -- over-
crowding -- can be acéorded e&n—depth consideration in thié
study. |

Chapter -2 deals with the theoretical issues, and
establishés theﬁmethodological basis of the dissertation.

~Urbanization trends and the emergence of ﬁrban housing

- problems in Nigeria are 'discussed in Chapter 3. Subject to



data limitations, the nature and magnitude of urban housing
needs are i?entified- inh Chaéter 4; and, in Chaptér .5, the
national housing poiicies and programs brought to bear on the
‘urban housing problems aré analyzéﬁ.

Chapter 6 presents the empirical fiﬂdings, with special
éttention given to”.the stétistical tests of the research
hypotheses. In Chapter 7, a casé-study approach is used to
report on the present housing cond;tions in selected
neighbourhoods in the city of Lagos. An urban housing forecast
for the decennial'periodj l985-;995, is presented in Cﬁapter 8,
together with an assesémeﬁt of the future of urban housing
markets in Nigeria. . - |

Fina]ly{ Chapter 9 presents“the summary, conclusions and
selected concerns or topics to be addgessed in future urban
housing research in Nigeria. The summagy of the stﬁdy sequence

is presented in Figure'2.



meme: - STUDY SEQUENCE

Literature Search e @xamine available literature on housing policies
<and programs

Data Search ~  —————— examine fime series data on government
' : expenditures, urbanization and housing conditions

CHAPTER ONE wom—mmes |ntroduction

18 ) establish the research problem, namely:-

i - investigation of - govérnment expenditure,
urbanization and wurban housing condition
(overcrowding) relationships

CHAPTER TWO ——— Theoretical Issues :

identify gaps in 1he'literature and establish the
-research methodology

CHAPTER THREE ———— Urbanization Trends and the Emergence of the
Urban Housing Problems

analyze urbanization trends and the emergence of
urban housing problems

CHAPTER FOUR  =——————  National Housing Needs in Nigeria
. . analyze the nature and magnitude of urban
. housing problems induced by rapid urbanization

CHAPTER FIVE ~————  National Housing Response in Nigeria
-analyze national housing policies and  programs
designed to supply urban housing '

CHAPTER SIX —————  Empirical Findings

develop and test research hypotheses on
government expenditures, urbanization and urban
housing conditions (overcrowding) relationships

CHAPTER SEVEN -—————  (Case Study °
report on housing conditions in Lagos, in 1985

CHAPTER EIGHT —————  The Future of Urban Housing Markets in Nigeria

.+ project and asses the future of urban housing
markets

CHAPTER NINE - Conclusion and Implications For Future Research
‘ summarize dissertation objectives and findings,

, and suggest avenues for future research on urban
housing in Nigeria
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FOOTNOTES TO CHAPTER I

Conceptually, basic needs consists of two elements:

First, the minimum requirements of a family for private
consumption: adequate food, shelter and clothing; and,
Second, they also include essential services provided by
and for the community such as drinking water, sanitation,
public transport, health and educational ~facilities.
However, among the plethora of human needs, water, food,
shelter, health services and education constitute basic
needs (Seers, 1969; UNESCO, 1976; Seers, 1977; Habitat,
1976; Streeten, 1977; Streeten, 1979; ILO, 1981; and Seers,
1981}.

In the Nigerian system of capital expenditures, the
directly productive  sectors incliude: manufacturing,
agriculture, power and transportation (Second National
Development Plan, 1970-74).

Prior to the 1976 Habitat accord, other conferences on
global social issues included: Human Environment
~(Stockholm, 1972), Population (Bucharest, 1974) Food (Rome,
EQJA) and the Role and Status of Women (Mexico City, 1975).

The growth poles are: Lagos, Ibadan, Kano, Ilorin, Port
Harcourt, Kaduna, Maidaguri, Enugu, Benin City, Jos,
Calabar, Sokoto, Aba, Onitsha, Abaokuta, Ondo, =2Zaria,
Warri, Sapele and Ikot Ekpene.
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CHAPTER 2

THEORETICAL ISSUES

2.0 introduction

In this chapter reference is made to the origin and
nature of the Nigerian urban housing shortage, and substandard
housing cohdition, before moving on to identify gaps in the
literature which seek to explain the occurrence of such housing
problems in urban areas. Thereafter, the rationale underlying
the selection of urbanization and government expenditure
patterns as the explanato¥y variables are bresented, followed

by elaboration of the research methodology.

2.1 Origins and Nature of the Nigerian Urban Housing Shortage,
and Substandard Housing Condition

—-—After resource allopations to, and implementation of four
national development plans (Figure 3), it can be held that
Nigerian rural-to-urban migration accelérated due to "develop-
'ment from above"” strategies.1 That is, rural-urban migration
accelerated becausé econcmic growth in Nigeria was urban-based
(Figure‘4), and did not tricile down to the rest of the Eountry.

Because the mass of the Nigerian people residing in the
rural areas received few of the  benefits of growth, either

through the channelinhg of Government expenditure or through

their multiplier effects, many migrated to the cities, putting
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FIGURE 4
1

URBAN BIAS IN GOVERNMENT EXPENDITURES
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severe strain qgn city housing and urban sanitation. Since many
oflthose who migrated to the cities are 'ill-housed', there is
a housing problem in Nigerian cities, including Lagos, the
commercial centre and former capital. |

The period 1960 through 1975 saw almost complete neglect
of matters related to the supply of urban housing in Nigeria.
With heavier migratiocon .following the o0il-induced wage hikes

beginning in September, 1975, housing conditions which had been

bad (for the poor), for two decades, worsened.

With respect to the nature of the urban housing problem
in Nigerian cities, the following observations are indicative
of the extent and degree to which a problem exists. -

Ag determined by the 1975 National -Housing Survey, "type
O" or substandard housing constituted&ﬁl%.of the total wurban
residential housing in Nigeria.2 In 19&5{ sver 70 percent of
urban low and middle-income groups were housed in rooming
apartments; where density exceeds 1,000 ‘dwel;ing units per
hectare. In Lagos, these apartments housed over 80 percent pf
the population (Seers, 1981:119), with over 3 million urban
households in the céunﬁéy lacking adequate housing (Anusionwu,
1981). - |

Furthermpre, whilg 2.0 persons per room was chosen as the
government.planning target, in all Nigerian cities at least 3.6
persons currently sleep in one room. (Seers: 1981:120).

In addition, many low income groups pay more than 40

percent of their monthly income in rent, and the excess of

Ve
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payment over the government standard is positively correlated
with urban housing shortage (Seers, 1981:120).

Although the private sector is vigorous in house
‘building, most new ﬁrivate and government houses are designed
for the middle and high income groups. Consequently, the gap
in dwelling suppiy is being filled by slum and squatter
dwellings. In Lagos, and in other large cities in Nigeria,
manyAmigrants are sleeping on the streets, in the open air. It
is necessary therefore, to explain the réot causes of the
Nigerian urban housing problems. To this extent, we begin by
reviewing the literature which seek to explain the occurrence

of , and the scolutions for, urban housing problems.

2.2 Review of Literature B

Perceptions on the need for and effect of housing
policies and programs are influenced by éisciplinary biases.
Since public policy is‘purportedly designed for the welfare of
the people as a whole the literature review begins 'with the
work of economists. Thereafter, th? approaches taken and
perspectives offered by geographers, sociologists, regional

scientists and planners are examined.

2.2.1 The Economists' Perception of Urban Housing

Three dominant themes stand out in the vast economic

literature dealing with urban housing.

-
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(1) The changing structuré, conduct, and perfofmance
of urban housing markets (Maisel, 1953, Kelley, 1959;
Lloyd, 196l1; Grebler and Maisel, 1963; Needleman,
1965; Dennis and Fish, 1972, Cooper, 1973; Smith,
1974; Mills and Oates, 1975; He;;hkovitz, 1981;

Hardoy and Satterthwaite, 198l1);

(2) The inter-relationship between residential

housing and urban standard of livihg (Bogue, 1949;
Alonso, 1961; Needleman, 1965; Muth, 1%69; Blanco,

1969, Carliner, 1973; Straszheim, 1975; Artle and

Varaiya, 1978; Weiss, 1978; Hitchcock, 1978; and

Fallis, 1985; and,

(3) The macroeconomic importance of housing,
especially the role of housing as an economic
stabilizer; That is, consideration is given to the
use of housing as a—pré—cyclical or contra-cyclical
economic  policy instrument {(Goldberger, 1969;

DelLeuw, 197)1; Sterlieb, 1971: Swan, 1973; Rosen,

1974; Schnare, 1974; Schnare and_Struyk, 1975;

Kearl, 1979; Follain, 1982; and Trebilc ck et al.,

1982).

17



An important finding from economic perspective of the
' housing market -- housing as an element of stabilization policy,
and housing as a development instrument.—; is_that the housing
industry generally reflects what is happening in the ecdnomy.
In effect, when economic activity is slowing down and unemploy-
ment is high, few new houses are built’ or bought, scme
cOnstruction° workefs are laid off, and unemploymént worsens.
On the othér.hand, when there.is a greét deal of activity in

4
» 4 » (3 L]
housing constrliction, many workers are hired in construction

and relatedl enterprises .-- lumber mills, brick yards, steel
millslwipaihﬁl fgétories, furniture industries etc. Hence,
events in the housing industry have repercussions which extend
beyond the housing industry to other related sectors of tﬁe
economy as well.
while the unifying notion of housing markets as utilized
in the economic 1literature forces one to view the™ complex
system in which consumers demand housing, and builders,
financial instituﬁiohs and governments supply it, the concept
of housing markets does not fully portray the differences in
housing services.
As Straszheim aptly noted, the housing market involves an

uncbservable theoretical entity called housing service, viz:

benefits or disbenefits for Dbuilders, owners and renters
(Straszheim, 1975:20).
That is, since different kinds of housing are available

.
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in different submarkets - (formal and informal), each dwelling
unit yields different levels and qualities of housing services.
Consequently, if housing deficits are huge and housing
gaps are being informally filled by shacks, slums and squatter
settlements, then the root causes of the housing problem and

To be meaning-

~urban gentrification3 remain to be e

ful, and as maintained in this study, such an explanation must _

shed 1light on relationships among urbanization, government

expenditures and urban overcrowding, and must also “~elaborate
] ‘ .

the social forces which influence urban overcrowding as a

process.

2.2.2 Perspectives of Geographers, Sociologists, Regional
Sclentists and Planners on Urban Housing

For other writers such as Geographers, Sociologists,

Regional Scientists and Planners, etc., discussions of housing

or housing quality and related considerations, in rural and.

urban environments, have proceeded on two major fronts. First,

the metaphysical concept of quality of housing and its environ-
ment has been examined. This has entailed examination of such

guestions as:

\\/
(i) How is housing quality and its environments

defined and measured? (US Bureau of Census,

1967; US Department of Commerce, 1968; Wellar,

1969; Duncan, 1971; Wellar and Graff, 1972;

.v'\;.
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Dwyer, 1975? Michelson, 1979; Drakakis-Smith,
1981; Peil, 198l; and Greer-Wootten and

Validis, 1983).

(ii} How 1is housing related ¢to its environment?
(APHA, 1945; Wellar, 1969; - McGee, 197i;
Ermuth, 1974; Bourne, 1976; Gillingham and

”

Reece, 1980; and Atkinson, 1982).

{iii) what are the relationships between the physical
and functional attributes of housing and its
physical, social and economic environments?
(APHA, 1945; Wellar et al., 1968; Michalos,
1978; Michelson, 1979; Milbrath, 1979; Mckay
and Cox, 1979; Milb;ath, 1982; and Greer-

Wootten and Validis, 1983).

{(iv) How do housing and its physical, social and
economic environments affect an individual's
mental, physical and social well-being?
(Perloff, 1969; Wellar and Graff, 1972:
Porteous, 1974; Speare, 1974; Zapf, 1975;
Pickvance‘et al., 1976; Wexler, 1979; Gilbert
and Gugler, 1982; and Rapport, 1982).

Second, housing‘and its environment have been considered
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pragmatically in terms of the significance of related programs
and projects to persgns who are affected. Kinds of programs

and projects which comie to mind include:

(i) urban renewal;

(ii) plé%ninglof new subdivisions and public housing

dégelopments;

(iii) maintenance of sanitary conditions and preven-

tion of disease; and,

{(iv) development of community projects to remove
certain blighting features4 of urban neigh-

bourhoods.

Individuals and agencies involved in such programs
include the federal, state, provincial and 1local governments,
and private and volunteer agencies that establish, evaluate,
administer, meonitor and arrange for funding of programs and
projects (Wellar and Graff, 1972; Dwyé;, 1975; Cﬁrrie, 1556;
Muriscn and Lea, 1978; .Sule, 1979; Hardoy and Satterthwaite,
11981; and Anusionwu, 1982).

In particular, the International Devélopment Research
Centre (IDRC), based in Ottawa, has supporﬁed sey?ral research

-

projects designed to seek a better understanding of the nature
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and scope of low-cost housing, housing attributes, preferences,
patterns, space requirements, and the competition éf housing
Withf noﬁ:fésidential construction, in developing countries.
Worthy of mention in Asia is the eighty countrf projects
conducted between 1972 and 1975. This project resulted in six
published country stuaies and an important comparative volume
-- "Housing Asia's Millions", (IDRC, 1979).

In addition, in 1983, the IDRC published "A .Place to
Live", which expanded and updated the stock of knowledge on thé
subject of low-cost hgusing.. Another important large-scale

enterprise, Jjointly supported by the World Bank and IDRC, was

an evaluation study of sites-and-services and slum upgrading

projects in Indonesia, Singapore, Hong Kong, Philippines,

zambia, Senegal and El Salvador (World Bank, 1974).

‘Regardless of whether the housing 'pro'ect is to be
designed for an old city, or a new town,_these studies stressed
the need to ameliorate the shelter needs of the poorest
socio-economic groups as a first priority (Yeung, 1973, World
Bank, 1974; 1975; Yeung and Drakakis-Smith, 1914f-Uﬁited States
Agency for International Development, 1978; IDRC; 1979; 1983).

While the social importance of housing in providing
shelter has'serv%d as a common point of depa;ture, disciplinary
biases have led to divérgent thrusts as Summqrized in Figure 5.

6n the positive side, divergent disciplinéfy thrusts have

led to numerous partial explanations of a variegy of wurban

housing problems, issues, questions etc., as illustrated by the

47 gai
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FIGURE 5

. DISCIPLINARY BIASES IN URBAN HOUSING RESEARCH

1

Field of Study

Indicative Research Domain(s)

)

Economics

Geography

Planners

Political Scierice

Regional Sciencge

Sociology

Short-run and long-run issues of resource
allocation in the urban housing sector.

Housing and land-use patterns,® location,
preferences and mobility of households, and
environmental consequences.ff‘hpusing
projects, policies and programs.

Housing as an official plan and zoning
component, .housing aesthetics, gentrifica-
tion, .causes of and consequences arising .
from variation and differences in housing
demand and supply relationships, and
availability and distribution of public or
social housing. .

The role of ﬁower relations in determining
who gets what, where, why, and how, in the
housing domain.

>

Externalities associated with and urban
impacts emanating from housing policies and
settlement patterns.

o

-

Housing social relations, and housing
ecology including the "eulgure" of poverty.
' ¢
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subject matter of the Indicative Research Domain(s) noted in
Figure 5. That traditional disciplinary or sectoral thrusts
may not be. adeguate to provide the order of explanation in
Section 2.2.1 above may be outlined as follows.

Housing production brings togeth;r a variety of "inputs"
wh#le occupancy of that housing provides a series of "outputs”.
These inputs {(capital investment, labour, land, location,
physical facility, entrepreneurship and governmént incentives)
and housing services (outputs) such as adequate or inadequate-
shelter, amenifieé, ‘utilities, accessibility, satisfactipn,
status, social relations and environﬁent, provide bénefits or
dis-benefits for governments, buildérs, owners and renters.

The'occupancy.qflhousing contributes in part to defining
a set of social relations, to identifyihg a household's
position in_ the social and spgfial strucﬁ%;e of a local
cSmmunity,apd a Fiﬁy. This in turn influences.ﬁhe occupants'
life style-as wellaas their personai'commitment to -the status
guo in a.neighbourhood, a city, and the social systeﬁygenerally
(Clinard, 1966; Clark, 1967; Pickvance et al., 1976; Costello,
1977; Payne,. 1977; Swan, 1979; Morrison and Gutkind, 1980;
Bourne, 1981). |

Hence, on the negative side, it 1is suggested, three
errors of dmission or commissiqn can be associated with the
social assessment of urban housing adequacy. These errors,

_ascribable to divergent disciplinary research thrusts, are

identified and elaborated below.
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2.3 Gaps in the Literature

First, no reported, systeﬁ%tic attempts have been found
which rigorously related local housing amenitiesf lacklof such
amenities, population shifts, housing incentives, and building -
étandards and criteria, to Federal vaernment resource alloca-
tion decisions; By the same tokeﬁ’ no concerted effort was
located which sought to rigorquély assess the inadequacy of_
basic urban housing amenities, and their relative siénificanée
within the context of Nigerian -urban growth processes.
Further, while there are indications of recogqition that‘
housing has a significant impact on the urban envﬁronment ofl
developing countries, the literature search .did not, uncover
. conéideratioﬁs related to the pressing; basic need tol housé
people adequately because of the economic, social and
environﬁental éains which would arise therefrom. |

Second, the literat&re review did not produce evidence of
attempts to integrate or 1link the various ho;sing research
domains (Figure 5) and methods devised within each discipline
for the study of housing issues,%}ends and concerns. It
. appears, rather, that much research\ n hpusing problems and
related concerns is based on separation or division into narrow
disc}plinary biases or ofientations;

In particular, discussions of housing supply usually refer
to the physical stogk oﬁ dwellings, while studies of demand fre-

quently refer to the demand for Kousing services in general.

Consequently, those wishing to gain an understanding of:
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(i) the nature of demand and supply of different
urban housing types; | \

{(ii) the nature of demand and supply of different
urban housing serviceé; and,

(iii)@&he forces that influence various urban

housing types and different wurban housing

are not well served by the approaches presented in the litera-

ture.

Since the approéches do not converge in subject matter or
methodology underlying the disciplinary approaches, they are of
limited value in understanding the .causes underlying the
presence or provision of different housing types and different
?ousing serviées. Further, the studies are of limited value in
contributing to an unders‘t‘anding of the forces that influence
the urban héusing stock or urban housing services as a process.

in additibn, and third, no published evidence has been
found'wherein an attempt was made to synthesize all housing
concepts and terminologies, and to fationalize ‘different
interpretations = of  housing, poliéies, housing prpﬁiems and
environments which have been advanced during parallel debates

within neighbouring fields. 'Accordingly, "a general theory" of

housing problems and policies is yet to be written.

services as a process; -
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By focussing on government expenditures and urban growth,
this study seeks to modéstIY,contribute towards narrowing the
first gap noted above. The next section (2.4), presents the

rationale for ' selecting government. = expenditures and "

urbanization as. explanatory variables underlying overcrowding

Iy
of urban housing in Nigeria.

2.4 Juétification for the Selection of Government Expenditures
and Urbanization as Explanatory Variables .

Everyone requirés adequate shelter in order to secure Fnd
maintain a healthy mind,- in a healthy body (Bourne, 1981).
Therefore, on the urban housing demand side, urban growth was
selected as the explanatory variable because when people
migrate to the city, they demand housing -- a place to iay
their heads. Since differeﬁces in housing services consumed in
the city depends on the' guantity and. quality of housing
available, government capital expenditures (Federal and
Provincial) was selected as the explanatory variable on the
urban housing supply side, in view of the government's HABITAT
undertaking. Before .developing and testing the researeh
hypotheses (Chapter 6), we first present the study's
theoretical foundation and discuss the research methodology.

o

2.5 Theoretical Foundation

The central economic questions of resource utilization

are: What to produce and why? Where to produce it? How it
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is to beH?roduced?, and, For whom is it to be produced? The
sociallquestions, on the_other hand, revolve around whether the
welfare of society is being improved or not being improved
based on either the principle of_'"need" or systems of
redistribution, that is, social welfare (Peacock, 1960; Titmus,
1974; Streeten, 1974; 1ILO, 1977; Morawitz, 1977;: Streeten,
1977; Mehmet, 1978; Griffin and James, 1979; Islam and Henaulty,
1979; Streeten, 1979; Seers, 1981; énd Stohr and Taylor, 1981).
Standard economic theory visualizes an improvement in the
allocation of society's resources on the basis of a value
n}udgment a la the thinking of the Itaiian economist, Wilfredo
Pareto (Gorge and Shorey, 1978). The Pareto Optimal Condition
states that economic welfare is increased by an allocation
decision or‘change if one person is made better of£® and no
one is made worse off. Similarly, economic welfare is decreased

if a change results in one person becoming worse off and noc one

better off.

Folloying Pareto's syllogism, an efficient allocation of
resources is one from which no economic reorganization can
result in an improvement in resource allocation. In other
words, an efficient allocation of resouftes may be interpreted
as one that does not contain‘'any slack. Alternatively, it may
be viewed as one where there is no way to reorganize production
and distribution such that no one is made better off without

making anyone worse off. Three relationships are therefore

involved:
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(1) Product-product relationship, that is, consumers
must arrange their expenditure so that the marginal
satisfaction from the last dollar spent on good X is

exactly equivalent to the marginal satisfaction from

the last dollar spent on good Y.

{2) Factor-factor relationship, that is; producers
must employ factors, say labour and capital, to the
point where the marginal product attributable to the
last dollar of expenditure on labour is equal to the
marginal product of the last dollar expended for the

services of capital. And,

(3) Factor-product relationship, that is, each
,factor of production should be employed to the point
where its marginal value product is equal to its

price.

Hence, any distortion to,K perfect competition, where all
pricés‘ equal marginal cost, would equally distort a Pafeto
Optimal world. However, since a complete laissez~-faire price
system does not exist in practice, governments intervene in the
economy to either allocate or reallocate production possibili-
ties and consumption 6pportunities.' In s¢ deing, governments

influence (directly and indirectly), the distribution of income,

wealth, and welfare among people and among regions.

O
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Figure 6 deﬁicts the main linkageé in satisfying basic
needs (Seers, 1981:22). In the Nigerian case, drawing primarily
on oil revenues, the government can directly influence sﬁpplies
of watér, food, shelter, healtﬁ services, as well as provide
facilities for learning, through its .development expenditures.
Also, the -government can create or provide employment directly
and indirectly in the private sector through policies. for
employment generation, stable prices and  wages. Finally,
through monetary and fiscal policies, the government can

influence national income and its distribution.among people and

regions.

2.7 Rationale for A Basic Needs Strateqgy

A healthy mind in a healthy body is not a limited or
narrow objective of social policy; that is, such a state (of
human condition) contributes to work and productivity, and thus
helps provide for the other basic needs. As Figure 6 ;uggests,
only the individual who is healthy in the full sense of the
word can participate fully in national political life, and
thereby help to effect or implement policies in ways that
facilitate the satisfaction of basic needs. Hence, satisfac-
tion of basic needs constitutes a sound basis of resource
allocation for two major reasons.-

First, a basic needs strategy of devé;opment includes
recognition of certain minimum requirements of a family for

private consumption: clean water, 'adequate food, shelter,
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FIGURE 6

MAIN.LINKAGES IN SATISFYINé BASIC NEEDS IN NIGERIA:

THE ROLE.OF PUBLIC SECTOR POLICY AND RESOURCES

Ultimate objectives Basic needs Sources Ultimate sources
Water —JIWork and Income
. — / A Food Public] A healthy .
A healthn mind in Polic mind in a
a hedlthy body I "| healthy body
Shelter

Health Services

' Learning

f

SOURCE: Seers, D. et al., First Things First: Meeting the Basic
Needs of the People of Nigeria, ILO, Addis Ababa, 198l.
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héalth services and' basic education. And, second, a basic
needs strategy - embodies the provision of these "essential

services" by and for the community at large.

2.8 Research Methodology

The basic research philosophy adopted is Kantian. The
central characteristic feature of a Kantian inquiry is that
truth is synthetic; that is, the truth content of a system is
not located in either its theoretical or its empirical
components, but in both. Further, the Kantian methodology
discriminates thween competing explanations by bui;ding at
least two alternative representations or models (Ackoff, 1953;
Churchman, 1971; Harvey, 1970; and Mitroff and Turoff,
1973:66). Hence, 1like other Scientific Research Programsr
(SPR's), a Kantian research program is characterized by a "hard
core" surrounded by a protective belt of auxiliary hypotheses
which has to bear the brunt of empirical tests (Lakatos,
1975:49-52; Popper, 1965:38; and Kuhn, lQ?O;}?%).

In éhis dissertation, following the Kantian spirit, we
expfess the hypotbéses in terms of equations, espimate
varieties of forms of these equations, select the best fit,
discard the rest, and then make statistical inferences based on

*

the empirical results.

A general model of the demand for and supply of govern-—
ment services is provided in Appendix 2. Figure 7 depicts the

model within the context of the Nigerian urban housing situation
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and, hence, the background scenario within which the general
° i

"hypotheses are predicated. The arrows in Figure 7 indicate the

direction of linkages.

Summary

This chapter has argued that after resource allocation
to, and implementation of four national development plans
(Figure 3}, rural-to-urban migration accelerated in Nigeria
because of urban-bias in government ‘expenditures (Figure 4).
Since many of those who migrated to the urban areas are
ill-housed it is held that housing problems exist in Nigerian
cities, a éituation-which is not adequatély_explained by the
available housing literature. | |

Therefore, to adequately explain urban housing problems
in Nigeria, ~a Kantian research philosophy is adopted with
government  expenditures and ‘urbanization as- explanatory_
variables. The next chapter analyses the relationship between
urbanization trends and the emergence of Nigerian urban housing

problems, of which overcrowding is a part.
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FOOTNOTES TO CHAPTER 2

"pevelopment from above" has its roots in neoclassical
economic theory, and its’ spatial manifestation is the
growth centre concept. The basic hypothesis is that
development is driven by external demand and innovation
impulses, and that development driven by few dynamic
sectors, or geographical clusters, would in either a
spontaneous or induced way "trickle down" to the rest of
the system (Stohr and Taylor, 1981:1).

"Type O" houses represent slum/squatter housing with little
or no basic facilities. (National Housing Survey, Federal
Office of Statistics, Lagos, 1975).

Gentrifid&e¥on is the process whereby lower income areas
are converted into middle and upper income areas through
private purchase and modernization of old buildings. Lower
income households are wusually driven away with the .
introduction of higher rents following gentrification.

Urban blight is taken here to refer to areas of housing
(commercial, industrial and residential) in a state of
disrepair but occupied at high_density. In its residential
aspects, "blight" connotes substandard or poor quality
. housing occupied too intensively.

It has been conventional to regard land as a two-dimen-
sional phenomenon. In recent years, however, it is
increasingly being realized that "land" has a third
dimension, that is, its vertical dimension (Davis, 1960;
FAQ, 1961; Stump, 1962; US Bureau of Land Management, 1962;
Wellar, 1975; and Group of Experts on Urban and Regional
Research Colloquim, 1983).

The terms "better off" and "worse off" mean that the
utility associated with a change in the consumption of
goods and services is increased or decreased, respectively.
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.CHAPTER 3
" 'URBANIZATION' TRENDS AND THE EMERGENCE OF URBAN HOUSING = &
— . PROBLEMS |
Introduction

Research on urbanization and-urban housing policy prbces—
ses have many components and elements.l ‘By considering the
urban pull and rural push . forces behind urbanization, ‘this
chapter examines a critical aspect of Nigerian urban growth
processes:A that is, the extent to which the various forms of
substandard housihg emerged in Nigerian cities, due to rapid

urbanization and the resulting quest of urban migrants to lay

their heads somewhere, is examined.

3.1 Pefspectives on Urban Growth

The concept of urban growth means different thingé to
different disciplines, in terms of substance as well as
emphasis. |

Definitional diversity - and occasional ambiguity stemé
from the fact that urbanization in general and urban growth in

particular depicts both a state and process of change (Hauser

and Schnore, 1965: Lithwick and Paquet, 1968; Lithwick, 1970;

Roberge et al., 1974; UN, 1979; Wellar, 1982; Orubuloye and

Oyeneye, 1983).

Sociologically, for example, urban growth is conceived as
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the growth of‘societar forces inducing cultural change, and the

spread, of those behaviour and value patterns classified as
. %

"urban" (Haﬁser Spd Duncan, 1959; Bruner, 1961} Castells, 1969;
Johnson et al., 1564; Pickvarice et al.; 1976; Abu-Lughod, 1977).-
- In geography, on the other hand, urban growth is largely'
seen in terms of urban land-uses, thﬁt is, whether "order" or
"disorder" characterizes urban land-use patterns (Dwyer, 1975;
Doxiadis, 1976; Drakakis-Smith et al., 1978; Mubogunje, 1982).
Prior to 1940, most geographers pursued urbén growth investiga;
tions ip terms of the three p's of geograﬁhical inquiry --
people, placés and éfocesses -- behind areal differentiation,
After 1940, however, urban growth increasingly came to be
seen in terms of determinants of spatial interaction (Zipf,
1%49; Hapsér and Schnore, 1965:.Berry and Horton, 1970; Yeates,
1375;.and Wellar, 1982).‘ A significant findjng in this regaédﬁ
was that -the (largér) citiesvpﬁ most developing countriés were
characterized as “primate"” as _opéosed to being part of log-
‘normal distribution. In terms‘of the rank-size rule (relative
.rank of city population distribu;ion) this meant-that population
distributions in cities of developing countries were more skewed
than those of countries where the urban system waskbetter deve-

loped {Berry,.196l; Clark, 1967; Johnson, 1870; Hilhorst, 1971;

and Engwall, 1972).

For planners,_urban growth is viewed in terms of outward

manifestations of, Rrocesses of spatial competition, and the

_—
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asso;iated quest by social groups 'in the city for adaptation t&
ecoloéical equilibrium (Berry, 1967; Johnétoﬁ,_lQ?Of Friedman,
1974; Berry and Kajorda, 1977; Herbert and Johnston; 1916 and
Cooke, 1983:133).

In the economist's perspective, however, urban growth .
connotes ,ﬁhé response of factors of production to wurban
economic oppoftunitiesr The résponse pattern is said ﬁo arise
from low wage sectors (relatively low labour demand) to urban
high wage ones (relatively high labour demand (Sjaastad, 1962;
Fishlowtiz, 1965; Sahota, 1968; Todaro, 1969; Stark, 1975; and
Eipton, 1982). |

And, as alfinal’disciplinary.reference, urban growth is
defined demographicall& either as the growth of éopulation in
urbén areés, of more commonly, as the increasing proportion of
urban to total population (Davis, 1969; Hanse, 1970; Green and
Milone, - 1973; Caldwell,. 1975; World Bénk, 1979; Simmons "and
Vlassoff, 1982). '

»lln

While definitional differences exist due to varying
discipliﬁﬁsE$concerns, examination of.the literature on urban
growth prégg%ggs and proBlems yields a ceniral‘message. Namely,
there,%s ; fundamental distinction between: (1) the urbaniza-
tion of people; and, (2) urban land "invasion", that;ds, urban
land-use order and disorder. - Hence, whichever of these
definitions is adopted, it 1is crucial to indicqte the effects .

of urban peopulation increases on urban quality of life and
\
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environment.2 As such, a demographically-based definition
w1th1n a spatial context 1s adopted in this study, wherein
empha51s is placed on the quality of life within the purview of
urban housing (recall Figures 1 and 7 on pages 7 and 33
respectively). | - '

Many investigations of- why urban areas have groﬁn, and
why this growth has been accompanied by problems, revolve
around considerations 6T the economics of migration to various
cities. Conceptually, migration can be pictured as Ea.process
imvolving investment in human capital (Sjaastad, 1962; ana
Becker; 1964). In brief, a migrant incurs short-term costs in.
order to reap future \banefits and his migration decision is

ﬁg}othesized. to depend on the rate of return from doing so

(Todaro, 1969; Blanco, 1969; 'Harris and Todaro, 1970; and

. Stark, 1982).

The act of migration thus becomes a function of three
variables: first, differential returns (the difference between
monetary returns accruing to the migrant before migration and
after); secdnd, differential costs (the difference between
costs incurred due to migration and costs which would have been
incurred had the migrant remained at the origin); and third,
the _length of time -over' which the returns .are received and

cqsts are incurred.
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3.2 ° Urban Growth Forces in Nigeria

"The differential returns fun?tion postuiates migration on
the basis of pull and push forces. As shown in Figure‘B, urban
growth forces in::Nige:ia -are in consonaﬁce with "pull" and
"push" migration hypotheses. The major determinants of migra-

tion from rural to urban areas of Nigeria can be attributed to

three centfal forces:

a. demand-pull forces;
b. supply-push forces; and

" c. ease of rural-urban communication.

The primary demand-pull element in Nigerian rural-urban
migration is:the -expectation of urban employment. This expecta-
tion may be associated with urbaﬁ location of industries and
government officesn and increasing trade relations with deve-
loged market economies iMabogunjeL 1968; Nigeria ﬁconomic
Society, 1977). Within the context of the Nigerian retail
trade, the generation of formal jobs is an obvious deménd—pull
factor; less obvious but also relevant to the strength of the
demand-pull force is the indirect'generation of opportunities
to earn a living in the bﬁrgeoniné urban informal sector.

A second demand-pull element is due to the perception
that cities promise a better chance of access to western norms,

styles, standards and criteria in all fields of human endeavour.

In addition, cities are perceived to offer eagerly desired
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amenities such as durable consumer goods, schools, hospitais,
public transportation and other social services.

And, third, the proximity to bureaucratic ceﬁtres and
decision-makers is seen to improve the opportunity of obtaiging
government'jdbs or contracts and, thereby, the possibility of

either making a "fortune" or benefiting from government

economic and social programs. l
' \

' > .
.Supply-push factors, on the other hand, relate toxfoor

living conditions and lack of economic opportunities in rural
areas. These factors are reflected in extremely low levels of
rﬁral income per head, low technical levels of peasant agri-
culture, lack of-linkages between agricultural output and urban
iﬁdustrial inputs,3 and low land-labour ratios (Table 1).
Also, in many.rural communities, when a young man comes of age
tradition requires that he build his own house, set dp a home,
and participate in social activities such as naming“ceremonies,
burial cerémonies, and payment - of local dues and taxes. In
order to meet these financial commitments, migration to urban
areas in search of ‘employment . opportunities -becomes the
preferred option due to limited economic APportunities.in rural
areas. _ e

| A third cluster of factors is related to ease of rufai-
urban communication. Owing to dissemination of information

through the mass media which tends to be located in (larger)

urban centres, rural residents aré becoming increasingly aware

T Gma
PR 3}
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of the possibilities offered by life in the city. Further,
expansion, upgrading and improvement in the national transport
system has facilitated both territorial and functional integra-

tion. Finally, the presence of relatives already in urban areas

in the form of an urban extended family, (Figure_9), facilitates

urban-ward migration. Among other thingsf in this latter re-

gard, the urban extended family is required, by tradition, to

sponsor and/or provide food and accommodation for relatives

while they look for work. Al

3.3 Urbanization Trends in Nigeria

The genesis of urban gfowth in the Nigerian major cities
can be traced to their economic, administrative and social roles
(Mabogunje, 1968; Onyemelukwe, 1977). In his analysis of the
early phase of urban growth in Nigeria, Mabogunje pointed odt
that on the basis of a 20,000 base—iine population for urban
areas, as‘many as 25 towns and cities existed in ﬁigeria before
colonial rule (Tablé 2). )

. Administrative specialization did not emanate from early
forms of urbanization in Nigeria. queyer, the cities played
«central place roles effectively, and signs of stress in the
form of congestion and'agglomeration diseconomies were absent
(Mabogunje, 1968; Green and Milone, 1972; Shatzl, 1973).

Following colonial rule and expansion of export agricul-
ture, transportation systems (especially railroads) were used

to 1ink areas with high agricultural and mining export poten-
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ZIGURE ©
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POPULATION OF PRE-COLONIAL TOWNS OF 20,000 OR MORE PEOPLE

ESTIMATED PRIOR TO 1880

I3

SOURCE: A.L.

London Press,

TOWN POPULATION ('000)
Sokoto 120
Ibadan 100
Abeckuta 100
Ilorin 70
Zaria 40-50
Iwo 50
Oyo 40
Ijebi-0Ode 35
Kano 30-40
Ijaiye 30
Ogbomosho’ 30

_Ede 30-40
Argonou 30
Addo 20
Deegoa 30
Kiama . ag
Oke-0dan 24
Baebarijie 20-25
Dirkwa 25
Isehin 20
Koso 20
Epe 20
Wawa 20
Tabra 20
Lagos 20

|
Mabogunje, Urbanization in Nigeria,

London, 1968.

University of
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tial. Consequently, pre-colonial cities which were by-passed,
for example, Sokoto, Yerwa, Oyo, Ijebuode, etc., started to
lose population, while new towns such as Kaduna, dJos,- Port
Harcourt, Aba, and Enugu, sprung into existence on the rail-
line. These new towns gained populati;n at the expense of
others by virtue of théir emergent administrative = and

commercial (trading) functions.

-

-~

By the late 1950's three growth poles emerged:
(1) In the south-west, the port city and federal
capital of metropolitan lLagos, which is a vast

industrial complex and national transport hub;

(ii) In the north, a central, closely-settled zone
which embraces the cities of Kano, Zaria and
VKaduna, the administrative, commercial, manu-.
facturing and transport hubs of Northern

Nigeria; and,

(iii) In the south-east, a well-kni£ network of urban
placésldominated by Port Harcourt, Onitsha, Aba
and Enugu, also, industrial, commercial and
administrative in character (Green and Milone,
1973). W ithin these three population growth
poles, migration to the largest commercial
cities and provincial capitals accelerated

(Figure 10).
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As a result, a hierarchical urban growth pattern emerged
by 1963. At its apex stood the primate city of metropolitan
Lagos, with a populatiocn expafiding at four times the national
rate of growth (15.36 percent,.per year to 3.84 percent, ber
year). The second order of centres was comprised of the core
areas -of Northern and Eastern Nigeria, with urban populations
expanding at about three times the national rate.
Locally-important towns, with populations e&panding at approxi-
mately twice the national rate formed a third order of centres.
The number of- urban centres containing 20,000 or more
inhabitants incréaéed from 56 in 1953 to 184 in 1963. Also,
the percentage of the country's population that was'urban rose
from 10.6 percent in 1953 to 19.3 percentvin 1963 (G;;en and
Milone, 1972; Onyemelukwe, 1977:29).

Regarding 1953 to 1963 as a ten year period, the annual
growth rates of towns of 20,0q0 population and over is shown in
Table 3. The rates are computed by means of the following

formulation:

1 ’ »

_ 10 _
r = [(Pl/Po)‘ 1] 100

where:
r = annual growth rate of urban population;
Py = urban population in 1963 cenSus;
P = wurban population in 1952/3 census;



TABLE 3

GROWTH RATE OF TOWNS OF 20,000 AND OVER FROM 1952/3'T0 1963

30

SOURCE:

Town Pop. in Pop. in Annual Town Pop. .in Pop. In Annual
1953 1963 Growth - 1953 1963 Growth
(000) (000) Rate (%) (000) (000) Rate (X)
Lagos 267 665 9.5 Iseyin 50 95 6.6
Ibadan 459 627 3.1 Katsina 52 91° 5.8
‘Ogbomosho | 140 320 8.6 Sokoto. 52 90 5.7
Kano 127 295 8.7 bos 59 90 8.7
Mushin 321 258 16.1 Ilobu 38 87 8.6
Oshogbo 123 210 5.5 Offa 21 86 13,1
~Ilorin 41 209 17.¢6 Owo 31 80 9.9
Abeokuta 84 187 8.3 Ikirun 26 80 11.8
P. Harcourt 72 180 9.5 Calabar 47 76 4.9
Zaria 54 166 11.8  Shaki 28, 76 12.6
Ilesha 34 166 17.1 Ondo 36 74 7.4
Onitasha 77 163" 7.7 Akure 39 71 6.1
Iwo 100 159 4.7 Gusau 40 69 5.6
Kaduna 45 150h 12.8 Ijebu-0de 24 69 11,1
Ado-Ekiti 25 158 20.2  Kumo 29 65 8.4
Maidugurl 57 140 9.4  Oka 28 62 8.2
Enugu 63 138 8.1 Sapele 34 61 6.0
Ede 45 2135 11.6 Ikare 25 61 6.0
Aba 58 131 . B.4 Warrl 20 61 9.3
Ife 110 130 0.3 Shagamu 30 51 5.4
I1la 2§ 115 16.0 lkire 20 54 10.4
Oyo 72 112 4.5 Nnewi 28 44 4.6
Ikerre 63 107 11.7 Nguru 23 43 6.4
Benin 54 101 6.4 Ihfala 24 40 5.2
Fiditl Y 27 . 1.2 |
Computed from:

(a) Population Census, 1952/3, Federdl Office of Statistics,

Lagos; (b) Annual Abstract of Statistics, 1970, Federal Office of Statistics,

Lagos.

A
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Table 3 indicates that the cities grew from a low of 3.l

percent to a high of 20.2 percent yeérly, with migration
accounting for over 75 pefcent of annual urban growth (World
Bank, 1972:80). ‘

The ohset of large scaye oil production, &and the sub-
sequent oil-boom euphoria wgich it genérated introduced a
sligﬁtlf modified pattern of urban growth. The f;stest’ and
most important Nigerian,ufban centre, witbout rivai, is Greater
Lagos. Apart from the Nigerian civil whr period (1967-1970),
Lagos has érownﬁkrom about i million in the ‘early 1960's to
ove; 5 million at present (Kirk-Green and Rimmer, 1981).

The petroleum.and natural gas resourées of Nigeria have
alsé stimulated urban growth in the second growth area southeast
of Lagos, in the cities of Benin, harri, and Port Harcourt.
Since oil-induced industrial investments --' petroleum refin-

.eries, petrochemical industries, and steel -- are located in
this.triangle, urbaﬂ growth has scared. By way'qf illustration,
Port Harcourt's population rose from unde; 300,000 in 1969 to
about 800,000 in 1977. But infrastruciural facilities and
housing have remained at almost 1969 levels, thus creating an-

urban crisis of major proportions (Ogbonna, 1979:197).
- - Y

v

As for the new industrial city of Warri, its situation is
similar, although ﬂbre extreme in terms of an inability to cope
with problems arising from rapid growth. That is, the city of

Warri has changed from being a tiny inland river port with a
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population of 55,254 in 1969, to the ﬁastesthrowing city in thé
_cbﬁntry after Lagos, with an éétimated population of 400,000 in
1977 (Ogbonna, 1%79:198). Both Port Harcourt and'Warri{ it is
noted, attract large numbers of migrant labourers because of
the employment opportuﬁities, and high wages and salaries, that
the oil industries offer. | .

The third urban concentration of importance emerged after
the 1950's along the Kaduna-to-Zaria axis, and includes Kano,
the ‘regicnal economic centre for the northern states of Nigeria.
All three cities attract migrantllabour because they are the
main recipients of petroleum revenues redistributed from Lagos,
as well as being the sites for local, state ;ﬁd internationai
industrial development based on the import-substitution
strategy. With Kano's population approaching an estimated 1.5
to 2 million, Kaduna containing roughly 1 million, and Zaria
another 400,006 persons, this corridor contains an urban
population of nearly 4 million (Kirk-Green and Rimmer, 1981).

In addition, given the signifiéance of the Nigerian
economy within the West African region, the urban population
now includes millions of aliens4 from neighbouring countries.
This Ef,ﬂue to the Economicfao-operatipn of West African States
treaty, (that is, thé ECCOWAS Treaty) which allows free movement
of people amdqg member countries of West.Africa. It is estimat-
ed thaf the proportion of Nigeria's urban population fpersons
residing in centres with population of 20,000 or greater) is

about 30 percent of the national population (Table 4}.
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TABLE 4

GROWTH OF URBAN POPULATION IN NIGERIA

‘Urban Population

Urban Population -As % of
Year Total . (millions) Total Population
1960-61 52.93 ' 9.72  18.36
1962-63 55.67 ©10.73 ‘ 0 19.27
1965-66 59.95 12.36 ° 20.62
. 1968~69 64.95 14.22 21.89 -
.1971-72 70.34 16.74 23.80
1974-75 76.64 o 19.70 ' 25.70
1977-78 -83.50 23.19 27.77
\Iava-ao 88.41 o 25.86 29.25

-

!

SOURCE: Derived from, A. L. Mabogunje "Rural Develﬁpment in

Nigeria: Problems, Policies and Issues" in Misra, R.P.,
Rural Development: National Policies and Experience,

UNCRD, Vol. 4, DNagoya, Japan, 1981, p. 300. Urban
population 'is defined as persons residing in centres

" with population of 20,000 or greater.
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The bias of state and private investment toward {urbdn
centres ensures, therefore, that the drift to urban areés will
continue, and that the urban informal sector will continue to
flourish. According to the United Nationss, 50 percent of
the labour férce in-‘Lagos is “eﬁployed" in the informal sgector -
(UN, Tunis,'-1983:43), and the ;quatter areas are growing at
twice the rate of urban areas as a whole (UN, Mexico City,

p 1980:11).6 In Lagoé . the slum/squatter _ areas include
Ai&gunle, Isale Eko, Maroko, Badiya, and parts of Mushin,

' Shomolu, Bariga, Agege and Ojot; (See Chapter 7). In order to
identify thé origins of Nigerian urban housing problems, the
next section first examines the structure of the urban labour
market where the urban migrants made their living.’

&

3.4 Anatohy-of Nigerian Formal and Informal Urban
Labour Markets

Against the background of“demand-pull and supply-push
forces on urbaniward migration, and occupatidnél differentia-
tion in Nigerian cities, two -labour markets flourished -- one
-formal, and the'othér informal. Table 5 shows the urban wage

_hikes7 which fueled urban-ward migration on the one hand, and

more fierce competition for formal sector empléyment on the

. _SEEE?{ In the informal 1labour market, two major types of
informal sector participants existed.

The first group'generally consisted of unskilled labour

without capital. These were people who came to urban areas in
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TABLE 5

OIL~INDUCED URBAN SALARY SCALES ~- UDOJI AWARDS, 1974

OLD GRADES (Niara) NEW SALARY GRADES (Niara)

SALARY GROUP ‘MIN MAX MIN MAX
1 et 312 612 720 870
y I R 336 878 . 800 980
- e 336 1,016 - 900 1,280
B i, 406 1,950 1,100 1,380
5 veeeeans s 492 2,040 1,370 1,810
B e _ 516 2,592 1,630 2,310
B eens 848 2,668 2,000 3,000
- 482 1,988 2,780 3,980
- S 3,090 - 4,140 3,980 5,340

100 weernanns e 492 2,040 1,370 1,810

11 [Sm 1Jeeeunees 492 2,040 1,370 1,810

12 [Sm 2)eeevnne. - -- 6,129 7,749

13 [Sm 3)eeenn... 5,064 6,480 6,895 8,730 .

14 [Sm 4].cun.... 5,472 7,320 7,760 9,810

15 [8m 5)eunnn.n.. 6,240 6,480 8,730 . 11,025

16 [Sm 6)evenuie. 6,480 6,961 9,819 12,411

17" [Sm 7]enennns 6,480 7,860 11,043 13,959

SOURCE: Daily Times, Lagos, December 28, 1974, pp. 10, 11 and
12,
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search of formal ‘sector employment, without any plan whatsoeverl
of working in the informal sector. However, given the limited
capacity of ‘the formal éector to absorb the teeming urban
labour. force, what was initially expected to be a short-term
transition (from rural to urban 1living) became aﬁ extended
period of continuous struggle to make ends meet by petty
trading,l hawking, prostitution, etc., on the city streets
(Fapohunda, 1977:8; UN, Tunis, 1982).

The séqond group of informal sector participants consist-
ed mostly of migrants who came to the city and decided to make
a livelihood from a particular'craft or line of business in the
informal sector -- members of this group would re-corient their
employment intentions if formal employméht opportunities

arose. In addition to sporadic'unemployment, then, £be major

problem for most households .in the urban informal- sector was

ﬁnder-employnent. and the low, fluctuating ipcomes which this
entailed (UN,.Mexico‘City, 1980:15).

Based on the preceding discussion of the informal sector,
!the major components of the Nige;ian urban labour ‘force (asné
result of the o0il boom) is elaborated by considering . labour
force ‘factors and relationships aslfollows.

The growth‘ in urban unemployment rate (guﬁ) can be
expressed as the difference between the growth in the numbers

o "4
in the 1labour force (gLF) and the growth in the numbers

unemployed (gU).
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l = UR"
UR

lgpp - 9}

\

That 1is, “9yR - is .equal to the difference in 9iF and
the growth rate in the numbers employed (gE) multipiied by
the employment rate (1-UR) divided by the unemployment rate
(UR). |

For a given growth in employment over any fiscal year,
the unemployment rate grows if £he labour force grows faster
than employment, and the rate déclines if tRé labour force
grows more slowly than employment. Consequently, if the growth
in employment (gp) is taken as given, then gyp depends upon

t. .But the labour force expands as a result of labour

force part1c1pat10n rate (gR and growth in the workyﬁﬁ“?&Ci‘d//#\
population (g p)

In the Nigerian case, the working-age population dufing'
the o0il.boom period increased dueon three factors:

(i) Natural increases in the population (gn);

o3

(ii) 1Internal rural-tc-urban migraticn, (gMi) and,

(iii) Net international migration, (gM).

Consequently, the Nigerian labour force, (that is,

| ILr
employed and unemployed) is represented by the formulation,

Ll
1

pop
9 * 9n T i * Iy

Ip IR
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Since much .of the unskilled component of IrF did not

find employment in the formal sector, rapid growth of the
informal sectgf in Nigeria is attributabTe to this unskilied
component of the labour force. Conéequently, the rate, size
and pattern of migration as reflected in annual changes in the

unskilled component of gm,  and g

i ' manifested itself

physically in the growﬁh of"the‘ informal sector (especially
roadside hawkers) and slum/squatter settlements.

The squatter settlements and their sub-standard houses
were - officially regarded as anomalous’ or pathological
p@é%omena, which 'should be suppressed or removed (Ayeni, 1977).
As a résult, the settlements were rarely considered to have a
role in the process of national éevelopment, and, programming
for them was therefore not included in the National Development
plans (Mabogunije, 1985)“

Yet, within the context of security and legality of urban

housing tenure, six housing, types emerged in all cities. They

are shown in Tdble 6. The refusal by governments to either

extend basic amenities, or accept the legitimacy of the various
categories of sub-étandard. housing, and thereby' require that
these unit; satisfy associated institutional requirements, made
them an environmental and health hazard.

: Since these housing types {(Table 6) are visible features
of the Nigerian urban scene, the Nigerian urban housing market

consists of two housing components -- one formal and legal, .the

other, informal and substandard. ' Apart from constituting an
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TABLE 6

TYPOLOGY OF URBAN HOUSING TYPES IN NIGERIAN CITIES

(1972-1985)

>

Héusing Type

- Type of Tenure

)

Legal Occupancy

Slum

Semi-squatter
Established Séuatter
Tentative Squatter

Itinerant Squatter

Institutionally recognized form of tenure
€.9., freehold, lease, rental, on houses
with approved standards ang criteria,

A group. of buildings or areas characterized
by ovexcrowding, deterioration, unsanitary
conditions and lack of sufficient facili-
ties or amenities; legal tenure.

Sub-standarad housing without full recogni-
tion but with some rights; semi-legal
tenure.

Sub-standard . housing occupancy without
legal status but with land rights; illegal
tenure.

Sub-standard housing occupancy without
either legal status or guarantee of con-
tinued tenure; illegal tenure.

Transient occupancy of sub-standard housing
With no intention of Permanent tenure: il-
legal tenure.
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environmental and health hazard, the informal housing type
induces'disbrder in planﬂéd industrial and residential land-use

systems (Mabogunije, 1982).

Summary

This chapter pointed out that the primary dJdemand-pull
element in the Nigerian rural-urban migration is émplo;meht and
income expectation: Supply-push factors, on the other hand,
relate to poor living conditions and lack of economi.c oppor-
tunities, in rural areas. Against this background it was
argued that rural migrant labourers, as well as labourers from
neighboﬁring countries (due to the ECOWAS Treaty),!were grawn
to cities in search of jobs in the formal sector. Due to lack
of jobs in the formal seétok, however,_most of the migrants had
no choice but to seek’ to achieve a (minimum) level of
subsistence living in the informal sector: That out;ome led,
in turn, to the emergence of various types of sub-standard
housing types;_ ranging from shacks to squatter settlements
‘because of the need' by urpan migrants to lay ‘their heads
somewhere (Table .6).

The following chapter examines the nature and magnitude
of urban housing ’‘problems in Nigeria induced by rapid

urbanizat&on.




FOOTNOTES TO CHAPTER 3

See chapter 9 for a discussion'of.the research issues oh
the urban policy processes. )

For a succint and well-argued discussion of this point, see
the Globe and Mail, May 11, 1987, and the letter entitled
"Feeling the Squeeze" by John Meyer, President, Zero
Population Growth of Canada. - -

Spatially, most of the industries are concentrated in few
growth centres, regardless of the source of 1local raw
materials and other industrial inputs. As a result, whether
it is with respect to car assembly plants or electronic
factories, there is no relationship between industrial
input demand and availability of local inputs. Consequent-
ly, income changes in the Nigerian economy, and changes .in
demand associated with them, reinforce the divergence
between domestic resource use and domestic demand. Further,
because industrialization and urbanization are two closely
related processes, the urban informal sector and slum/
squatter settlements have grown rapidly in Nigerian cities
due to the inability of the formal sector to absorb all the
migrant labour into the formal labour force.

About 1.3 million illegal migrants were expelled from
various cities in January 1983: 700,000 to Ghana, 180,000
to Niger, 150,000 to Chad, 120,000 to Cameroon, 5,000 each
to Togo and Benin and a smaller number to Mali, Senegal and
Ivory Coast. (The Economist, February 9, 1983, p. 59).

However, due to poor economic conditions in their home
countries, most of these -illegal immigrants have found
their way back to Nigerian cities (Author's Field Work in
Nigeria, 1984/1985). '

United Nations, Conditions of Work and the Working
Environment, Sixth African Regional Conference, Tunis, Oct..
1983, pp. 42-51. - o

United Nations Commission on Human Settlement, Upgrading of
Urban Slum and Sgquatter Areas, Report of the Executive
Director, Third Session, Mexico City, 6-15, May 1980, p. 1l.

Under the oil-induced wage increases in Nigeria beginning
with the Udeji Award of 1975, those at the bottom of
government pay scale received increases of 122 percent,
that is, from N27 to N60 per month. Other public servants
received increases in the neighbourhood of 30 percent more
in absolute terms. See Schatz, S.P. Nigerian Capitalism,
-Universityﬁof California Press, Los Angeles, 1977, p. 31.
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\
" chapTER 4

N

NATIONAL HOUSING NEEDS IN NIGERIA

4,0 ‘Introduction

.Urban housing problems in Nigerian cities can be viewed

as having three key components or attributes:

First, an absolute shortage of housing units in the
cities;

&
Second, many dwellings fail to satisfy selected (minimal)

' standards of sanitation and safety; and, ‘
Third, although a family ﬁight obtain -safisfactory
housing, it would be obligated to pay a high rent (as

proportion of income)}, which in turn limited its ability

to afford other necessities of life.

These are the central arguments presented in this chapter.,
To put the arguments in perspective, an economic analysis
/
of the residential housing market is first presented.

Thereafter, the gmantitative and qualitative deficiency of

urban housing in Nigerian cities are discussed.

'4.1 Economic Analysis of the Urban Housing Market

Conceptually, the housing market refers to the numerous

BEaeetro s
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interrelationships between housing and other components of
urban development and planning,. Ié urban areas, ‘the‘ social
issues 'created by housing arise because of the way, demand
(consumers) and supply ({(governments, building industry and
financial institutions) respond to either changing housing
needs, or housing market conditions. The stock and quality of
residential housing available is usually central in determining
the nature of housiﬁg problems whibh arise.

Residential investment consists of the building of single-
family and multi-family dwellings, which together constitute
residenéial (as opposed to, for example, institptional)
housing. Conceptually, housing is distinguished as an asset by
its long 1life (Frieéman, 1957; Maisel, 1960). Consequently,
investment in housing in any one year tcnds to be a very small
proportion of the existing stock of housing, that is, about 3
per cent (Guttentag, 1961). .

Figure 11 (panel A) shows the demand for the stock of

»
housing in the downward sloping DD, Curve. Ufhe position

of the demand curve de&endg on wealth, real return available on
other assets, net real return obtained by owning a 'house,
demographic changes, migration, and regional changes in income,
employment and other economic factors {Guttentag, 1961;
Grebbler and Maisel, 1963; Olsen, 1969). The price of housing
(PH), ié determined by the interaction o¢f demand with the

stock supply. of housing. The lower the price of housing, the

greater the demand.

e
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Howevgr, at any one time, the available stock or {supply)
of single or ﬁulti—family housing is fikeg. - That is, there is
a giﬁen stock of housing that éénnot be adjusted quickly‘in
responsg to éemand'qhanges. Hence, the supply'curve of a given -

stock of housing is the S§S5 curve, and the equilibrium price of

o
Hf
market for each particular component of the stock of hégsiﬁg.

a typical house or apartment, P is determined by the
If demand suddenly shifts to Dlnl’ in the market for
any- particular housing type (single or multi-family), prices
rise to Pé. |
The FS curve in panel B shows the supply of new housing
‘as a function of the pricé'of Bousing. The FS$ curve can 5e
thohght of in the same way as ﬁhe regular_supply curve of any
industry. ' That is, it represents the supply of new housing as
a function ofltbe.price of housing. The position of the FS
curve is affécted_By costs of factors of production used  in the
construction 'inéust:y, technological factors, and ~government
feguiations. The -FSJ curve is therefore gross investment in
housing or total.additions to the.prevailing housing stqck.F\\gﬁx
Any factor affecting the demand for the .existing Qtock'of‘§‘
housing will affect the price of housing (PE),:and thus - the
rate/eéwinvqstment in houérné. Similarly, any factor shifting
" the” flow supply curve, FS, will affect the rate of housing
investment. The foregoing theréfore implies that each house-

“hold selecting residential housihg chooses the combination of

space ahd quality which suits its needs, income and taste.

-
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That is, each household is directly iPterested,in;oﬁly-a'
 small ‘part of the total _residential. housing stock (roughly,_
that part in which ‘its .sﬁcid;éEonomic pders reside .and From
which members of the household can cpnven%Fntly commute to work
and other social activities).' There is‘an-indiregt interest of
houséholds in'the broader housing stock, or market, however,
duel-to‘ thé érocess referred to as "filtering". In briéf,
throﬁgh‘the filtering process aﬁd.tﬁe homes of the rich ;ften
become homes for the ﬁidd;e‘class and,:éimiiarly,‘the homes of
the middle class become homes of the lower income groupé ;S
incomes change and job patterns. shift (ﬁbrams, 1964; Timms,
1971: Aaron, 1972; Bhatt, 1972; Drakakis—Smith, 1981; and
. Fallis, 1985). '

The principle of filtering is 6ne ﬁhing; however, its’
occurrence in reality may hot'be "easy" which is explained as
follows. If the desired housing types are avaiiable at
"affordable price, the housing seléction processes_‘would be
orderly. Hﬁwevenh‘lf a state of housing "crunch" exlsts, and
par£icu1arly if many ouseholds are not financially p051t10ned_
to bperate yithin thg‘terms of the market, whether at the high,
middle or lowef income leQels,' then the housing selection
process would be disorderly. That is, in the latter situation,
(houséholds are not financially able te deal with the
market),sub—standérd hpﬁsingl would emerge to fill the gap in
the qaantity of housing demanded.

Against this background, the nature and magnitude of
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urban housing problems in Nigerian cities ‘can be defined in
three respects:

. A

(1) An . absolute shortage of ' housing units in the

cities;

(ii}. A failure of dwellings to satiéfy' minimal
standards of saniéation, safety and visual
aesthetics; aqd,

(iii) While a family might obtain satisfactory
housing, it would be required to pay for it

-

"through the nose", so to speak.

Subjert to data limitations, the'quantitative inadequacy

~ of the Niderian urban residential housing is examined in fhe

following section (4.2) and then the'ﬁualitative deficiency is
considered in section 4.3, |

4.2 Quantitative Deficiency of Nigerian Urban Housing

‘.‘

The total urban poPulation.in Nigeria was'estiﬁatedu£o,£e
23.2 million ;n,~L9_7$., 31.0 million i'n.-ls_SO'"and 40.8. million in.
1985 (National Census Bureau, Lagos, 1985). In terms of ufban
households,2 these figures imply 3.9 million, 5.2 million and
6.8 million households in 1975, 1980, 'and 1985 respectively

{Anusionwu, 1982:305),
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Table 7 provides information on the quantitative
deficiency (houséholds requiring adequate housing) in various
regions of Nigeria from the First to the Fourth Development
Plan Periods. Assuming that’ an occupant of a house reﬁuifes a
self-contained apartment with kitéhen and toilet fiﬁgaities,
about 50 to 75 per cent of Nigerian wurban’ residents 'were

\obliged to occupy sub-standard residepfial units in the period
1975-1985 (Céntral Planning Office, .lLagos, 1975:307; IBRD,
1975:63; ILO, 1981:115~-125).

As shown in Table '7, the nﬁmber of h&useholds whose
accommodation was inadequate increased from a low of 412,000

:households in 1962 to a high of 4.4 million in 1985. Since it

is assumed that each Household is entitled to a self-contained

apartment with toiiet and kitchen facilities, then the number
of households with inadequate hoﬁsing is a proxy of annual
urban housing deficits. hccordingly; iJ.l979, an additional

2.4 million hew housing Qnits were required. If all the urban

0 hduseholds in the country were to have adequate accommodatioﬁ

-

from 1979 to 1985, a total of 4.4 housing units needed to have
been built (Anusionwu, 1982:306)}.

D \ The - reality of the situation was, however, that the
.. r" *

™ ' Nigérian - urban ho0sing deficit worsened because, while  the
*ft:',mﬂﬁhaUQFOUSing stock iﬁéfeased‘ﬁy«IEngthgn 2 percénb-annuaLly;}

the urban population grew by more than 5 percent per year.3

‘While all regions experienced housing deficits, there were

. : T )
variations in the intensity of housing problems from one city
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TABLE 7

ESTIMATE OF CUMULATIVE NUMBER OF URBAN HOUSEHOLDS REQUIRING
-ADEQUATE HOUSING BY REGIONS IN NIGERIA
(thousands)

PLANNED PERIOD YEAR WEST LAGOS BENDEL EAST NORTH NIGERIA

First Plan 1962 ° 85 25 19 90 193 412
Period . 1963 97 29 22 101 225 474
1964 110 33 - 25 113 ° 243 524
1965 125 38 28 127 263 581
( 1966 143 44 31 142 284 644
.. 1967 161 51 35 159 307 713
1968 182 59 39 178 332° - 790
Second Plan 1970 229 79 48 222 388 966
period 1971 257 91 53 248 419 1068
1972 288 105 59 278 452 1182
1973 323 121 66 311 488 1309
1974 362 140 73 348 527 1450

i
Third Plan 1975 406 162 81 390 570 1609
Period 1976 . ‘455 187 90 436 616 1784
1977 510 216 100 488 666 1980
1978 572 250 112 546 . 720 2200
1979 641 ° 290 125 611 778 2445
1980 718 336 140 684 840 2718
Fourth Plan 1981 800 386 156 762 905 3009
Period 1982 886 440 173 844 972 3315

1983 978 499 191 931 1042 3641
1984 1075 562 210 1024 1115 3986
1985 1178 630 230 1122 1191 4351

- Footnote: *

(i) West includes Ogun, Ondo and Oyo states

(ii) East includes Anambra, Imo, Rivers, Cross River States

(iii) 'North includes Kwara, Niger, Sokoto, Kano, Kaduna,
Plateau, Benue, Bauchi, Gongola, Borno States.

SOURCE: Derived from data from Ngtional Census Bureau, Lagos,
and Anusionwu, E.C., "Low Cost Housing in 'Nigeria:
Problems and Prospects", The Nigerian Journal of
Economics and Social Studies, Vol.24, No.3, 1981:314.

-
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to another. Figure 12 shows the variations in the intensity of
housing defipits, in 20 major growth poles in Nigeria during

i&jo‘-eo.

" According to the Federal Ministry of Economic Development

(now Federal Ministry of National Planning), a deficit of an

estimated 867,316 'dwelling units occurred in Nigeria's 20
1érgé§ﬁ éitigs in 1930. ‘That is, a ratio of about 115 ‘percent
of additional relative'ﬁo available dwelling un}ts were required
to house people properly iﬁ the 20 growth.poles (Federal Minis;
try of Economic Developﬁent, Lagos, 1980).

As the basic social role of housing in providing -shelter
was not fulfilled, the significance of the urban housing

deficits'manifested itself through inadequate houéing types and

poor housing conditions. While differences in the ‘housind

problem varied from state to state and from city to city, five
common distributional significances can be attributed to the
housing condition: Economi94, Environmentals,' Sociglﬁ,

.Spatial7 and Ethicale. In view of the central concern'Qith

-
-

basic shelter in this study, attention is limited here to the

incidence of overcrowding characteristics: o

4.3 Qualitative Deficiency of Nigerian Urban Housing

The concept of "a habitable home" or " an ideal home"

. _ _ | o
consists of the following interrelated elements:

(a) The social, behavioural, cultural and personal

‘characteristics of the inhabitants;:
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(b} 'The physical, architectural and engineering

components of the house;

. (e) The components and texture of the environment of

which the home is a part; and,

.(d) . The nature . of the iﬁstitutional'arrangement under

which the house ‘is managed (Bauer, 1951; Michelson, 1966;

U.S. Department of Commerce, 1967; Wellar, 1969; Elias,

1973; Onibokun, 1973; Greer-Wootten and Velidis, 19&3).

Following the;e yaf&sticks for a habitable home, a common
sight throughout Nigerian urban centres is the juxtaposition_ﬁ&
the‘ architecture of two different agesg. On ‘the one hand,
there is 'traditional architecture, characterized by round or
rectangular walls,. flat or conical roofs, single or multiple
chambers, and compound buildings with ova;—éhaped entrances.
Inp most of the. smaller cities of northern Nigeria where this
a;chitectural style dominates, the buildings are made of
traditional materials: thatched roof'.".*s..r unplasteréd walls, and
sandy floors; The modern ér non-traditional architecture is
usually rectangular in shape, with cement block walls, zinc
roofs and doors made of wood or iro?. In the major cities, .-the
size and location of modern res;d;ntiél dwellings symﬁolizes
the social} and economic status of the owner. |

Table 8 provides information on housing structures in
Nigeria's 19 states. During .1979-80, dwellings classified as

"0" (that {is, Sub-standard houses)} accounted for 29.2 percent

g
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TABLE 8

PERCENTAGE DISTRIBUTION OF BUILDINGS BY STRUCTURE OF

1979-80
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of all: urban buildings. The "C.I. type" of buildings (houses
built of'cement or brick blocks and roofed with asbestos and
" corrugated iron sheets) accounted for 36.8 percent. The

"C.M.I. type" of houses (dwellindé made of mud, plastered with

- cement, and roofed with corruga;ed iron sheets) accounted.for'

33.9 percent of all urban dwellings. '

According to the 1982 National Mntegrated Survey of
Household (NISH) findings depicted in Table 9, dwellings made
up of a combination of 'single rooms accou?ted for 85% of urban
houéing. .On 'the other h;nd, flats coqstituted 4.40~ percent,
duplexes"l.BO percent, and - other ‘types of buildings '8.70
percent (Federal Office of Statistics 1983:27). The average
numbers of persons per réom were 2.34 and 3.34 in11976.ahd
1979, 'respectively, while the average number of rooms per
household stood at 2.07 in 1976 and 2.09 in 1979 (Federal
Office of Statistics, Lagos, 1982).

The critical point to be drawn from information contained

in the foregoing tables is that Nigerian urban dwellers are not

well housed‘because: ) r

(i) The quantity of urban residential housing made
'available has been generally less than re-

qui¥ed during the four plan period, 1962-85;

(ii) The majority of urban households occupy one-

room units; and,

2 AR
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TABLE 9

DISTRIBUTION dF HOUSEHOLDS BY TYPE OF DWELLING

(1981) - URBAN

Single . Whole .
STATES Room Flat Duplex Building Total
Anambra 58.3 11.3 5.8 24.6 100 .
Bauchi ... 88B.5 0.7 - 10.8 100
Bendel v92.7 4.6 - 2.7 100
Benue 72.9 1.7 5.0 20.4 100 -
Borno 87.0 4.5 - 8.5 100
Cross River 85.0 5.0 0.5 9.5 100
Gongola _ 65.5 1.8 - 32.7 . 100
Imo 82.2 14.3 0.4 3.1 100
Kaduna 85.0 9.1 5.0 0.9 100
Kano 95.4 0.4 - 4.2 100
Kwara 90.4 ° 0.4 - t 9,2 100
Lagos State 88.5 9.6 0.4 1.5 100
Niger 72.0 11.8 - 16.2 100
Ogun 94.8 - - 5.2 100
Ondo 93.7 3.1 - 3.1 100
Oyo 83.3 1.1 - 15.6 100
Plateau 80.5 21.3 - 8.2 100
Rivers 70.0 3.9 - 26.1 100
Sckoto 81.4 0.7 7.9 5.7 100

ALL NIGERIA 84.60 4.40 1.30 8.70 100

SOURCE: Federal Office of Statistics, Nigeria: National.
Integrated Survey of Households (NISH), Household Survey
Unit, FOS, Lagos, 1983, p. 27. .

\
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(iii) The average number of persdhs per room exceeds
E . the planning target of 2 pefsons pér room.
In effect, urban dwellers were not well-housed
because of overcrowding: But the quality of
most of the houses in each state also left
much to be desired due to lack of basic

amenities {Tables 10 and 11).

The distribution of dwellings in rodoming houses by type

of amenities, shown in Table 10, reflects the poor‘quality and

high degree of urban resideptia} housing inadequacy. As
illustrated by Table 10, during 1976-79 about 18 per cent of
the units ig iooming.housés'did not have a toilét, 16 per cent
did not have washrooms, and 19 per cent lacked basic kitchen
facilities. In addition to the lack of toilet, washroom and
kitchen facilities, however, nearly 45 percent of such units
had 'no tap water and 48 per cent no electricity, as shown in

Tabie 1l.

In addition, and to compound the fact that Nigerian urban

2

housihg is generally of poor qualiti {Tables 8—11), urban
housing is expensive and difficult tbéobtain (Neléon et al.,
1972:159; Aradeon, 1981:179; ILO, 1981:120).

According to the. 1982 National Integrated Survey. of
Households, {NISH), about one-quarter (25%) of Nigerian
households occupied fent—free units {(due to the extended family

system), while 3% paid nominal rent.

"'\?

.
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rent~free or involved onlylanominal rent, rent varied according

to: ' ) ' . '

(i) Location (of the hyuse); :
(ii) Type of structure; and,
(iii) Nature of facilities available.

However, with the-exception of Lagos, where rent inflétion
is substantiai due to the acute housing shortage, one'siﬁgle
room was foﬁhd to cost N;;.OO per mohth, a one bedroom flat
about NS50.00, a 2 bedroom flat about N60.00, a three=bedroom
flat about N100,00 and bigger flats, over Nl§0.00. (Federal

Office of Statistics, 1983). In terms ‘of rent-income ratio,

these rates averaged 40 per cent of urban average income (ILO,

1981:118). Figure 13 reports on urban housing”prices increases

in Nigeria from 1975 through 1983, rgflecting a trend towards

higher rent-income ratios.

The evidence acquired to illustrate quantitative in-.

adeqguacy and qualitative deficiency of urban housing in Nigeria. '~

is summarized in Table 12 and Figure 14. In light of the
assembled evidence, it can be inferred that 'éuring the past
development plan periods, 1962-68, 1970-74, 1975-80, and
1981-85, many consumers have been made worse-off and a few

households better-off. That is, due to concentration of

-

low-income earners in particular areas, the filtering process

left these areas increasingly deprived of water supply.

AT 4




Price increases per cent

FIGURE 13

~r

URBAN HOUSING PRICE INCREASES IN NIGERIA (1975-1983)
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SOURCE: Derived from Annual Reports 1975-1983, Central Bank of
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TABLE 12 *
_HOUSING CONDITION IN SELECTED URBAN CENTRES IN NIGERIA
1972-82
A Households Occupying Average number of
CITY . Apartments Persons per room
~ ) ‘ U[\(?e{c‘entage } .
Lagos)(metro) 88.5 4.10.
Ibadan . 83.3 . - 3.20
Kano ) .4 2.40
Kaduna ’ 85.0 : 3.80
Ilorin 80.4 — 2.60
Port Harcourt 80.0 . 3.50
Makurdi ' 72.9 2.30
Maiduguri 8§7.0 2.19
Minna : 72.0 2.33
Enugu ! . 78.3 3.19
Benin City 82.7 2.33
Bauchi - 88.5 3.30
cilabar’ ' 85.0 - 2.50
Aba 82.2 ' 3.50
Onitsha 85.0 : 3.40
Abeckuta 84.8 - 2.60
Owerri 80.0 ° : 3.30
Zaria 80.5 2,50
Sapele ' 82,0 ©3.90
Sokoto : 81.4 ) 2.30
Ikot Ekpene Bl.5 : 2.50
Yola 65.5 . 3.15
Jos S 74:1. 3.70
SOURCES:
(i) Derived -from Survey of Housing Conditions in Selected
Urban  Centres in - Nigeria, NISER, University of

Ibadan, 1973.

{(ii) Field Survey of Hou51ng Conditions in Seven Centres of
the (Former) East-Central State, C-E Tec, Inc., Waltham,
Mass., 1978. ' Q

(iii) Social Statistics in Nigeria, 1980, FOS, Lagos, 1983,
page 22. ‘

(iv) Nigerié: National Integrated Survey of Houéeholds (NISH),
FOS, Lagos, 1982, page 27.
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‘electricity, garbage collection and other services. Oon the
other hand, hbwever,‘Government Reserved Areas énd their elite
. M -

neighbourhcod extensions ‘were accorded the full measure of

regular water supply, electricity, refuse disposal and other

LY

services. '

Hence, horizontal inequity in urban housing in Nigeria
can be linked to goverﬁment housing expenditures. As "inputs®
into the urban system, government housing expenditures produced -
unhealthy "outputs®, that is, different and inequitable housing

types resulted in response to competing claims of the elector-

-

ate. Since governmenf slum clearaqce schemes have necessitated
the.use of even more public funds, it apﬁearé that allocative
costs (opportunities for production or consumption £foregone
because of housing expenditures) were greater than allocative
benefits (favourable consequencés of the housing expenditures
which pre;ent opportunities to incréasé national production or
consumption).
o .

-Summary

In this chadpter, the spatiai and temporal dimensions of
urban housing deficits in Nigeria have been analyzed. It is

held that the nature and mégnitqﬁe of urban housing problems in

'R

Nigeria (induced by rapid urbartization), can be tategorized as

'having three attributes:
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First, an absolute shortagg~ S6f housing ‘units in . the
cities; v

Second, dwellings failed to satisfy geIected (minimal)
standards of ‘sanitation and safety; and , e
‘Third,' although, a family might obtain satisfactory
housing, it would be obligated to pay é high'renf (as

proportion of income), which in turn limited its ability

to afford other necessities of life., -

Since rapid urbanization occurred, expenditures.on’ basic
needs (including soéial housing) were negessary to make urban
areas more livable. |

The justification for social housing stems from the fact
that, after food and water, shelter ranks as man's most
s}gnificant basic need. ‘Buf a house is not just a place to
;ive, to eat, and to sleep. It is a home, a place.forvprivacy
and rest, necessary to securé and maintain a hgalthy mind, in a
healthy body (Bourne, 1981). 1In addition,~wfthin the context
of adequate housing policies and programs, while the family
that dwells in a house is the majof gainer, there is an
additional gain to society because the environment is kept
, clean, safe, healtﬁ%ul, etc. for everyone's benefit.

In the next chapter, the national housing policies and
programs designed to supply urban Egusing in Nigeria are

nalyzed.
a yze o
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FOOTNOTES TO CHAPTER 4

L1 In the typology of urban housihg, sub-standard housing was
1dent1f1ed as including (i) Slum (ii) Semi-Squatter, (iii)}
Established Squatter, (iv) Tentative Squatter and, (v)
Itinerant Squatter housing, respectively. Recall Table 6,
page 59. :

2 For the purposes of estimating the cumulative number of
urban households requiring adequate housing, a household is
defined as follows: a man, his wife. and four children
(Anusionwu, 1982:306).

3 See "Hou51ng Standards: A Constraint on Urban Housing
Production in Nigeria" Okpala, D.C. in Ekistics, No. 270,
June 1978, pp. 249-257. \ 3

4 The "economic significance" was reflected in conspicuous
consumption for the "rich" :(for example, occupants of

s Government Reserved Areas)}, and abject poverty and rustic
; living standards .for the bulk of the poor in the informal
sector. \

3 In terms of "environmental significance", those who secured

legal occupancy enjoyed a benign environment. On the other
: hand, occupants of substandard housing were faced with
, ' - environmental decay as follows: :

: Environmental Parameter Significance (disutility)
? Air quality: " -~ personal health
: ~ odour -

- wvisual aesthetics

ST TF T

Water quality: - personal health

-~ visual aesthetics
; o - lack of stability and health
3 . . of ecosystems

Residential facility: - . Lack of tap water
- Lack of electricity
- Lack of flush toilet
- Lack of sewage facilities
- Lack of <garbage collection
facility
-~ Lack of recreational facilities




FOOTNOTES TO CHAPTER 4 (continued)

_ Noise Level: , - effect on infants
" - effect on living conditions
- effect on personal health

Greenery and :

open space: - wvisual aesthetics
-~ psychological strain
~ yecreational capability
- microclimate

Vegetation: - wvisual aesthetics
. - ﬂ - recreational capability
- stability and health of
’ ~ ecosystems
(US Bureau of Census, 1967; Wellax, 1969; Wellar and
Graff, '1972; Elias, 1973; Onibokun, 1973; Okpala, 1978,
and Greer-Wootten and Velidis, 1983).

The social significance of the urban housing systenr
manifested in form of «class structures in various
cities. See Barnes, S., "Public and Private Implica-
tions", in Housing the Poor in Africa, Morrison and
Gutkind (eds), Syracuse University, Syracuse, 1980,
pp. 5-32.

Spatially, the following became evident:

(i)' Spatial separation of affluence ;nd poverty;
{ii) . Relative concentration of affluence and poverty;
(iii) Disorder of urban land use system;

(iv}) Decay of rural-urban fringe; and

(v) * Lack of an integrated housing concept.

With respect to "Ethical éignificance", three distfibu-
tional significances were discernible:

(i) Concentration of capital in few hands.
(ii) Acquisition of "easy" wealth by a few.

(iii) Less facilities for social need and ﬁoxe facilities
| for profit.
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FOOTNOTES TO CHAPTER 4 {(continued)

- -

This observation arose from- the author's field work,
1984-85 in lLagos, and a visit to other cities -- Ibadan,
Jos, Kano, Kaduna, Benin, Onitsha, Enugu, Calabar, Port
Harcourt etc. In Lagos and these other cities visited,
what is particularly striking is the sharp contrast
between the formal and informal (sub-standard) housing
types. While the former were usually modern and built to
foreign standards and criteria, the. latter mostly
consisted of a labyrinth of wooden or~ tin-roofed
dwellings; crammed together on narrow, twisting alleys.

Note: Symbols represent cities as follows:

La (Lagos), IB (Ibadan), 0S8 (Oshogba) IL (Xlorin)
KA (Kano), JO (Jos), PH (Pert Harcourt),

BC(Benin City), JU(Ijebu-ode), WA (Warri),

EN (Enugu), ON (Onitsha), OW (Owerri} '

AB (Aba), NS (Nsukka) and UM (Umuahia).
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CHAPTER 5

. : . }\,/

.NATIONAL HOUSING RESPONSE IN NIGERIA

5.0 Introduction

' The éurpoge of this chapter is to provide a basiﬁ for the
research hypotheses to be tested in the next chapter. Fol}owing
thé sectoral approach adopted in the study, ﬁationél housing
policies and programs designed to supply urban housing are exam-
ined. In addition, how the housing programs were purportedly
modified to deal with the_accelerated.hdusing needs induced by
rapid urbanization are analyzed. The point of departure 1is
that urban housing policy in ﬁiéeria is elitist-oriented and

urban housing programs are distributionally inequitable.

5.1 - Urban Housing Policy in Nigeria

The history of urban housing development in Nigeria can
be divided into three main periods, viz: (i) Colonial period,

(ii) Immediate post~Colonial period, and (iii) 0il boom period.

{i) Colonial Period

*

L One of the major reasons for government adoption of
a housing policy is to alter-the_distribution,of income
(Aaron, 1972). Although there is 1little data on income
. distgibution in Nigerié, there are wide gaps between

earnings in urban areas between foreigners and the
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local or indigenous population, and between management .
and workers (Aredeon, 1981). The existence of such wide
income gaps would suggest that, ideall§, the poorer
segments of the population would need .public assisted
housing in order to increase the small quantity of goods

-

and services (basic needs}, they consume.’

During the‘colﬁaial ﬁériod, however, there was no
government policy or program that sought to help
lower-income groups find housing. Indeed, the national
housing policy pursued a quite ;ontrary ijeptive: that
is, the policy sought to ensure the provision of high
quality houges and infrastructure in low~density,
garden-city e residential areas for expatriates and
seniorjgoverﬂment dfficials. o

.- This policy dates back to the inception of colonial
LY S

rule when Government \Reservation Areas {(GRA's) were

created for British administ}ators.' The provision of
high-quali£y houses near ‘exclusive enclaves with
subsidized rents for, the armed  forces, police and most
senior Nigerian civil servants were later introduced
under the = African Staff Housing scheme (Onibokun,
1978:2), but no direct action was taken to evolve a
housing poli€y or program to benefit the bulk of urban
dwellers.. Much of ‘the urban population,_and especially
that component residing in Lagos, lived in a labyrinth of
tin-roofed houses on narrow, twisting alleys, with open

sewers (Nelson et al., 1972:152).
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(ii) Immediate Post-Coloniél Period

The pr‘ovisior; of high quality subsidized houses and
infrastructure in Government Rt_aserved Areas (for seniox
public servants) continued.after independence.

Under the first National Development Plan (1962-68),
neither housing nor ‘town pl;nning received gov;;nment
attention. However, housing corporationé and ‘development’
authorities were set up for the Northern, Eastern and
Western Regions, along the lines of the Lagos Executive
Development Board, established in. 1929 ¥ aredeon,
1979:180).  The activities of the housing corporations
were limi;ed largely to the construction of middle-class
housing developments in Kaduna, Enugu and Ibadan, thaﬁ
is, in the regional capitals. !

Limited sites and services prdvided with public
fiunds benefited only a small number .of “credit-worthy'
and influential urbanites. . Governmel"xtf%mployees w.ho were
able to build houses with long-term government low-
interest loans, remained in their government-subsidized
houses and rented out the houses they built (Aredeon,
1979:179). Most private individuals who were fortunate
enough to secure sites in government-serviced neighbour-
hoods {through the housing authorities), were unable to
get loans to construct the houses. Consequently, most of

these sites were turned over to the contractors who built

e
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" the houses and rented them out for five years, with all

the rent paid "up-front", that is at the start of the
five year rent period. ' ‘ /"

By the mid-1970's, the public sector was accéunting
for 20 per cent of housing construgtion in urban areas =~-
essentially for tﬂe influential upper income groups -—-
while the private sector'accounted for the'reéi (Aredeon,

1979:179). The poor, urban majority receiﬁed no help

from either public or privgte banking sources. -They were

therefore obligated to rent-: accommodation which cost a

highlpercentage of their meégre incqmes, or they built
their own houses, in piecemeal fashion, in the urban
periphery with limited oxr . no basic ‘_services and
infrastructure. |

Meanwhile, inappropriate government slum clearance
schemes exacerbated housing shortages in various cities.
For instance, in the Lagos metropolitan area alone, about

250,000 - 300,000 people were displaced in the 1970's as

a result of slum clearance schemes (Abiodun, 19?4;

Mariss, 1961; Ayeni, 1977). The basic intent of Nigerian .

housing policy in the 1960's and 1970's was the provision
of housing subsidies for the "able" .rather than the
"unable". In other words, the housing policy was

elitist-orieﬁted rather than populist (Sule, 1978:110).




(iii) ©0il Boom Period

A

The thrust of urban housing policy starting from the

0il boom period (1975-80) was to encourage individuals to

build their own houses (Guidelines for the Fourth Natiocnal

~

Development Plan, 1981-85:56). To achieve this objective,

. the following activities were to have been carried out: -

a. cfeation of layouts serviced by roads, drains _?nd

| ‘other infrastructure in urban areas;

b. provision of financial re oérces from federal and
state government to institutions concerned with
housing c?edit: (such as mortgage banks);

c. liberalisation of commercial bank credit -for housing;
that 1is, makihg mortgage funds from commercial banks
easy or easier to obtain; .

d. establishment of self-help ownership programs in each
logal government area t; facilitate home ownership;

e. promulgatiocon of a land-use decree transferring
Mownership” of all land to the government-.. to

facilitate land acquisition by private developers; i

f. encouragement of locally-manufactured building materi-

als as a means of lowering construction costs; and,

g. encouragement of large firms to provide residential
housing for their staff (Guidelines For The Fourth

National Development Plan, 1981-85:57).
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Examination of the housing policy outcomes reveals that
"while initiatives or activities (a. through g.) have not

progressed much beyond "drawing boaid status”, those which were

implemented tended to benefit only credit-worthy individuals,(

that is, members of the elite. Hence, the period 1960-80 was

one which saw little if any progress towards solvin

g  urban
. housing problems in Nigeria (Anusionwu, 1982:300). fﬁ

]

5.2 Modifications.of the Housing Programs

Housing developmeht expenditures which previously had
been insignificant were revised upwards by l.4 percentage
points {(from 3.8% ‘to 5.2%) of total development expenditures

during the Third National Developmeﬁt Plan period, 1975-80

>

(Third National Development Plan, 1975-80, Revised Volume

II:BrB).

Specifically., housing expenditures under  the Third
National Development Plan are shown in -Table 13. The table
clearly reveals both the recency and the limited extent to
which atténtion has been given to housing: 12 of the 19 states
had no budgets for housing in the origifial plan. Further,
while the housing budget of 2.26 billion naira (about $3.6

billion U.S.) may appear impressive, high foreign building

c o3 . e :
standards and criteria were the housing specifications used.

As a result, the units constructed were too few and too

expensive for the ﬁajority of urban dwellers (Okpala, 1978:250).

-

. &

: Saai




TABLE 13

NIGERIAN GOVERNMENT HOUSING PROGRAMS 1975-80

( N '000)

94

Original housing =

program estimate

Revised housing
program for \

State for 1975-80 1975-80
. Anambra - 9,500 -
Bauchi - 3,500
_ Bendel 30,000 45,000

Benue ) ot 5,000
Borno - 5,000
Cross River 10,000 15,000
Gongola - 3,500
Imo - 15,000
Kaduna 10,000 13,300
Kano 30,930 23,860
Kwara 8,000 3,500
Lagos 11,000 16,000
Niger .- 15,000
Ogun - 10,000
Ondo - 10,000
Oyo - 10,000
Plateau - 10,000
Rivers 10,000 10,000
Sekoto - 32,580
Total Seven States, -

Original Plan 109,930 '+ 255,740
Total Federal Government, -

Original Plan 1,650,000 2,000,650
Total all Governments 1,759,930 2,256,390

SOURCE: Federal Republic of Nigerian:
Development Plan 1975-1980,

(.

Third National

(revised), Vol.2,

(Federal

Ministry of Econcomic Development, Lagos), pp. 8-9.
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By way. of illugtration, the houéing projects in Lagos
reflected the excessgive cost. The unit cost of a two-bedroom
flat in a block of flats ranged from 50 to 70 thousand naira,
while that of three bedroom-flat rangeé from 83 to 125 thousand
naira (Anusionwu; 1982:303). The houses can only be afforded
by a household with an income of at least 2,660 naira per
annum, which is well above the Nigerian urban per capita income
of less than 1,000 naira (ILO, 1981:122).

Moreover, the "income level set by the government put a

ceiling on rental participation by low income residents, that

is, the poor. Since households were income-tested for
eligibility, rental amounts of N720, N1,500, N2,500 and N5,000
for one bedroom,- two bedroom, three bedroom, and four bedroom
flats, respectively, low'iﬁcome households cannot participate
(Ministr& of Lands and Housing, 1976). Yet, it is this segment
of the populatidﬁ -- that is, the low income group -- that has
the greatest need for subsidized housing.

In physical terms, only about 30,000 units or 15 per cent
of the planned 200,000 units were completed and allocated‘at
the end of 1980 (Fourth National Development Plan 1981-85:56).
But even if the planned target of 200,000 units had been met,
it would havé made only a small impression on growing urban
housing needs. Specifically, the 200,000 housing unit target
during 1975-80 plan period represented. little more than a

matcﬁing of the annual growth in urban housing needs (Aredeqn,‘
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1979:180), and would have done nothing to relieve the back-log
of needed uﬁits. | T

Hence, although the impoftance of housing in the Nigerian
economy rose to nearly 8% of GDP at the beginning of the.Third
Plan Period, it declined thereafter to about 4% of GDP in the
1980°%s, as-shown in PFigure 15. Cohsequently, from one state
growth pole to another, there were more households than housing
units. As urban population socared due to increased urban
migration, urban hpusing became grossly inadequate both in
quantity and quality. Due to socio-~economic bias 'associatéd
with the privilege of position, horizontai inequity occurred
with regard to which household occupied which housing type,
and/or consumed which housing serviceé.

In general, then, the thrust of government urban housing
‘policy in Nigeria was to promote the emergence of a society of
homeowners. .In practise, however, the urban housing programs
took the form of reducing the price of housing for highér

income qroups. As a result, the poorer socio-economic groups
P P

were constrained to consume inadegquate or substandard housing.

-

Summary

This chapter examined the national housing résponse in

Nigeria and made the argument that development plans in Nigeria

lacked any -urban development policy component; rather, they‘

contributed to a worsening of overall urban housing problems.

That outcome arose because as urbanization occurred: (1) rural
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FIGURE 15

! THE IMPORTANCE OF HOUSING IN THE NIGERIAN EEONOMY
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development expenditures were not made to cog;rol the flow of
people to the cities; and, (2) cities were not made more
livable'thrpugh promotion of healthful housing for all.

Indeed, housing provision was left to the vast.majority
of individuals to deal with as-best as they could on £heir own,
while (the national) government concerned itself with the
provision of expensive dwellings for seni;r civil servants in
socially segregatéd %eighbourhoods . .

Further, the‘adoption of high forxeign building standards
and criteria tended to increase the cost per unit of new public
dwellings. Consequently, the total number of units built were
too -few relative to need. A huge .housing gap therefore
resulted and, fueled by rural-urban migration, informal housing
became (by necessity) the means adopted to cope with the gap in
urban housing deficits.

Consequently;‘within the context of government resource
allocation and Nigerian urban growth, of which inadequate

housing is a part, three relationships need to be confirmed:

(i) The r%;ﬁtionship between urban growth and urban

housing deficit;

{ii) The relationship between sectoral development

expenditures and urban housing deficit; and,

?
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(iii) The relationship between urban growth, sectoral

- development expenditures, and urban housing

condition.

In the next chapter, these three relationships are
examined by means of statistical tests of the research

hypotheses.
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CHAPTER 6

EMPIRICAL FINDINGS ON THE RELATIONSHIP BETWEEN NIGERIAN

RESOQURCE ALLOCATION AND URBAN HOUSING INADEQUACY

6.0 Introduction ]
| Urban housing shortages and related infrastructﬁral défi—
ciencies‘perhaps represent one of the more pressing:problems
which Nigerian urban dwellers are facing. One approach which
lends itself to investigating such fhousing) problems'involves
using an econometric model. However, ﬁrban housing econometric
regearchl indicates that ; well-specified housing model
should bégiﬁ by including a set of structural demand equations,
-which separately predict boéh the aggregate number of units and
‘the average houfing services per unit. The structural demand
equations should then be complemented with a separately
identified 1long-run supply schedule so. as to allow: (1)
estimation of price elasticities, and, (2) assessment of
monetarﬁ, fiscal and scocial peolicy impacts.
For Nigeria, time series data do not exist on the formal
and infprmal urban housing types (Table 6, page 58), and as a
result, a somewhat different apprcach is followed in this study.
That is, 'since where people wofk and the income they earn
‘influence the types of homes they live in, the objectives of

this chapter are twofold:
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(1) To describe the formal and informal urban employment
environments which influence different types of tenure in
Nigerian cities; |

and,

E )
}

(2) To provide an empirical test of the. reseaxch
hypotheses attributable to the relationship(s) between
(i) urban growth; (ii) sectoral development expenditures;

and, (iii) oVercrowding.

6.1 Modelling the Urban Employment %nvironments in Which
Nigerian Urban Housing Markets Operate

We ‘Begin by denoting remunerations from employment in the
urban tormal sector, the urban informal sector, and the rural
sector by W, W', and MPL, and unemployment by O, respecti@ely.
For individuals in urban areas, W and W' are exogenous

parameters as follows:

W is set by forces in the formal sector of. the economy
through (union) collective bargaining. And,
N W' is set through various local linkages with-urban
\\\ subsistence conditions. -
Employment prospects in the two urban sectors are:
For t brmal sector: 0 P 1 and,

*

For the informal sector: 0 P! 1l
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Where P and P' represent the probability of securing‘formal and
informal employment, in the urban formal and informal sectors,
fespectively. i

e
Assuming a simple linear utility function, the migrate-vs-
stay-behind .indifference condition for any rural family

considering "sending" someone to an urban area is:

MPL = PW + P'W'.iiiiereces A L R R TR (2)

However, once in the urban area, the Jjoin-the-formal-sector
12
. . . .. s .
versus join-the-informal-sector indifference condition 1is:

PW"—'P'W'......--..............---....-.....-- (3)

The labour market equilibrium conditions represented by
equations (1)} and (2) determine the intersectoral and intra-
urban allocation of urban migrant labourers between the formal
sector (where wages are higher and reliable), and the informal
sector (where wages are low and unreliable). Both the formal
and informal sectors exist side by side in each Nigerian city.
Accordingly, expansion of employment in the formal sector
through public works and private business ventures usuqlly
induces economic activities,” in the informal ‘sectors.
Similarly, when economic activity in the formal sector is'low,

many workers in the informal sector lose business, including
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roadside hawking, on city streets.‘ Hence, Jjust as some
urbanites york in the formal sector and others in the informal
sector, urban housing types (where urbanites ;1ive). can be
similarly dichotomized into two components: a legal or formal
component and a -substandard or informal component.2

6.2 ?reamble for Research Hypotheses

\ During each plan period, and in any given year, labour
migrates to the cities, thereby increasing the demand for urban
residential accommodation. But the supply of urban housing

lags behind demand because:

(i) Less money is spent on housing relative to other
sectors (recall Chapter 5, Section 5.2); and,

(ii) Housing construction is based on rigid adherence to
high {(foreign) standards and criteria,3 especially

in Government Reserved Areas (GRA's) (recall Chapter

5, Section 5.1).

The two central pressure points in the dynamics of the
Nigerian urban housing market can therefore be expressed as

general hypg@theses on the demand- and supply sides:

Oon the demand side, urban growth increases urban

(residential) housing demand (especially the demand for

apartment housing by young urban migrants).
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on the supply side, the urban housing deficit is a conse-

quence of ihaaequate sectoral budget éhares allocated to
public housing.

'Tﬁerefore, to examine the behavioural significance of the
formal and‘informal housing, that is, deficiencies in“the
urban shelter situation, we focus on .three research

hypotheses:

RH.l1 Urban residential housing deficit is a consequence
of urban.growth, on the dFmand side;

RH.2 Urban residential housing deficit is a consequence
of .relative Federal and state capital expenditures,
on the supply side; and

RH.3 Urban overcrowding is a consequence of urban growth

and inadequate housing expenditures.

To examine and subsequentiy attempt to make predictions
arising from, the underlying Structqre and form of these research
hypotheses (Walizer and- Wienir, 1978:78-80), thé attendant
statistical hypotheses need to be tested. Towards this end,

regression analysis is used to attempt to. uncover -the under-

Alying direction and strength of -the relationship between the

dependent. variable (Y) and the independent variable(s) (X.).
Then a Chi-square test (Xz) is applied "to the data set in
order to establish the degree of statistical significancé. In

the next section, we examine the three consequential relation- -
.
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ships by testing the statistical hypotheses. For this purpose,
the hypothetico-deductive method (Watson and McGraw, 1980:15)

where H stands for the hypothesis and I represents the test

implication, is followed.

o

6.3'" Test of the Statistical Hypotheses

Hy 4 Urban residential housing deficit is a.co£sequence
of urpan growth, on the demand side (H).

1.2 If urban residential housing deficit is a conse-
quence of urban growth on the demand side (H),
then urban growth increases urban residential
housing demand (I).

Hy 5 Does urban growth increase urbag residential
housing demand?

H) 4 Urban residential housing deficit as a consequence
of ,urban growth, on the demand side, is either
coﬂfirmed or disconfirmed.

In‘orderJto estimate the parameters of the statistical
hypotheses; a functional form must be specified for the
relationship. ff HD denotes housing deficits, UG urban g;owth;
and E errors in measd}ing vériables, the simplest form of the

underlying regression equation can be written as:

HD = BHD [UG, EI]

9HD = 9HD . 3UG >0
at UG ot
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. - -

Assuming a linear relationship, the regréssion equation

estimétqd to"test H, is of the form:

LY
‘ o
Ye = nBo +.,7; BltXe + Et
where

. . . . th .

Yt = new housing units required in the t city,
1970-1980.
B, = intercept. term or value of Y when X is zero.
By = coefficient to be estimated.
Xt = city population during the same period,
= th :

E, = t error ferm. -

"Following the principle of ordinary least Squares (OLS)
for estimation of parameters in a single equation model (SEM),
assuming that the explanatory variables are statistically

independent of the random error term, then,

HSl: Specification

: Yt = Bg + let (t =1,2,. . .n)

In matrix notation, the above equation is. conveniently
rewritten as:

Y = X3 + E
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p -]l x 7 - "-|
717 1 Ey
1./°%, B
veal¥2!| x» 2| e | °| € <]F
"‘ _ . . a] N
i . e .
U 1 X E
" "
Applying the properiies of the nonna]-equat1bn,‘we have, ‘
RPN EEN ] ] T [y
X, X, ..o X 1 X | B P
1 "2 n . 2 bo Yz
. : b] = X] Xz.. Xn : ,
1 X Y
L vt b n-—i L- - ] L = L n-
Hence, , '
—
.
bo n zx] zYi .
- 2
b.l zxi zxi LtXiYi
- 1 X8 - zx—.W Y. ‘
nrx? - (xxz) ' 1 l
i i -:Xi n zxiYi

p— 2 —

2 Y
ALX, - (LX‘)

Z

-
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Consequently, for all the cities under review,
Yl . ”o‘ + s]x] + e
Y,=8, +8, X, +e ,
2 o, 12 2 2
Yn * alnxn + n
or, rewritten in matrix notation:
B =] [~ I — P — p— —
Y B LA 0 *ev e TR
YZ - 502 . o ..... %l? oo 0, 0 Xz . Ez
Yn Bon . eene 0 L. By« 0 xn En

The result of estimating regression statistics to test
Hl is presented in Table 14. (Experiments with other fitting
techniques such as maximum 1ikelihood and limited information
methods yielded less convincing results). The correlation
between urban housing deficit and urban growth in the 20 growth
poles during 1970—19&&J ranges from 0.83 to 0.99. Thelcoef-
ficient of determination (r2) shows. that over 97% of the

total variation in urban housing deficit during the period can

be explained in terms of the estimated regression equation.

i
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TABLE 14

ORDINARY LEAST SQUARES LINEAR REGRESSION RESULT OF RELATING
URBAN HOUSING DEFICIT AND URBAN PCPULATION IN NIGERIA, 1970-1980

(selected cities)
2\

City - Independent Bo By t-stats  SEE x

-Variable
\
Lagos (Metro) Change in City -17.83 1,59  20.22 98.13 0.98
population, -
‘ 1970~1980
Ibadan " -87.92 1,58 25,47 81.14 0.98
Kano " -53.0 4.6l 1.34  39.0 0.99
Ilorin " _=23.0 3.32 7.35 64.22 0.96
Port Harcourt " -26.0 1.24 25.47 24.78 0.99
Kaduna " -33.14 3.71 18.32 39.75 0.97
Maiduguri " -55.14  2.16 6.56 67.48 0.83
Enugu " ~-29.46 4,73 29,22 24.48 0.99
Benin City " -17.52 5.17 41.27 11.63 0.99
Jos | N " -26.93 3,29 25.48  24.00 0.98
Calabar ' " -12.14 1.52 2.39 69.74 0.99
Sokoto " -15.21 5.58 41.29  94.57 0.99
Aba ) - " -38.12 6.03 25.48  35.72 0.99
onitsha | " -26.92 3.30 25.47 2499 0.98
Abaokuta " -13,05 1.45 25.47 12.87 0.98
Ondo " -56.78 1.04 22.30 59.06 0.98
Zaria " -14.13 1.66 22.57 15.88 0.98
Warri " -19.74 1.20 22.54 19,03 0.98
Sapele .o _ -83.23 2.06 29.46 68.09 0.99

Ikotekpene " C -40.77 8.77 25.38  39.93 0.99
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That is, all but less than 3% of the variation in urban
housing deficit over the period, 1970-1980 has been accounted
for, with appropriate (Bl) coefficients. All the estimated
coefficients have appropriate signs énd.are significant ét the
0.08 level. The (positive) signs of the correlation - coeffi-
cients suggest that as city populations increase, so also does
the housing deficit. Since urban growth increases the urban
residential housing deficit, the hypothesized relationship
(Hy ;) cannot be disconfirmed. If the «city population
"increase" is zefo, no new housing uﬁits would be required by
virtue of-the negative BO coefficients for each citf.

Howeyer, since correlation goefficients measure the level
of association without providing mucﬁ if any insight ieiated to
producer-product (Ackoff, 1953:65) or, more pﬁpularly, a
"causation" relationship, Qe meg?ly conclude that a close
relationship exists between urban ﬂgusing deficits and urban
population growth in thé 20 Nigériantcities examined.

Having established thét a relationship existé in Nigeria
between urban housing ‘deficits and urban growth, on the demand
side, events on the urban housing supply side remain to be
explained. Towards this end, the relationship between urban
housing deficit and sectoral development expenditures was
examined through a multiple regression analysis (under various

functional forms) of Nigeria's fiscal 1ijterns.

\ " .

Ll AnlieiiEk
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Urban residential housing deficit is a consequence

of (inadequate) sectoral budget shares, on the

supply side (H).
If urban residential housing deficit is a conse-

quence of (inadequaﬁe) sectoral budget shares, on

the supply side (H), then substandard houses would,

be used to £ill .the gap in urban residential

housing (I).
Are substandard houses being used to £ill the gap
in urban residential housing?

Urban residential housing deficit as & consequence
of (inadequate)

sectoral budget

shares, on the

supply side, is either confirmed or disconfirmed.

Specification

The simplest form of the underlying regression egquation

can be written as:

HD = HD (ECS, S0OS, HOS, Ads, bV, E} *

1 HD

- 3ECS 4 9HD + 3S0S 4, sHD « 5 HOS

9 ECS

'y

economic,

2t 2508 It d HOS at

4+ OHD - 3AdS > 0
dAds at

A

where HD represents actual urban housihg deficits and ECS, SOS,

HOS, AdS,'DV, and E represent actual sectoral expenditures on

social service, housing and administration
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sectors, respectively, DV (the dummy variable) and E (errors in

measuring variables) are the remaining symbols.

Taking a linear form of the regression equation,

Yt = fo t Slxlt + foXoe t B3X3+ + BsXst +. f5Xgy + et

where )

Yt' (dependent variable) = percentage of new housing units
required in 20 growth poles,
1960-1980

and,

G

Independent variableﬁé are:

1t

2t

3t

4t

LA
[

Actual Federal and State Capital Expenditures on
the Economic Sector as percentage of Total Annual
Capital Expenditures, 1960-1980.

Actual Federal and State Capital Expenditures on
the Social Service Sector, as a percentage of
Total Annual Capital Expenditures, 1960-1980.
Actual Federal and State Capital Expendit;res on
tﬂe Housing Sector, as a percentage of Total
Annual Capital Expenditures, 1960-1980.

Actual Federal and State Capital Expenditures on

the Administration Sector, as a percentage of

S—

Total Annual Capital Expenditures, 1960-1980.
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xSt = Dummy variable which takes the value of 0 during
pre-oil boom period, 1960-74, and 1 during the
- oil boom periecd, 1975-80.
e, = tth Errér term.

In ? matrix notation

Y = Bg + leli + Bzxzi coo k BXgs + Ej (4= 1, 2 ... n),

which may be rewritten as

Y = X + E
where:
[y, ] 7 -
| | & [,
Y .
2 B] EZ
Y= . g =
. £ = .
Y ' :
| "] N B E,

r' —
] x'l 'l x'lz ----- xk]
1 .
X = X2 X e %,
1 S "
]n zn cen xkn
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Economic theory seldom specifies a priori the detailed
functional relationship expected to hold between variables;

A

rather, it "outlines ceﬁ:ain constraints that any functional
relationship must satisfy (Baumol, 1977). It’maf bé that the
proper functions are quite complex and possibly nonlinear. In
the absence of more specific knowledge, however, a linear
‘relationship is assumed t6 prevail in the Thypothesized
regression model.  Hence, if more money is spent on one
sector's endeavour relative to anotner, a higher pbéitive
coefficient would be expected, and vice versa.

Initial regression experiments tested the sensitivity of
variations in urban housing deficit to each of the explanatory
variables, and then the sensitivity of urban hoﬁsing deficit to
all the explanatory variables simultaneously. It was found
that during the 1960-80 development plan period, public funds
going to the economic and social service sectors constituted
'the two most powerful variables in the regression model. That
is, both sectors exhibited the highest positive coefficients.
However, during the 1970-1980 development plan period, economic
and public administration expenditures accounted for much of
the yariation in urban housing déficit.

With respect to the sensitivity of urban housing deficit
to all the explanatory variables, the presence of multicol-
linearity was observed, as well as high standard errors ﬁnd
positively correlated sample residuals. Consequently, as a

result of reqression experiments with Koyck lag, Almond lag and

)
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diséributed lags, it was observed that a better fit would be
obtained by using first difference55 to reduce multicolli-
nearity and auto-correlation (Cochrane-Orcutt, 1949). Follow-
ing Fisher, first differences is analytically the correct form
for the estimation of short-run reactions (Fisher; 1962:23).
Table 15 contains the regression result 6f the log—linéar
model which relativeiy provided a better fit than other models.
The overall estimates presented in fhe regression equation are

in conformity with a priori eexpectations. All the estimated

‘coefficients are statistidally significant at the 5 percent

confidence level. The size of the coefficients reveals that a
1 percent change in urban housing deficit necessitated a 6
percent change in Administration expenditures, a 4 percent
change in Economic Sector expenditures, a 2 percent change in
the expenditure on Social Serélces, but less than a 1 percent
change in Housing expenditures (that is, the inérease necessary
to close the urban housing gap).

Hence, in decreﬁsing order of magnitude, public, expendi-
tures on the Administration and Economic Sectors accounted for
much of the variation in the urban housing deficit. This
finding is as expected, because apart from mis-guided capital
expenditures Quring the oil boom, a large portion of government
expenditures before the o0il boom was concengrated on develop-
ment of infrastructure, the c¢ivil war, and rehabilitation

projects at the end of the Nigerian-Biafra war. o
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TABLE 15
ORDINARY LEAST SQUARES MULTIPLE REGRESSION RESULTS OF
URBAN HOUSING DEFICIT ON NIGERIAN SECTORAL. CAPITAL EXPENDITURES,

1960-1980
Independent Variables . A
(Sectoral Capital Regression Standard
Expendityres) : Coefficient T-value Error
Xy Economic Sector Bi= 0.36 (5.02Y : 0.003
Xz, Social Sgrvice Sector B2= 0.21 . {(3.04) 0.001
Xqs Housing Sector - Bs= -0.10 - (-9.02) 0.004
x4, Administration Bsu= 0.64 (6.08) 0.002
XS' Dummy . Bs= 0.49 (9.72) 0.007
2
' ' R™ = (.995 )
F=19.4
D.W= 2.01°
Skewness = -0.23 . Kurtesis = 3.09
RHO (p) = 0.0
ANOVA
Source DF S8 MS F
Due to regression 1 19.36 19.36 19.4
Due to residual 18 0.00 1.00

19.4 > F(18,1 0.99) = 8.29

That is, the F-ratio is greater than the test statistics.
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To return to the regression procedure, a test of the ap-
propriateness of the regression assumptions -- Barlett;s test
for-homégeneity of varianée, skewness test for deviation from a
normal distribution -- both vindiéated the standard assumptions
of regression analfsis. Iq view of the.fact that the F-ratio
is greater than the test statistics (19.4> F(18,1 0.010)=8.29)
we conclude that urban housiné deficit is a consequence of
(inadequate) sectoral budget shares, on the supply side
(Aradgon,' 1979; Seers, 1981; Anusionwu, 1982 and Onibokun,
1983). | |

Baving established that é ;élationship_ exists between
urban growth, sectoral budget shares and the urban housing
deficit, it remains to attempt to explain the relationship
between urban growth, housing budget shares, and urban

overcrowding. Towards this end, we test the next research

hypothesis.

Hy 3 Urban overcrowding is a consequence of urban growth
and inadequate housing expenditures (H}.

Hy 5 If urban overcrowding is a consequence of urban
growth and inadequate housing expenditures (H),
then substandard housing would emerge to worsen
.the urban shelter situation (I).

H3.3 Has substandard housing emerged to worsen the urban
shelter situation?

H3.4 Urban overcrowding as a consequence of urban growth

and inadequate housing expenditures is either

confirmed or disconfirmed.
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HS. : Specification

Denoting urban overcrowding as UC, urban growth as UG,
housing expenditures ‘as HE, and E as errors in measuring

variables, the regression model can be written as:

i

U'C '—‘UC (UG’HE’E) LR A R A R N ) * e 4 8888 T e e a0 s e (l)

duc _ 23UC - 38UG + dUC + 3HE > 0
it aUG at dHE 9t

Hence, taking the linear form of (1},

Yt = Bo + lelt + Bzxzt + et -------------------------- (2)
where:
Yt dépendent variable = Average number of persons per room,
1970-1980.

Independent variables are:

Xy = Change in absolute size of urban population in
) t
20 growth poles, 1970-1980.
X, = Actual Housing Expenditures on the 20 érowth

poles, 1970-1980,

= disturbance term. *

~
]
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deviations from their means may be expressed-as:
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1
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e
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a tP ] 1 XX,
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= c
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Hence g = Cy3 My * Ca IXo¥
And 62 = Cy IXyy C,n IX,Y .
here C,, = X2 C,, = -IX.X
where Cq, X5 12 172 »
T A
= -3 c,, = Ix?
€1 = ~EHE X5, 22 = 1 o
A B

~ ~ _'\2
var (B;) = Cll I PR Var(Bz? = sz-ae

-

An initial fegression was run to test the sensitiﬁity of urban
overcrowding to each of the explanatory variables, and then the
sensitivity of urban overcrowding to both explanatory variables.
It was found, as exbected, that increases in urban overcrowding

are positively assqgciated with increases in urban population

growth, but negatively associated with inadequate housing ex-

—

penditures. However, while the explanatory variables can

-

together explain movements .in the dependent vafiable very well,
the standard errors were high and t-ratios small. This suggests

‘ S : H
the existence of the problem of multicollinearity within the two

regressors. Consequently, it was necessary to manipulate the

‘;Hata set in such a wéy as ,to reduce rmulticollinearity. After

7

,
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extensive regression experiments, it was found that a better

.fit would be secured by transforming the data to first

differences, expressed  in percentages.

Table 16 contains the regression result of the double
logarithmic model which provided the Best fit. The overall
estimates presented 1in the regression equation are iﬁ

conformity with a priori expectations. All the estimated

. coefficients have the appropriate signs and are significant at

the 5 percent cohfidence level. . The overall hypothesis
represented by the regression equation passeslthe F (goodnesé
of fit) test at the 1 percent confidence 1e§el, with 99% of the
vafiation in urban OVercrowdéng accounted for.

A final test of the abﬁropriateness of the estimates is
reflécted in theffinding that#@‘JL percent increésé in urban
overcrowding can be. positively ‘associated with a 4- percent
increase in urban population growfg. However, a ,l1 percent
inérease in urban overcrowding is ;égatively associated with
zero housing expenditure (8 =-0.005), with the standard

assumptions of the regression model unviolated. SinbE the

¢

F-ratio is greéter than the test statistic, and in yiew of the

fact that substandard houses are visible features oﬁ the

~ Nigerian urban scene, we conclude that urban overcrowding as a

consequence of urban growth and housing expenditures has been

confirmed by the regression model.6

While the regression analyses captured the relationships

between urbanization trends' (Chapter 3), housing expenditures
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TABLE 16
ORDINARY LEAST SQUARES REGRESSION RESULTS OF THE NUMBER
OF PERSONS PER ROOM ON THE INCREMENTAL SIZE OF URBAN
POPULATION AND HOUSING EXPENDITURES, 1970-80

(annual percentage change).

$
Independent Variables Regression
Coefficient T-value SEE
Xy Absolute Size of urban (' ‘
population, 1970-1980 Bi= 0.44 (6.23) 0.007
X2, Actual Expenditures on
the housing Sector, .
1970-1980 B2a= —p.005 (~4.66) 10.001
: _2
R = 0.999%9
F = 19.0
D.W= 1.98 . 0.001
' ' E ~ ANOVA
" Source DF 8s MS F
Due to regression 2 0.041686 0.020843 20.84
Due to residual 7 0.000017 0.000002
Total 9 0.041703

; 20:47> F(2,7 0.99) = 9,55 Skewness = 0.0 Kurtosis = 3.0

That is, the F—;atio isigreater than the test statistics.
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{Chapter 5), and urban overcrowding (hypothesis,3); the question
of statistical significance remains.

Given the central concern for overcrowding characteris-
tics, a Chi-square test (xz) was applied to the data set in
order to establish the degree of statistical significance.

Table 17 shows the cross tabulation of housing bﬁdget

shares with average number of persons per room. About 8 out of

4

9 (88.9%) of 'the valid cells have an expected frequency less

than 5.0. The Chi-square = 3.53759 with 4 degrees of freedom.
From tﬁé};able of "percentage points of x% distribution®
p[xZ > {.53759] = .30 | ‘

That is, a Chi-square value of 4.878 occurs about 30

percent of the time just by chance out of a comparison popula-

~tion in which there is no relationship, and 70 percent of the

time where such a relationship exists. Thereforq, we conclude
that urban overcrowding -in Nigeria is induced by inadequate
\housing expenditures.

In the final analysis, no study can ever be more accurate
than the data upon which it is based. To this extent, it

should'be.ﬁofed that:
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TABLE 17 _
CROSS TABULATION OF HOUSING BUDGET SHARES WITH AVERAGE
NUMBER OF PERSONS PER ROOM

V,: PERM ’ .
Low He:1um H;gh Row ]
. _ i. . . Total
D4 : STDEV ' . : .
1. 25.0 50.0 25.0 "4
Low 50.0 15.4 25.0 21.1
5.3 10.5 5.3
0 .9 2 .
2. 0 81.8 18.2 . 1
Medium 0 69,2 50.0 57.9
0 47.4 10.5
1 2 1 ; {
3. 25.0 50.0 25.0 4
High 50.0 15.4 25.0 21.1
5.3 10.5 5.3
Column
2 13 4 19
Total 10.5 68.4 21.1 100.0
Notes:

.8 out 9 (B8B.9%) of the valid cells have expected frequency less than 5.0.
Minimum expected cell frequency = 0.421.

Chi-square = 3.53759 with 4 degrees of freedom; significance = 0,4722.
~Cramer's vV = 0,30511. ‘

Contingency coefficient = 0.39619/
Lambd#” (Asymmetric) = 0.1250 with Dy: STDEV dependent.
Ltambda (Symmetric ) = 0.07143.
Uncertainty Coefficient (Asymmetric)
Uncertainty Coefficient (Symmetric)

0.11556 with 04: STDEV dependent.
0.12507. ' .
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(1) Data on urban overcrowding and urban érowth were
derived from various Social Statistics compendia in
Nigeria, published by the Federal- Office of Statistics,
Lagos. And,

(2) Data on actual development expenditures were taken

from various issues of the Economic and ‘Financial Review,

Central Bank of Nigeria. The Central Bank figures

originated from various issues of the Federal Republic of

Nigeria: Official Gazettes.

Tt follows, therefore, that . because the quality and
authenticity of data relating to®one urban area or another, or
one year or another might be questionable {(due, for example, to
lack of a regularized or automated data collection system), some
caution should be exercised in the detailed interpretation of
the empirical findings. HoweVer, in view of their basis on

general fiscal patterns and the broader aspects of the urban

situation in'Nigeria, it appears safe to assert that the deriv-

ed underlying conclusions_are valid.

B
Summary

The dynamics of the Nigerian urban housing market has
been examined in this chapter. Essentially, urban areas in

Nigeria have been shown to be characterized at present by two
recognizable housing markets: a formally- or legally-built

component in which excessive overcrowding and over-utilization
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of housing amenities occurs, and an informal component which
lacks basic household needs sﬁch as water, flush toilet, and
electricity.

While labour migration to urban areas increases thé
demand for urban residential housing, the supply of urbah
housing -lags behind due to rigid adherence to high standards

and criteria in housing design and construction. Since shelter

is an inexorable basic need informal housing, which constitutes
an environmental and health hazard, is uﬁed to £ill the urban
housing deficit. |

The underlying linkages between the formal and informal
housing components, and the dynamic (behavioural) significance
of those linkages, were therefore established in terms of thrée\

consequential relationships:

(i) The relationship between urban housing de-
ficit and urban growth, on the demand side;
¥
(ii) The relationship between urban housing de-
ficit and sectoral capital expenditures on

the supply side; and,

(iii) The relationship between urban growth, hous-

ing expenditures, and urban overcrowding.
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Specifically, urban overcrowding in Nigeria was found to
be induced by inadequate housing egpenditures.

. The next chapter presents the fihdingé from the field
work that was undertaken (as a case study), to: (1) examine the
present housing condition in Lagos, where the urban shelter
problem is most 'gfute; and (2) to provide a city-based
perspective for ;ef&ting to and intepreting the national-level

data assembled for hypothesis testing.
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FOOTNOTES TO CHAPTER 6

See for instance, Maisel S., "A Theory of .Fluctuations in
Residential Construction Starts", American Economic Review,
Vol.53, June 1963. pp. 359-82, DelLeeuw, F., and Ekanem, N.,
“The Supply of Rental Housing”, American Economic Review,
Vol.61, Dec..1971, pp. 806~17; Rosen S., "Hedonic Prices and
Implicit Markets", Journal of Political Economy, Vol.82, Feb.
1974, pp. 34-53; Straszheim, M., An Econometric Analysis of
Urban Housing Market, NBER, 1975, and Burns, L. and Grebler,
L., The Housing of Nations {New York: John Wiley & Sons, 1977).

Although urban shacks and squatter settlements constitute
illegal tenure, "fees" are usually paid to landlords or their
representatives, before the construction of such substandard
housing structures {Author's Field work, 1984/85).

See Mabogunje, A.L., Hardoy, J.E., and Misra, R.P., Shelter,
Provision in Developing Countries: The Influence of Standards
and Criteria. John Wiley and Sons, Toronto, 1978.

All values were expressed in 1970 constant naira.

The first difference approximation employed is given by:
~—,

ﬁ e )
Yoo ¥, _ g o F(XQ) - F(X{_;) + C+ (U, - U_y)

That is, X induces changes in Yy with the long-run
component of the (ct) constant during the interv&ﬂ\gzer
which the first difference is taken. :

See D. Cochrane and G.H. Orcutt "Applications of Least
Squares Regression to Relationships ° containing
“Auto-Correlated Terms", Journal of the American
Statistical Association, Vol. 44, March, 1949, pp. 32-6l.

Panel A depicts the graph of average number of persons
per room with the change in urban population and panel B,

the graph of average number of persons per room with
housing expenditures (natural Logarithms).
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FOOTNOTES TO CHAPTER 6
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Panel A:; Graph of  Average Number of Persons per Room with the
: Change in Urban Population, 1970-1980.
Panel B: Graph of Average Number of Persons per Room with Urban
Housing Expenditures, 1970-1980 (20 cities).

}



130
CHAPTER 7

.HOUSING CONDITIONS IN LAGOS: A 1985 CASE STUDY

I

7.0 Introduction
| Focussing on the residential consequences of rapid
urbanization, the previous chapters highlighted the need for
government fiscal expenditures to mitigate the urban shelter
situation. 'The.undeylying rationale for soliciting effective
government fiscal response stems frbm the need to maintain the
social role of urban residential housing in Nigerian cities.

As suggested earlier (Chapter 4, Section 4.3), residen-
tial housing standards provide the central mechanism by which
the basic sbécial roles of housing are made operative for two
reasons: ‘. ‘

First, housing is the built environment and the physical
container of social and economic development measures.
Secbnd, housing is the instrument for the sustenance of
improved forms of social existence, for the maintenance
of hygienic life styles and good community spirit. . To
this extent, it is by the quality of the prevailing
housing standards, that any society can finally Jjudge
whether its housing policies and programs, are ﬁerforming
according to expectations.

In Nigéfia, as in many countries '(ﬁeveloping or deve-
loped), small-area data do not exist for an in-depth evaluation

or impact assessment of housing policies.and programs at the
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neighbourhood level. Therefore, the sample sarvey of housing
conéitions in metropolitaﬁ Lagos {Appendix 3, pages 215-220)
was designed to shed ligﬁt on the adequacy of basic shelter .
(Figure 1l{(a), page 7), in Nigeria's fastest growing city. A
total of 1,000 households in the slum districts of Ajagunle,
Abule Ijesha, Mushin, Shomolu/Bariga and Isale Eko were
surveyed. The survey Wwas conducted by the Author with the help
of local recruits f£from November, 1984 through January 1985.
Among the. population‘ surveyed about 80 per cent of- the
household heads were male, 20 percent were women, and 25
percent were marriéd. Ihformation on geographical location of
Lagos, its population Qrowth, and the survey's findings won

housing conditions in Lagos are presented in turn.

7.1 Geographical Location ‘of lLagos

_ Lages, the capital of thE\‘Federal. Republic of“Nigerial
until October 1982, is renowned for its bustling business
energy and incredible pace. with- an area of approximately
1 271.20 square kilometres, Lagos is comprised of several islands
and the adjacent mainland (Figure 16).

In addition to Lagos Island, Ikoyi and Victoria Island
where most. federal Government offices ére located, Lagos
includes Iddo Island, (best known for the Railway Terminal and
Inter-city motor park), and the boroughs‘of Ebute-Metta, Yaba,
Surulere and Apapa on the mainland (NIGERIA year book, 1984:60).

Contiguotis to the mainland area, but a city in its own
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FIGURE 1l&

LAND USE MAP OF GREATER LAGOS
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right is Ikeja; the capital of Lagos state, agd the location of

Nigeria's busiest airport -- Murtala Mohammed International
Airport. .

Together with commercial and residential developments
along the expressway to the neighbouring town of Badaéry,
expansion in Lagos has created a vast; sprawling metropélis;
Substantial' funds have been expended to construct bridges,
highways and ring roads, as well as to- develop sea transport in
order to facilitate movement of people to and from Lagos.
These developments have yielded minimal dividends because Lagos'
traffic congestion, euphemistically referred to as "GO SLOW",
still'peréists.

Further, and in addition to endogenous growth in Lagos
and its environs, heavy rural-urban migragion to Lagos was
fueled by the dil—price‘. boom beginning in 1973 (OPEC
Information 'Booklet, 1973:5-11). However, due to inadequate
government responses in urbah development ﬁolicies and
programs; heavy pressufes were ' imposed on the residential
housing stock, as well as on associated water, sanitation and
health facilities, and social services. As urban growth
soAred, urban problems2 in the city of Lagos  became
unmanageable (Abiodun, 1974; Ayeni, 1975; ‘dgunpola and Ojo,
1975; %apbhunda, 1977; Mabogunije, 1982; The Economist, Januafy
23, 1982). The next section provides information on population
growth in Lagos to illustrate the magnitude of one of the

causes accounting for the "renowned" problems of the city.
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7.2 Population Growth in Lagos, 1888-1981
. - In 1901, Lagos city was restricted to the 1Island of
Lagos, West of MacGregor Canal with an area .of 3.97 square
kilometres and an'esﬁ&maéed population of 41,847 people; .As
Taﬁle 18 indicates;_the area of Lagos increased to 46.08 squere
kiiometres in 1911, 69.68 square Kilomtres in 1963 and to its
current : size of 271.20 ' square kilometTres siﬂce 1984 (Lagos'
State Government, Ikeja, 1984):
| ‘These cﬂanges in the areca base of the city refiected the
growing urban population. Between 1901 end 1950, for exaﬁple,
the population of Lagos increased by 450'percent, and between
1950 and 1975 the percentage increase was 1,428 percent
(Hunponu-Wusu, 1977:288; Ayeni, 1979:126). " The catalyst in
this regard was the Nigerian oil boom 'in the 1970's during
which time mig;atien to Lagos increased dramatically.
Accordinglx,'the city's annual population growth rate rose
from 3.3 percent in 1950 to aﬁ estimated 12 percent in the
1970's, with migration accounting fer over ;75 percent of annual
urban growth (World Bank, Urbanizag%on Working Pepei, 1972:80;
The Economiet, Jenuary, 1982:36). Figure 17 depicts the sudden
surge of drban growth in Lagos, accentuated by the concentration
of government services and economic activities in the metro-
pelig~ ’ |
rFor the most part, massive buildieg projects and infra-

structual works in Lagos constituted the visible signs of the

oil-boom, and were the basis of "easy employment" for unskilled
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TABLE 18 .

LAND' AREA AND POPULATION GROWTH IN LAGOS, 1901-1985 .

et
Estimated .
¢ : Intercensus Increase- Average Annual

Year of“Area.(kmz) . Total Increase Due to . Growth Rate
Census (000} ¢ Population {000) , Migration (%)
1901 ©3.97 41,847 28.7 - 21.5 2.5
1911 - 46.08 73,766 76.3 57.2 5.8
1931 65.51 126,108 26.5 19.9. 2.4
1950, 69.68 230,256 '82.6 62.0 © 3.3
1952 . 69.68 267,407 16.1 12.1 - 7.8
1963 69.68 1,136,154 188.9 S 141.7 11.9
1975 178.36 3,519,000 232.6 174.5 12
1985 271.20 - 5,000,000 232.6 174.5 12

*

LI

' SOURCE:

VS
A L]

s

Populétjon Census of Nigeria, 1952/3, Federal Office of
Statistics, Lagocs. ’ -

Population Census of Nigeria, 1963, Federal Office of
Statistics, Lagos. -

Annual Abstract of Statistics, (various issues},
Federal Office of Statistics, Lagos.

Lagos State Government, 1984,
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labour. As the years progressed, the tempo of migration
'_ v
increased on the expectation that city jobs would continue to

be readily available. However, and unfortunately for many

migrants, the search for city jobs increésingly proved futile

(Abiodun, 1974; Ogunpola and 0jo,‘l975;‘Ayeni, 1977; Kirk-Green
and Rimmer, 1981:76'3;“ and The Economist, Januaxy 23, 1982:36).
Meanwhile, the: ﬁnpreheﬁented increase inlthe population
of Lagos worsened tfaffic congéstion and imposed heavy and
mouﬁting deménds”fof water, electricity and health services, as
well as for waste disposal, sanitation{ housing facilities and

services. To lay their head somewhere most of the unemployed,

-and much of the labour force in the informal sector,3 took

refuge in substandard houses in the slums or near slum areas.

The substandard houses constituted an environmental and health

hazard, and disrupted the physical layout of the city. In

particular, the squatter settleménts induced "disorder™ to the

~

urban land-use  system (Mariss, 1961; Abiocdun, 1974; Ayeni,

1977; Onibokun, 1978; Peil, 1981 and Mabogunije, 1982). The

following paragraphs elaborate on the  ‘characteristics of .

. \ . . A
residential land-use in Lagos and 3its environs.

. ' Residential land occupies about 50 percent of the total

built-up area of the metropolis, while industrial usage

occupies 11.31 percent, (Figure 16, page 132).
Other major uses of land are educational institutions,
which occupy 5.73 percent, commercial activities, which occﬁpy

3.92 percent, transport, which occupies 8.88 percent, and

Sy
e
Sy

-
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administration which occﬁpies 3.02 percent (DoRiadis Associates
International, 1977). '

Spatial variation in the dgnsity of residential land-use
occurs in the Lagos metropolitah area. The largest residential
tracts are fdﬁnd in Agege, Mushin, Ijeshatedo, Ikoyi East and
Maroko, where residential land ocﬁupies more than 80 percent of
total built 1q§ area, (Ayeni, 1979:130). In contrast to the
heavily built-up residential zones are placés such as Lagos
Island, Ikoyi West, Mushin NW, Sogunle and Ketu, where mofe
buildings are used for commercial purposes.. However, the
central characteristic of residential land-use iq Lagos_i; the
areal differentiation of people by socio-economic status.

Generally, low-density areas characterized by tracts of

open land and state-of-the-art' architecture are inhabited by

. higher income groups in exclusive neighbourhoods. These areas

include parts of Victoria Island, TIkoyi East, Government

Reservation Area Ikeja, Ilupeju and Palm-Grove Estate. The

b1
.

medium-to high-residential argéﬁ include parts of Yaba,:
Surulere, Ebute-Metta and numerous privately-owned residential!

estates in Maryland, Anthony Village and Okupe. Elsewhere aré

located the poor and substandard residential areas character-
ized by very high densi-ty.4 Information on characteristics
of residential land-use in Lagos is summarized in Table 19.

7.3 Housing Conditions in Lagos in 1985

As discussed earlier (Chapter 4, Part 4), housing condi-
tions in Lagos, as in other Nigerian cities, can be viewed in

three respects:

G

ey
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SOME CHARACTERISTICS OF RESIDENTIAL LAND-USE IN LAGOS, 1977

-

Total . Gross '~ Fraction Estimated
, Area Built-Up Residential Residential Inhabitanta
ZONEY (hectares) Area ' Area (%) (thousands)
3
Agege 2428 1139 910 79.9 393.6
Airport-
Sogunle 2783 2414 403 l16.7 131.8
Ikeja 2010 1353 820 60.6 144.2
Oregun-Ketu 2358 590 293 49.7 1380
Mushin NW 940 624 197 31.6 30.6
Ijeshatedo, .
Itirxe : 876 704 615 87.4 250.3
Mushin W,
Surulere N 565 506 388 75.7 298.8
Mushin Central 323 302 193 63.9 289.7
Mushin E,
Bariga 1837 881 697 79.1 480.5
Surulere S., :
Ebute-Metta 1274 1012 537 53.1 143.6
Yaba S.,
Ebute-Metta E 980 834 427 51.2 242.6
Amuwo Town
Festac Town 4553 1716 553 .32.2 12,2
- Igammu,
Ajagunle,. oo
Apapa 2586 1771 1044 59.0 519.0
Lagos Island N. 361 281 128 45.6 243.1
CBD and
Institutions 163 158 6 @ 3.8 9.5
Ikoyi West 409 317 114 . 36.0 33.8
Ikoyi East . 720 591 . 524 88.7 51.3
Victoria Island 505 358 '194. 54.2 14.4
Maroko 514 234 222 94.9 85.4
27,120 16,177 8288 51.0 351¢%.0

SOURCE: Lagos State Ministry of Works and Planning, Lagos, 1977.
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(i) In the sense of absolute'shortage of housing
units for various socio-economic groups;

(ii) In the sense that a family's dwelling fails to
satisfy certain minimal standards of sanita-

tion, safety and visual aesthetics; And,

(iii) In the sense that a family might have satisfac-
tory housing but pays a high rent (relative to

income).

In 1961, the total housing stock in Lagos was estimated
at 19,000 vunits (Federal Office of Statistics, 1961). From
aerial photographs in the same year, the United Nations
recorded a rough figure of 23,000.units for Lagos Division, and
19,000 units for Metropolitan Lagos (United Nations Statistical
Year Book, 1973:724-758). Assuming an annual net incréase of
1.75% (Ogunpola and Ojo, 1975:114), the housing “units in
metropolitan Lagos increased from 86,197 wunits in 1976 to
99,030 units in 1984, an increase of 13 percent in eight years.

Due to rapid migration to Lagos and attendant rapid urban
growth beginning in 1974 (Figqure 17, page 136); there were far
more households than housing units. That is, demand for
housing drastically outstripped‘ supply.. According to the
United Nations, over 50 percent of Lagosians can be sa{d to

live in substandard residential conditions (United Nations,
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Conditions of Work andlthe Working Environment, 1983:42-51),
The bulk of the city's populatioﬁ (éo percent) lives d4in rooming
apartments where densit§ exceeds 1,600 persons pef hegtare_
(Lagos Metropolité Master Plan, 1979; ILO, 1981:120; Federal
office of Statistics, National Integrated Survey of Households,
1984). In Lagos, as in other Nigerian citiés, only a single

common kitchen and one common toilet are provided for alil
1

households in rooming apartments.

Assuming that an occupant ofb a house requires a self-
contained apartment with separate kitchen and toilet facilities,
then the number of households with inadequate housing reflects.
housing deficits (Anusionwu, -198é3. Accordingly, in 1980,
336,000 new units were required. As indicatéd in Table 20, if
all the households 'in Lagos were to have adequate housing

through 1985, an additional 630,000 new units were required to

be built (Anusionwu, 1982:314).

In the interpretation of housing statistics (urban social’

indicators), it is assumed that, within the city, citizens

demand public goods and éervices while the QOvernment supplies

them.

In other words, the government is essentially viewed as a

production unit purchasing factor inputs: transforming them

b
into®public goods and services, and supplying them (water,

“shelter, garbage collection, health facilities, electricity,

etc.) to constituents in various neighbourhoods (Tiebout, 1956;

Downs, 1975; Breton, 1966; Tullock, 1967; and Lancastef, 1971).

]

2 D i)

w7
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~ TABLE 20
. ESTIMATE OF CUMULATIVE NUMBER OF URBAN HdUSEHOLDS REQUIRING
ADEQUATE HOUSING IN LAGOS
{thousands}

Households in Lagos Households in Nigeria Households in Lagos

requiring adequate requiring adequate as percentage of
housing housing households in Nigeria
requiring adequate
N housing
YEAR (000) (000) | (%)
1962 25 412 6.07
1963 29 474 - 6.12
1964 33 524 6.30
1965 38 _ 581 : 6.54
1966 44 644 6.83
1967 51 ' 713 ) 7.15
1968 59 790 7.47
1970 79 966 8.18
1971 91 1068 8.52
1972 105 1182 8.88
1973 121 1309 - 9,24
1974 140 1450 : 9.65
1975 162 ‘ 1609 10.07
1976 187 1784 10.48
1977 216 1980 10.51
1978 250 2200 : 11.36
1979 290 2445 11.86
1980 336 2718 . 12.36
1981 386 3009 ' 12.83
1982 440 3315 13.27
1983 449 3641~ 13.70
1984 562 3986 - 14.10
1985 630 4351 14.48

SOURCE: Derived from data from National Census ‘Bureau, Lagos,
and Anusionwu, E.C., "Low Cost Housing in Nigeria:
Problems and Prospects™, The Nigerian Journal of
Economics and Social Studies,Vol.24, No.3, 1981:314.
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The availability of inexpensive housing and housing
amenities comprise a basic need and serves as an indicatbf of
the quality of life which a household leads (Abrams, ‘1964;

Seers, 1969; Habitat, 1976; Streeten, 1977; Streeten, 1979 and

-

Seers, 1981).

Beyond the quantitative deficiency aspect .of hohsing.
there are of course concerns related to the qualitative
aspect: that is, even when there are sufficient housing uhits.
for different households, the quality of the housing units and
services offered is a major determinant of the overall housing
condition. Hence, housing amenities such as a kitchen, cooking
facilities, water supply, toilet fac;lity,. electricity and
‘garbage collection facilities are prerequisites for a hygienic
neighbourhooa and healthy housing condition (Wellar, 1969;
Onibokun, 1973; Streeten and Burki, 1978; Seers, 1981; United

Nations, 1983}.

The materials which follow are based on a survey of 1,000

~ households in the slum district55

of Ajégunle, Abule  Ijesha,
Mushin, Shomolu/Bariga and Isale EKO (Figure 18). The survey
was conducted ffom Nov?mber, 1984l£hroqgh January, 1985.
Information on the chafacteristics of the sample which
consisted mainly of households in single rooms (86%) 1is
provided in Table 21. The availability‘of basic faciiities in

the selected slum areas of Ajagunle, Agege, Mushin, Shomolu and

Lagos Island (Figure 18) is summarized in Table 22.
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FIGURE 18

AREAS WITH SUBSTANDARD HOUSES IN LAGOS, 1985
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TABLE 21

CHARACTERISTICS OF THE SAMPLE: HOUSES,IHOUSEHOLDS

AND HOME-OWNERSHIP IN SELECTED LAGOS SLUMS, 1985

»

zones aof Total Number Total Number owner $ Owner
Lagos of Houses .of Households Occupied Rented Occupied
‘Ajagunle i00 200 6 : 94 6
Agege 100 200 30 70 ) 30
Mushin 100 200 "7 93
Shomolu 100 200 8 92 8
Isale Eko 100 200 17 83 17
TOTAL " . 500 1000 68 432 13.6

SOURCE: Author's Field work in Lagos, 1984/85.
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"~ LAGOS SLUM HOUSING FACILITIES, 1985

146

Zones of lLagos

Type of Amenities

- (%) (%)

(%)

(%)

(%)

Ajagunle Agege Mushin Shomulu Lagos Isl.

Houses with pipe borne

water supply 79.0 ° 55.0
Houses with wells ' 30.0 80.0
Houses with electricity 92.0 90.0
Houses with single

bathrooms 100.0 98.0
- bathroom using pail 5 86.0 99.0
- bathroom using pipe-water 10.0 1.0

Houses with

single tap water 100.0 100.0

Type of cooking fuel _

- wood 24.0 28.0

- coal 64.0 6l1.5

- gas 12.0 10.5
'Houses with single toilet .
facilities 86.0 90.0
Types of toilet

- pail 40.0 27.0

- pit 45.0  70.0

- water closet - 15.0 3.0

68.0
0.0
93.0

99.5

62.0
38.0

100.0
56.0

14.0
30.0

95.0

10.0
62.0
28.0

'35.0
45.0
95,0

100.0
90.0

100.0

54.0
33.5
12.5

89.0

82,0
0.0

96.0

99.0

52.0
30.0

100.0
40.0

20.5
39.5

85.0

39.0
30.0
31.0

O
SOURCE: Author'sg field work in Lagos, 1984/85.
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While a substantial percentage of houses surveyed had
electricity (93.2%), kitchen facilities were grossly inadequate
as only a single kitchen was provided for all households in

each house., Also, only 64 percent of the houses gampled had

pipe-borne water, 99.3 percent had a single bathroom, and 93
percent, a single toilet. Hénce! as Table 21 reveals, most of
the houses .sampled lacked basic housing amenities. In
particular, excessive utilization of housing facilities was
particularly acute in houses where overcrowding was greatest,
that is, in rooming apartments. | .
The low proportion of houses with water closets (15.4
percent), and the absence of a central sewage system in Lagos,
means £ha; untreated feces are either buried in the ground, or
simplx dumped into Lagos Lagoon. From both health and environ—
—"mental points of view, this method of huhan waste disposal is
Gery unhygienic and likely to promote the'generatidn and spread
of ,disease. For those who live in a labryinth of tin-roofed
houses without basic households needs, pollution of air is an
"additicnal health burden. This is because, apart from being
subjected to the odours of open sewers and human waste, resi—
dents have to contend on a daily basis with kitchen ﬁollutioﬂ
as weli as —-- smoke from bu}ning'woéd, coal andfkerosene.
Furthermore, ap additional danger to health in the area
can be ascribed to the filth-of the residential environment,

In many parts of the slum districts garbage disposal constitutes

a problem. As shown in Table 23, regular collection and
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TABLE 23

DISPOSAL OF REFUSE WHERE HOUSEHOLDS BINS ARE. NOT

CLEARED BY LOCAL ‘AUTHORITY .-

‘.

Fa)

TYPE OF REFUSE DISPOSAL No. of Households Percentage

1. Grbup collection depot 200 ) 15

2. Open dumping '

(e.g. in un?lqiﬁed land) 100 10
3. Around unemptied bin . 300 . 30
4. 1ncine;ator ' - 50 10
5. By Burial I 100 10
6. Anywhere oh the road 160 . 10
7. Into drains ©r gutters 100 - 10
8. Into the Laggon R 50 . 5

TOTAL 1,000 100 '

SOURCE: Author's field work in Lagos, 1984/85..
L}
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.

disposal of Eéfuge is tﬁe excep;ion rather than the rule.
Consequently, the dumping of garbage, -- rotting, smelling and
otherwise -- onto citg streets, into' open séwers and in free
zones, is the order of the day!

‘Although housing facilities in the ' slum areas are
generally poor, in other parts of Lagos where hﬁusipg
facilities are available they are either over-utilized or
ill—maintainéd. ‘Phat is, the inadequacy of housing facilities
cannot be disassociated from tﬁe bhenémenal demand generated by
high and rapid rates of urban bopﬁlation growth - (due to high
levels of iﬁmigration and rural-urban migration on the one.
hand, and inappropriate responses in urban development policies
- and programs on the other hand).

Table 24 presents information on housing characteristics
for the entire city of Lagos. The Table reveals that over-
crowding is not restricted to the slum or squatter areas of the
city. Fo£ instance, while the average number of people per
room is 4.01foi all of, Lagos, in the high-class residential
areas of Ik8§i West and parps:of Yaba and Surulere there are
over four people per room {see also Figure 19). Higher
densities occur in-tge slum districts of Lagos Island (5.4),
Agege (5.0), Shomolu (4.5), Ajagunle (4.2) and Mushin (3.5).
(It may warrant being recalled that the standard being pursued

{

by the Nigerian government is two (2) persons per room)., | -m$j

The extent of overcrowding is also reflected in the very

Y

high ratios of inhabitants per house. The average for Lagos

P
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e
TABLE 24 : _

HOUSING CHARACTERISTICS IN LAGOS, 1985

?

Zones of the + Inhabitants Inhabitants Inhabitants = Average rent
Metropelis per house per household per room ', per room
) ’ ‘ (naira)

Agege - 29.4 6.1 5.0 35.0
Airport-Sogunle 32.9 8.2 3.7 40.0
Ikeja ' 23.9 5.7 3.8 40.0
Oregun-Ketu 54.9 6.7 3.2 30.0
Mushin NW : 27.4 6.5 3.5 40.0
Ijeshatedo, Itire. 43.1 5.9 4.1 45.0
Mushin W, Surulere N = 64.6 5.1 3.5 45.0
‘Mushin Central o “67.4 6.1 4.5 40.0
Mushin E, Bariga 50.9 5.1 4.1 30.0
Surulere S. 4

Fbute-Metta 24.9 6.1 4,1 35.0
Yaba S., '

Ebute-Metta E 41.4 - 5.1 4.1 40.0
Amuwo, Festac Town 16.9 4.5 2.0 50.0
Igammu, Ajagunle,

Apapa 55.7 5.8 4.2 35.0
Lagos Island N. 44.3 8.8 5.4 35.0 ..
Ikoyi West ' 27.1 7.6 4.1 60.0%y
Ikoyi East 21.9 4.0 2.5 65.0-
Victoria Island ' 15.3 4.0 2.5 65.0
Maroko - 27.4 6.0 3.7 35.0

~ KVERAGE ‘ 32.7 5.9 4.0 "42.5

SOURCE: Author's Fleld work in 1984/85 in Lagos and Lagos State:
‘Government, Lagos, 1985.
A -
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FIGURE 19

OVERCROWDING IN LAGOS, 1985

r
.

.~ - OVERCROWDING IN LAGOS
1985

Persons -per room

L

0 o | H ; ',
AMIG LA IW E VI MA

AG Al IK OR MU Il SUMC ME EB YS

Zones of Lagos

NOTE: Symbols repreéent residential zones of Lagos as follows:

AG (Agege), AI (Airport-Sogunle), IK: (Ikeja), OR (Oregu-Ketu),
‘MU (Mushin), IJ (Ijeshatedo-Itire), SU:. (Surulere), MC (Mushin
Central), ME (Mushin East, Bariga), EB ({Ibute-Metta), YS (Yaba
South), AM (Amuwo, Festac Town), IG {Iganmu, Ajagunle-Apapa),
LA (Lagos Island), IW (Ikoyi West) E (Ikoyi East), VI (Victoria
Island), MA (Marcko). .

SOURCE: Author's Field work in Lagos, 1984/85.
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metropolis is 32.7, although higher figures are recorded in ,
Mushin Central (67.4),. Mushin West (64.4), Ajagunle‘ (55.7),
Oregun and Ketu (54.9). The lower number of’ inhabitants pef
house (15.3) and number of persons per room (2.5) in Victofia
Island and Ikoyi Goyernment Reservétion Areas (GRA's) reflect
their exceptionally high~class residential status, in a
relative sense: that is, not even these areas satisfy the
standard of 2 persons per rooﬁ.‘

Normal rent varies, ‘depending on location of a house,
type of structure and housing amenitieé available. However,

the rent for a single room averaged 35 naira per month in the

slum districts, and 65 naira per month in othgr parts of the
city. Also,.in-most non-slum areas the rent for one bedroom
.amounted to 80 naira, and foxr three bedrooms it ranged upwards
from 150 naira. ’

In terms of rent-income ratio, the rent of lower. income
groups amounted to 40 percent of monthly income. Hence, for
most households in the lower income groups, high rents

jeopardize obtaining other necessities of life.6 Since the

provision' of housing is part of the employment package for

higher income earners, they receive housing as income-in-kind,
or housing allowance in lieu of housing, or both.7

To mitigate the housing shortage situation, private .
companies with more than 500 employees have been required

(sinpe 1977) to build houses for their middle-echelon workers.

while this policy marginally increased housing construction, it
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‘created company-owned segregated hoﬁsing neighbourhﬁods, that
are similar to Government .Reservation Areas (GRA's). .

Also during the 1975-80 plan period, the Lagos State
Government empowered the Lagos State Development and Property
Corporation (LSDPC) to provide 1,500 housing unit;jinfadditiéﬁ
to 416 units earmarked for Ogba, go units for Surulere and 924
units for Epe, Ikorodu and. Badagry, (Lagos Stage Government,
1984). In addition, the LSDPC provided '75 units under it8
home-ownershiplsavings scheme, as wellias a number of s;rviced
residehtial plots for private development in Gbalada, Omole and
Ogba. Owing to 1ogiétical problems and especially difficulties
in secuting impbrted building materials (in order to conform
wi%h the stipulated  building standards and criteria), some of
the public housing -projecté remained uncompleted as of, 1985
(Lagos State Goveinment, Ikeija, iBBS)L

Since heavy immigration to Lagos is a continuous process,
the public housing initiatives did not hapcﬁ the number of
households with the number of. housing units needed.  Rather,
over th:ee—quarters of Lagos households continued to live in
éingle rOoOmS , wi;p the average number of persons per room for
the whole ‘city being close . to four. Further, the public
hdusing i§§ograms were no£ geared to benefit the unemployed,
the 1less educated, and less secure migrants who, being less

able to provide for themselves, most needed public housing

assistance.

Meanwhile, as in urban renewal programs in the United
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States, and towﬁ design efforts in many bther countries, in- ,
appropriate slum clearaﬁce schemes worsened housing shortages.
Specifically, various slum clearance schemes and ‘Lagos urban
renewal programs displaced nearly 300,000 people (Aredeon,
1979:179). Rather than provide alternative housing for those
displaced, much of the iand secured was used for new roads,
.bridges and fly&vers, in the (vain) hope of improving traffic
congestion. As a result, those displaced were constrained to
go to other poténtial slums. Hence, government respohse&\in
urban development pélicies and programs can be seen as exacerba-
ting the shelter situation in Lagos in two ways, ﬁamely:
]

(i) Through disrupting the filtering process on the

supply side; and,

(ii) Through encouraging gentrification.on the demand

side.
DConceptually, the mobility of families from one housing
market to another involves a filteriné process (Grebler, 1952;
Smith, 1964; Yeates and Garner, 1971; Dwyer, 1974; Drakakis-
Smith, 1981 and Bourne, 1981). This process can be pérceivéd
. in, .and has implications for economic ang social welfare.

In the economic sphere, the filtering process relates
essentially to the changing of occupancy as the housing that is

occupied by one income group becomes available to the next
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(lower) income group. The implication of the 9coﬁomic-ﬁiew of
filtering is that if the relative price of housing decreases
more rapidly than the gquality, then th; lower-income groups
will be able to afford successively better quality housihgk* In
terms of the social interpretation of filtering, a rapid-rate.
.0of downward filtering in relative house prices will make
‘possible an upward filtering of income groups into bettér
+ quality housing. Cohvéréely, a low rate of downward filtering
An houée prices would result in limited possibilities of upward
filtering of income groups into better quality housingt

In.Lagos,'thé filtering process did not work because slum
ciearance was not accompanied by programs to provide adequate
: réplécement or”.alternatives housing. That is, although new
housing units were available primarily for the upper—ingome
groups, upward filtering, was not possible for all income
.groups. The.bulk'of the lower income groups displaced ffom one
slum clearance area merely moﬁed to another slum or potential
slum area, they could not and did not move up the housing
condition ladder. |

Consequently, as a result of the forced removal of
affected low income groups from the areas undergoing change, a
.deterioration process was induced whereby lower income groups
came to be concentrated in slum neighbourhoods. Since the
lower income groups lacked political influence, their neighbour—
hoods were systematically denied basic government services -~

water, electricity, sanitation and social services.
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Fufther, ondthe supply side, one of the most pervasive
effects on house-building in Lagos and.hence on overall housing
conditions in the city, can be attributed to the govérnmen&'s
differential interest fate policy. Essentially, following the
high levels of ndgrdeﬁon to the city beginning in 1974, the
demand ‘for rooming apartments consistently exceeded.the demand
for other types of‘housing. However, rather than gear pousing
inceptives to the building of rooming apartments, a policy
which would have yielded the iargest return per unit of housing
expenditure, annual interest rates for loahs‘ to build single
homes.were redﬁbed to 3 percent while loans for the construc-
tion of other houses -- including gooming apartments -- were
placed at 6 percent (Aradeon,\1979:180). Since the rent for -
executive houses in Lagos averaged N45,000 (over $70,000) a
year, many landlords'p;eferred to build executive homes. The

building of executive homes was deemed. more profitable for
obvious reasons; as follows:
J

A builder can borrow at the stipulated low rate, (3%;

interest rate} build a number of modern executive

homes, demand five years rent in advance, repay the
loan, and still make ak handsome profit (Business

International 1980:40; The Economist, January 23,

1982:36).

Second, as revealed by the partial equilibrium diagram or

comparative statics of wurban rental and ownership housing
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markets in Lagos (Figure 20), the reduction of incentives for
rental housing shifted the rental supply curve downwards.
Specifically, in Figure 20, panel A, the‘renﬁal supply curve
shiftgd to the ‘left from SRO-SRo to SRl—Snl, incrgasing
monthly rent £rom R, to R,, and lowering the equilibrium
rental housing stqck from HRo to HRl. However, as shown,
in panel B, the demand for flats and duplexes shifted to the
right from DD, to D,D,. That is, to satisfy housing
demand, the ownethip housing stock (flats and duplexes) rose
from Ho to H,, .increasing imputed home ownership benefits
from No to Nl' in pénel B. ’

Against this background, it can be inferred that the

growth of slums and poor housing conditions in Greater Lagos 1is

a consequence of:

{1) Rapid urban growth, on the demand side; and,

(ii) Inappropriate urban development policies and

housing programs, ©n tﬁe supply side.

The benefits of conducting the sample survey of housing
- conditions in selected neighbourhoods of Lagos are therefore

considered to be twofold:
First, the survey which involved going—"into the field",
that is, into the slum and squatter settlement parts of

Lagos, provided detailed empirical evidence, and graphic
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sensory evidence of . a personal natﬁre, of the
consequences of failed WNigerian housing poiicies and
progr;ﬁs. And, |

Second, the survey results indicated that instead of the
current practice of lumping all urban substandard houses
together, (Table 8, page 73), national and sub-national
housing data files should be organized according to urban
housing, typés (Table 6, page 5%), in order to provide
the level of detailed information required for effective

«(remedial) social policy.

Summaxry )

Né&here are the éroblems of Nigerian urbanization and
urban housing problems more starkly depictéd than in Lagos.
This chapter has discussed the guantitative inadequacy and
qualitative .deficiency of housing amenities in selected slum
.areas of Lagos. It has been .suggested that the shelter

situation in Lagos in general, and slum districts in

particular, may be defined in three respects:

(i) In the respect that the housing gap jshortage
of housing units) in the city of Lagos amounts
to some 630,000 units. Since households in
Lagos are foughly double the number of housing
units needed, the high incidence of overcrowd-
ing (that is, four people sleeping in one

room) is evident;
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f
(ii) In the respect that the shelter situation in
Lagos 1s inadequate to needs because sub-
standard houses are being used to £i11 the
housing'gap. In particular, many dwellinés in
the city's slums fail to satisfy minimal
standards of sanitation, safety and visual
aesthetics, thereby creating environmental

pollution and a serious health hazard. And,

(iii) Residential housing in Lagos is inadequate
because some househblds, whose housing is
satisfactory in terms of condition criteria,
pay nearly half their monthly incomes in
rent. As a result; they have 1little income

left for other nécessities of life. .

it

hgainst this background, the growth of slums -and poor

housing conditions in Greater Lagos is deemed a consequence of:

(1) Immigration-induced urban growth, on the demand

i

side; and,
(2) Inappropriate urban development policies and

misguided housing programs, on the supply side.

‘-J-'
The next chapter projects and assesses the prospects

urban housing markets in Nigeria.

of
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FOOTNOTES TO CEAPTER 7

In February, 1976 the Federal Government of Nigeria
decided to build a new administrative capital to ease the;
pressure of unrelenting growth on the infrastructure of
Lagos. The new federal capital, named Abuja, 1s virtually
at the geographical centre of Nigeria and ’'is being
developed "from scratch". Abuja came into partial use in
October, 1982. .
Following Wellar (1982) the "urban problem"” is a "tightly
wrapped essemble of problems, £for example, congestion,
sprawl, pollution, unemployment, crime, anomie, poverty,
housing shortages, high costs, poor delivery of  soclal
services, loss of park and prime agricultural® land,
obsolescent manufacturing firms .and industries, which are
integral, non-separable parts of the process of
urbanization". :

According to the United Nations, about 50 percent of the
labour force in lLagos work in the informal sector, and
more than 90 percent of the unemployed in the city are
comprised of youths between the ages .of 15 and 29. For
elaboration of the structure of the Lagos labour market,
see United Nations, Condition of Work and the Working
Environment, Sixth African Regional Conference, Tunis,
Oct. 1983, pp.42-51 and Fapohunda, Olarewaju, Em loyment

and Unemployment in Lagos, Institute of Social Studies,
The Haque, 1977.

Rooming apartments housing up to 50 people, mostly in
single rooms with one common kitchen and toilet, dominate
the Lagos residential scene. About 88.5 percent of all
households in Lagos live in single rooms, 10 percent live
in flats and duplexes and 1.5 percent in whole buildings
(Federal Office of Statistics, National Integrated Survey
of Households, 1982:27).

Urban building regulations in Nigeria specify that the
built-up area of any plot of land should not be more than
50 percent. But in all the slum districts, the proportion
of the built-up area is above 60 percent (Ayeni, 1977:78).
Consequently, the proportion of the open space left around
buildings is small. The buildings themselves conform to
the United Nations' definition of slums, namely: a group
of buildings or areas characterized by overcrowding,
deterioration, unsanitary conditions and lack of sufficient
public facilities or amenities (United Nations, Upgrading
of Urban Slum and Squatter Areas, Mexico City, 1980:4).
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FOOTNOTES TO CHAPTER 7 (continued)

[

-

-

The minimum wage for low income groups amounts to 120
naira per month (Federal Office of Statistics: Naticnal
Consumer Survey, Lagos, 1984).

The housing allowance is usually réceived net of tax by

the employee. It may be paid as a percentage of basic

salary, as follows: '

+ Senior management and middle management in Lagos 40%
of basic salary, elsewhere 20% of basic salary:;

+ Junior management -~ in Lagos 20% “.of basic sélary,
elsewhere 10% of basic salary;
‘ - : AN

+ Other junior staff -- none.

Alternatively, the housing allowance ‘may be paid as a flat
sum, which again varies according to the level of the
employee and, possibily, his location, as follows:

+  Senior management -- N6,000-8,000 per year, dependihg
on grade;

+ Middle management -- N1,500-4,000 per year, depending
on grade; : )

.+ ,Junior management y- N700-1,000 pexr year, éepending on -
grade; ’
-

+ Other staff -- zero-N600 per-year,\aepsgding on grade.

_ In effect, the higher one's position is, the higher the
housing allowance would be, and wvice versa, (Business
International 1980:39-41).
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CHAPTER 8
< —

]

THE FUTURE bF URBAN HOUSING MARKETS IN NIGERIA

8.0 Introauction

.

' -Eﬁery‘succeeding Nigerian federal or regional government
has conéistently recégnized housing as a basic need in its
policy docuqents. In practice, however, national housing
policies have been elitist and unresponsive to shelter needs of
the poor and powerless (Chapfer 4). To a large extent,
available resources in the housing sector are distributed so as
to benefit higher income groups as opposed  to lower socio-
economic groups with the greatest needs (chapter 5). It is
againsﬁ tﬁis ‘background that the future of urban housing
markets in Nigeria is assessed. =

he’ following premises serve: to put this chapter in
conte# : if urbén residential houses continue to be bgilt as
- they éere in the past, then Nigerian urban housing markets will
continue to function_poorly as prban housing deficits -grow, and
urban housing conditions will continue to worsen. In brdéf to
elaborate this argument, a forecast of urban housing demand in
Nigeria to 1995 is presented in the next section, followed by

an assessment of the spatial implications of . thes urban housing

deficits..
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8.1 Urban Housing Demand to 1995

The projection of the population of Nigeria to 1995 by
the Nigerian National Population Bureau and the United Nations.
-‘afe based on.four central assumptions: |
First,-that the annual population growth rate of Nigeria
will average at least 2.5 percent; |
Second, that the crude birth rate will decline slightly
from 49.4 per thousand to 37.1 per thousand by the year
2000; .
Third, that the crude death.;ate'will drop from 15.6“£Q.
10.8 per thousand; and
Fourth, that migration from. neighbouring West Afx%can
countries as a result of the ECOWAS Treaty (which allbws
free movement of people among member countries) would no
longer be significant. |
In the absence of current na£iona1 or regional census
counts in Nigeria, population projections for Nigeria bqéed on
the 1963 census copdﬁqtéd between the 5th through -8th 6f{
November, 1963 are.ﬁééq_jsocial Stati;ﬁics.in Nigeria;'F;dgral‘
f "0ffice of Statistics;'iQSQ:llS). N ‘l-:“ N : '-‘%i:}_f
Table 25 depi¢t§‘ the estimated urban population of
various regions in Nig?:ia,_dérived from the formuiation:
rt
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TABLE 25

ESTIMATED URBAN POPULATION IN NIGERIEY REGIONS, 1985-1995

{thousands)

Year West* Lagos Bendel East** North*** Nigeria
-
1985 10910 5524 2127 10401 11813 40775
1986 11346 6076 2212 10817 12285 ‘42736
1987 11800 6684 2300 11250 12777 44811
1s88 , 12272 7352 2392 11700 13288 47004
1989 12763 8088 2488 12168 13820 49327
.1990 13273 8897 2588 12655 14373 51786
1991 13804 9786 2691 13161 14948 54390
1992 14357 10765 2799 13687 15546 57154
1993 14931 11842 2911 14235 16168 60087
1994 15528 13026 - 3027 14804 16814 - 63199
1995 16149 14328 314%// 15396 17487 66508
Footnotes: )
* West includes Ogun, Ondo, and O%ﬁ States.
. LN ' . . .
“wx - “East ‘includes Anambra, Imo, Rivers, and Cross River
States. e ' '
*kk ’ North iqclﬁdes Kwara, Niger, Sokoto, Kano, Kaduna,
Plateau, Benue, Bauchi, Gongola, and Borno States.
Source: Derived from data from the National Population Bureau,

Lagos and United Nations, World Population Trends by

Country 1950-2000, ST/ESA/SER, New Yo;k} 1980.
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where:
Pdit = total urban population in region i in year t;
B, = proportion of population in region i that is
urban; '
Po, = -total population of region i at the base year
(1963); -
r = annual rate of population growth;
t = number of years from the base year (1963).

With an average household sizg of six (Federal Office of
Statistics, National Integrated Survey of ﬁouseholds, Lagos,
1983), the estimated urban households in Nigeria, by region,
are as shown in Table 26. Essentially, urban households in
Nige;ia are expected to increése from 6,797,000 in 1985 to
11,086,000 in 1995.

If adeguate census data were available and existing urﬁan
housing stock in good condition, then estimates of future

housing need might be readily derived from statistical fore-

casting techniques such as: (1) exponential smoothing, (2)

.application of the Box-Jenkins method of fitting a stochastic

model to an observed time series, or (3) through step-wise

-

o’

autoregressive forgéasting procedures.

while these statistical forecasting techhiques quélify
for the official_stamp of acédemié respectability, they cannot
be fruitfully applied to urban housing forecasting when ‘the
ipcidence'oﬁ urban %ubstandard housing 'is widespread, and the

data elements comprising the housing data set are as coarse as

those used in Nigeria (page 73).
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TABLE 26

ESTIMATED URBAN HOUSEHOLDS IN NIGERIA BY REGIONS, 1985-1995

(thousands)
Year West Lagos Bendel East North . Nigeria
1985 . 1818 921 355 1734 1969 6797
1986 ' 1891 1013 369 1803 2048 7124
1987 1967 1114 383 1875 2130 7469
1988 2045 1225 399 1950 2215 . 7834
1989 2254 © 1348 415 2028 2303 8348 .
1990, 2127 1483 431 2109 2396 8546
1991 2212 1631 449 2194 2491 8977
1992 2300 1794 467 2281 2591 © - 9433
1993 2393 1974 485 2373 2695 9920
1994 2588 2171 505 . 2367 2802 10,533

1995 . 2692 2388 525 2566 2915, 11,086

» o

Source: Combuted by dividing estiméted‘ ‘urban population
(Table 25 - by six taverage household size), National
Population Bureau, Lagos, 1985. .

4R
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Under the circumstances, it is therefore suggested that
the most relevant information for forecastiﬁg the future of
urban housing trends in Nigeria is tied to a central fact:' the
bulk.of'urbgn hauseholds ié the count;y use a‘common-kgtcheﬁ, 52
common toilet énq a common bathroom (Anusionﬁu, 198?; Author's
Field work.in‘ﬁiéeria, 1984}85). Adopting this position. means
that avéilabli/forecagts of urban housing trends, made on the
presumption t&at all existiné houses in Nigefidn cities provide
basic housing needs, must be considered unrealistic (United
Nations, 1973; Planning Research Company, 1980; Ogunbiade,
1983). As such, derivation of the estimate$ of urban housing
requirements assumes herein that-all urban households should
have acceés to basic housing needs as a minimum condition of
healthful hﬁusing.

Essentially, since the existing urban housing deficit is
related to the number of existing urban households, it can be
assumed that this relationship would continue to hold for the

period 1985-1995.

Hence, symbolically,

.[_)5':.121‘ ------- s st e [IE RIS AL AL B DL I 2 O 2 A A B -2 8 0 a0 (l)
Hx Hy .

where: ‘ " ) s
Dx = dwelling stock known
Dy = dwelling stock unknown. v,
Hx - ‘= households in Dx .
Hy . = households in Dy - '

. .
B .

L4 N . "
.

@ . 1
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L]
But:
"H = Dx and,
x —
h,
P x L)
H = D - »
Hy b
b
where:
?x = population housed in D, . i
f ¥
Py = population housed in DY
h,~ = household size of P,
h = household size of P .
+ * y y j
- e
The ratio2 in (1) can theérefore be expressed as:
P, = D, By hx
Px hy
Equattion 2 implies that:
Dn Dl Pn EJ; ..l...ll..ll........'lll!-...lllllll...l!(z)
P1 hn ]
“where: 1
D, = dwelling stock at the beginning of the period;
D, = dwelling stock at the end of the: period;
P, = populatién at the beginning of the period;
Pn_= population at the end of the period;
h1 = household size at the beginning of the perioa:
hn = household size at the end of the period;

However, since household size at the end of the period

depends on what éhe population size and, henge,-household size

was at the beginning of the period, then,
{

Dn ' Dl hn .I‘l.l.......‘.C..I..ll..’:‘?ll".ol...lll".l‘ln(B)

- hy : f



i70

“ 4 o
Table' 27 shows the estimates of .households --. using
equation 3 -- which would require adequate housing'in Nigerian
urban areas from 1985 through 1995. In bri;f}. if urban
residents in Nigeria living under unsatisfactory if -not
inhumane conditions --..50-75 percent (Aqusion@u, 1982:306),
were to have access to self-cdnt;ined aéa{pments providing
basic hqusing.negds, thé number of housing uhits required would
increase from 4,351,000 units in 1985 to 7,140,000 units -~ a
64 percent inéréasé -~ by 1955: It is noted énd emphasizéd
‘tﬁat the estimates in Table 27 should ‘be. interpreted with
;autién, becausé thé ~total ‘ﬁﬁmbe; of households requiring
adequate housing is sensitive to regional changeé in household
sizes. Nevertheless, and_fegardless of what the exact estimates
might be .had up-to-date census figures' and type-based §ub—
standard housing data been aqailable, the underlying conclusibn.

. holds: numerous additional units are required if the bulk of

Nigerian urban dwell

s are to be properly housed by 1995.

a

8.3 Spatial Implication of the Nigerian Urban Bousing Deficit

If urban houses continue.to be built as they were in the
past, the.urBan housing deficit in Nigeria would continue to
grow as a result of demogfaphiq forces. In tHe circumstances
slums, shacks, aﬂd squatter dﬁellings would continue to be used
to fill ;the bulk of'the urban housing gap. The result, there-

fore of a failed urban ﬁbgii?g policy -- adequate, affordable
4
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ESTIMATE OF CUMULATIVE NUﬁBER OF URBAN HOUSEHOLDS REQUIRING

ADEQUATEEﬁOUSING BY REGI&NS IN NIGERIA, 1985-1995

-

{thousands)

L]

North

West Lagos Bendel  East Nigerid
1985 1178 630 230 1122 1191 4351
1986 1225 693 239 1167 1239 4563
1987 1274 762 249 1213 1288 4786
1988 1325 " 838 258 1262 1340 5023
1989 1378 922 269 1312 1393 5274
1990 1433 1014 280 1365 1449 5541
1991 1490 - 1115 291 1420 1507 5823
1992 1550 1227 303 1476 1567 ‘6123
1993 -1612 1350 315, 1535 1630 6443
1994 1676 1485 327 1597 1695 6780
1995 1744 1633 340 1660 1763 7140

SOURCE: Computed by the author using the ratio in equation /,
p. 169 and data in Table 26.



shelter is not provided for all socio-economic groups -- is an

urban housing gap that mahifgéts itself spatially gp the demand

Al

side as follows:

i)

(ii}

(iii)

{iv)

(v)

Spatial separation.of affluence and poﬁéxty in

Nigerian cities; S

Relative concentration of ~affluence and

poverty:;
Disorder in the urban land-use system;

Disruption and detericration of land, and
environment, on the rural-urban £fringe; and,

—

above all,

Spatial homogeneity of the housing stock aﬂd

heterogeneity of housing quality. Tﬁat is, at
the city-wide levél; while the aggregate
housing stock is heterogeneous in quality, it
is comparatively homogeneoﬁs at the neighbour;
hood 1level. This feature results from the
historical. process of wurban growth wheféby
different areas represent various categories
of social classes, as well as éifferent
historical epochs in constructioﬁ tecﬁnology

and housing design style.

172
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Associatea with ‘urban separation of affluence and
cohcentration of poverty in Nigerian cities, is the incidence
of overcrowding, high average rent pe} room, and lack of basic
housing facilities. Since the number of dwellings in virtually

all Nigerian growth poles (Figure 12, page 71) is less than the

number of households, poor urban migrants are forced to occupy

not only Less space, but also space of poor quality. The

following paragrephs ekplore the underlying dimensions of urban
residential blight3 in Nigerian cities.

Reduced to ‘their bare essentials, four salient spatial
dimensions of urban blight exist in Nigerian cities: namely,
shortage of housing accommodation in densely populated areas;
concentration of congestion; deterioration of housiné stock and
the environs; and, urban-land invasion (U.S.. Department of
'Commerce[ Bureau of Census, 1967; Wellar et al, 1968, Onibokun,
1973; United Nations, 1980; Mabogunje, 1982; Greer-Wooten and
Velidis, 1983).

The shortage of‘housing accommodation in the ﬁiew of some
authorities (Dwyer, 1975 United Natdons, 1980 and Mobagunje,
1982), provides a sufflclent explanation for the - emergence of
slums and residential congestion. The spatial dimension .in
that oircumstance -- severe lack of accoﬁmodation relative to
needs -~ then becomes more of a descriptive than explanative,
or incidental rather than essential feature of urban- blight.

éoncentration of congestion, however,‘ can be attributed

| *-3

to three spatial conditions:
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(1) Income inequality across various subdivisions and

neighbourhoods within Nigerian cities;

(2) Heﬁérogeneity of housing quality over the city as
a whole; and;
(3) Comparative homogeneity of housing quality at the

neighbourhood level (Author's field work, 1984/85).

Deterioration in areas of congestion can be viewed as

resulting from three interrelated factors:

(a) Intensity of use 6f already overcrowded étock;

(b) Small marginal value placed on housing quality‘

by the overcrowdiné urbaniteé; and

(c) Unhygenic 1lifestyles coupled with inadequate

urban saﬁigation-in low incomé neighbourhoods.
s .

Finally, Fhe spread of urban blight, including urban-land
invasion in the city, stems from the  loss of dwelling space to
other landiuses (highways, bridges, flyovers, etc.), the migra-
tion of poor people from rural areas, and the natural growth of
the urban pépulationﬂ(Author's fieid work,- 1984/85).

Against this background, net density (that is,'p?pulation
per acre of urban residential land), in each Nigerian city is a
composite of several measures of the intensity of reéidential
land-use. These components can be:broken down as follows:

%

\
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total population upon urban land area,

total population upon total number of rooms,
total number of rooms upon ‘total number of
dwellings, -

total nuﬁber of dwellings upon total residential
buildings, and

total residential buildings upon urban land area.

-

If net density is taken as given at any period,
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then the change in residential density as a result of the
Nigerian urban

3 (P)
dA A

housing policy is therefore given by:
Ja

A (P+R+ A+ S8) veveennnomnncscccessinesnn(2)
3A R D § A .

3d (B) + @ (R) + @ (d) + _d (8) vevunrunen-(3)
3A R 3A D ° 3A S 52 A _

I1f, in equation (3), a = P?R,'b = R/D;_c = D/S_and

d = S/A, then, mathematically, a = g(P,R),. b = 'g(R,D),

Q
[

g(D,S} and @4 = g(S5,A}.

Following the chain rule of calculus operations,

A* 3P - P*3A = 0 .
da da - , '

I
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9P = 9P * 3d + 3P * xd >”0 .._.'..:..-,..'......'........’..‘..(5)
3ab 3P 3b 3d ab '
3P = 3P * 3P + 3P * 35> 0 ..iveveternsancosnananas(6)
53¢ 3P 3C 3as. acC

‘ﬂ.\' .
AP = qP * 3P + 3P * l% 5 0 tieoencncsansacnennneneal?)
2d aP gd A 3 : ’ v -

The spatial implications of gguations 4-7 for the
Nigerian urban hbuging policy méy‘be explained as follows...

First, the lower the Bet density’;f popuiatiod_ppr acre
{for example, in Gofernment Reserved Areas), the greater is the
amount of land needed for a given quantity of public housing.'

Second,_emphasii on excessively high' building standards,
and criteria, coupled with low dehsity in the facg of increasing
urbanization of‘ﬁhe population, leads to uneconomic utilization .
of government expendltures and public urban 1and

Third, the market allocation of hou51ng space which dis-
favours the poor in terms of housing’ quality would perpetually
lead to overcrowding and relative concentration of congestion
in low-income neighbourhoods.

FourtM, increasing congestion in slum areas would tend to
faise the rent per unit of substandard housing and would, there-
by, facilitate the extension qf-dbngestion to other potential
slums, ' |

If the total ﬁousing stock, the formal (good) houses,

substandard (bad) houses, city population, housing expenditures,

and development plan periods are denoted as follows:
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" Total Housing Stock = B o
Formal houses =~ = . Hg
Substandard houses = Ho :

'qity population = p N .
Housing expenditures = E .
<‘ Deve;opﬁent plan pericds = t . e )

[} * . . . -
Then, = H = He + Hg +........ LS . U}
Whi%j be rewritten as . *

Hf + HE =.H ......... B R R R I {2)
-— —_ a "
IHg +oHg A feasssesnans - (3)

The.rate.of growth- of urban housing is thus:

dHg + 3HE> O
e (4)
~ 8H  3H

N - -

Since the urban housing condition is a consequence of°
urban growth and housing expenditures, (Chapter 6}, equation
(2) can be written as:

~ Hg (P,E,t) + Hg (P,E,t) = H(P,E,t) «evvveens e (5)

Differentiating equation (5) with respect to population,
housing expenditures and plan periods, we obtain equations 6,7

and B:
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9He + g = 3H ...l e e (D)

JE JE JE

aHf + aH-f. = a_-H ._'... ----------------------------- (8).

ot 3t 3t. | S
Hence

aHf dp + 9H_ 9E + aHf it =aHf

£ (9) '
P 3E I
. Y : o
However, since nearly 75 percent of Nigerian urban
residents lived under inhumane residential condition in the

period under review {(Central Planning Office, Lagos, 1975:307;

IBRD, 1975:63; ILO, 1981:115-125; Anusionwu, 1982:306), it

follows that:

oH

H : . .
£ A (10
7 9t 3t ) . ‘ .
‘That is, the growth of substandard houses during the fou plan
periods (1962-68, 1970-74, 1975-80 and 1981-85) eeded the

”

growth of formal houses.
Th equations above therefore suggest that Nigeria's
hoiizonfal inequity in wurban housing ‘and -growth of urban
! ]
substandard howsing markets, can be lifked to (1) government
initiatives in/ favour of high-class formal housing,” and, (2)
the'failuré of the trickle-down process which was supposed to

enable socio-economic groups to work their way up the housing

quality ladder.

: g
Further, due to zoning regulations, that is, (enforcement

of the non-integrated housing concept) dwellers of slums and

B
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squattef settlements were forced to suffer the bulk of "nuisance
effects” (overcrowding, pollution, congestion, and concentra-.
tion) attributable to goﬁernment resource allocation depisions
and urBan-housing policy.

In sum, Nigerian urban housing p&licy, by creating a bhuge
housing deficit, diminishe¢ the commercial incenéive either to
upgrade qﬁality or to arrest deterioration in quality. Unwit-
tingly, in fact, the housing ﬁolicy'wogked against-making even
the minimum outlays which are essential to keep substandard
housing space in use. In a perverse sense, then, while high
standardé and criteria in public Eesidentﬁal housing represent
a positive step towards improving urban hoﬁsing conditions and
visual aesthetics, they indirectly increase “urban consumption
of an inferior good -- poor quality housing space. That is,
the price of "good housing —seﬁce" is increased buﬁ, in real
terms, the overall démaﬁé for and maintenance of "good housing
quality" is reduced! The urban housing markets, as structured,

L
therefore do not operate either to improve urban housing

quality, or to promote healthful housing f;r all urban dwellers.

From the point of view of someone who needs to lay his
hegd somewhere, the availability of any housiég space -—-
regardless of quality - satisfies that need to at least a
minimal dedgree. However, substandard housing, as notéa earlier
{Chapter 3) and as manifested by odour,.pollution, ugly visual
aesthetics, environment decay, etc., imposes: a cost upon

society, (APHA, 1945; Burgess and Bogue, 1964; United Nations,

1983).
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. 4
As a result, it is socially necessary to minimize the growth of

substandard housing.

It follows, therefore, that the resources used in
producing féw high qﬁality .units, for a few, " Bhoula- be
reallocated.. Hence, to mitigate the externalities of Nigerian
urban housing policy which is oriented towards ‘'high QUality
houses in segregated neighbourhoods, a restructuring of housing
expenditures in favqur of "integrated low-cost" public housing

is necessary. That proposal is considered in detail within the

*

context of urban housing policy process, ' in the following

section (Chapter 9).

Summary
This chapter has estimated urban housing trends in
Nigeria for the pexiod 1985-13995. Since the bulk of urban

households in Nigeria 1live in rooming apartments with one

common kitchen and one common toilet facility, the number of
units needed to properly house Nigerian urbanites ranges from

an estimated 4,351,000 units in 1985 to 7,140,000 units by 1995
. o
(Table 31)\ _ _ ' 3

If urban houses continue to be built as they were in the

past, the Nigerian urban housing deficit will continue to grow

’

as a résult,of dempgraphic and migration pressures. In the
circumstances, slums, shacks and .squatter dwellings will

continue to be used to ‘fill the~-ﬁﬁlk1:o% the urban housing

» -

deficit. It has therefore been érgued that, in combination,

/

/
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(i) The shortage of housing, )

(ii) The incidence of urban income inequality,

v s

{iii) ?héaheterogeneity of quality in the urban

hoﬁsing stock, and,

1 v .

(iv) The homogeneity in accumulated housing stock

at the neighbourhood level,

are aqcountébie for;.the characteristics of overcrowding and
concentrated cong?stion which Nigerién urban blight exhibits.

‘ Since substandard housing imposes a cost upon all
society, apd particularly upon those who are directly affected,
that is, the men, women and children who are obliged to live
under housing conditions of‘inadequate to inhuman proportions,
a restructuring of public housing ‘expenditures in favour of

. i
integrated low-cost public housing is advocated. The next

chapter ekpands on this themg, " provides a summary of the
principal elements of the dissertation, and suggest several

L] - ‘-
avenues for future research on urban housing 1n Nigeria.
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. ' . _ CHAPTER 9

| <
CONCLUSIONS . AND IMPLICATIONS FOR FUTURE RESEARCH ON

URBAN HOUSING IN NIGERIA

—

9.0  Introduction

Due to the prevalence of substandard housing in many
Nigeriaﬁ cities, the previous chapters examined relationships
between government expenditurés, urbanization and urban
overcrowding. Within the context of urban housiig policy
development, this chapter presents a summary of the findings of
the dissertation, and suggestions on the‘leads to follow, in
future research on urban hopsing adequacy in Nigeria.

Section 9.1 contain the summary of the Vempirical
findings. This is followed by conclusions drawn in light of
the‘reéearch-hypotheses. The chapter ends with suggestions for
future research 6n the Nigerian urban housing issues, and
identification of- the study's contribution to the stock of

knowledge‘on urban housing strategic policy planning in Nigeria.

9.1 Summary of the Empirical Findings

On the urban housing demand'side, the empirical finding
is that rapid urbanization (accentuated by urban-bias in
resource allocation) increased the demand for urban housing in

Nigeria from 1970 Ehrough 1980. As more people "voted with
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their feet"™ by miérating to the.growth poles, the.sizg of the
urbén ho&sing deficit increased; To lay their heads somewhere,
many rural-to-urban migrants crammed themselves in substandard
houses, which further degenerated into tenements of squalor.

On the urban housing supply side, the émpirica; finding
is that the urban housing deficit in Nigeria emanated from a
combination of inappropriaté' development budéet shares, in-
adequate responses in urban development policies and programs,
and a rigid adherence to high foreign building standards and
criteria. As a result, while relatively few urban dwellers
consume high-quality public housing as income-in-kind, large
segm?nts AE the urbén population are severely limited in terms
of béﬁh the quantity and quality of housing space and amenities
which they consdmé. In particular, urban overcrowdiﬁg was
found to be induced by inadequaté housing expenditures. The
conclusions which are drawn from these empirical findings are
presented below.

9.2 Towards an Urban Housing Policy as an Element of Social
Poclicy in Nigeria

The central objectives of the dissertation has been to
develop ' and to test research .hypotheses on relationships
involving government expenditures, wurbanization and wurban
overcrowding (Chapter 6). As a result of completing that task,
three conclusions emerge which bear upon urban housing policy

as an element of social policdy in Nigeria:
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First, urban residential housing deficit in Nigeria is. a .
consequence of urban growth, on the demand side; )

Second, on the supply side, the urban residential housing

deficit in Nigeria 4s a consequence of inappropriate

sectoral budget shares, inadequate ‘responses in wurban
developmené policies and programs, *and a rigid adherence
to high fofeign building standards and criteria; Aﬁd,.

Third, urban overcrowding in Nigeria is a consequence of

urban growth and inadequate housing expenditures.

To mitigate the acute housing shbrtage and environmental
health hazards which arise because of urban housing deficits,
resource rgallocation towards Basic Needs, and especially
social housing, -is necessary. In order to achieve the desired
result, the 'social housing program should be'geared.tQ benefit
those who currently'consume the worst substandardrhousing-types
-- the unemployed, urban hawkers, petty traéers and urban
artisans in the informal sector. h

Following the lead of the United Nations, integrated

low-cost public housing is appropriate for this target popu-

lation (United Nations: Design of Low-Cost Housing and
Community Facilities, 1971; Social Programming of Hohsing in
Urban Areas; 1971; Report of the Expert Group on Standard
Settinq in Social Affairs, 1974; and Upgrading of Urban ‘Slum

and Squatter Areas, 1980).

since the cost of provision of service rises as the

densities of use are reduced, and the higher the density the
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greater the number of people served and more economical the

.

service (XKain, Wheaton and Schussheim, 1955, ULI, 1958, Katz,

1964 and Okpala, 1978), the rationale behind low-cost public

using is to maximize space (accommodation) economies as well

as economies of expenditures for infrastructure (that is,

usehold facilities). -
Whi specifications of the range of low-cost housing
would need flo vary in order to reflect Nigerian differences in

climate, it |is expected that within a hectare of land, up to

180 dwellipgs of .50 square metres each® can be built as

apartments with basic services such as running .water, flush
toilet, electricity, paved roads and gardens with easy access
to schools, hospitals, public transport and other communal
services (Cameron, 1980). |

Beyond the housing need of the target population (socio-
economic groups most vulnerable to various forms of economic
and sociai deprivation), ~a realistic housing program for
Nigerian cities should be predicated on a balance betweenl
residential quality and the ability of households to pay for
that quality. Housing standards2 and density control are
central in this regard. ‘

With respect to housing standards, in order to produce

housing units at prices which the rest of the public can

afford, two basic principles should be enforced:
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(1) Standards of finish for rental housing should be
modest and costs of construction reasonable to avoid
rent inflation. And,
(2) Housing designs and structural characteristics
should be modestv_flexiblé, and amenable to future

upgrading as the income of occupants rise.

In terms of density contrﬁl, it should- be recognized that
the public purse bears the brunt of excessively low densities in
dovernment Reservation Areas and other elite neighbourhoods.
Consequently, in orxder to’ evolve a more even oOr equitable
(1ess—skéwed) -density' distribution, an integrated housihg‘

h g

program is necessary, as is,

more equitable distribution of

facilities and services in -ﬂg& city.

i Beyondlihese houéing initiatives, the.policy instruments
available to be called on should be at 1eas£: equal to the
challenge set by the social policf goals (Figure 21), if urban
-poverty and health hazards in various cities  in Nigeria are to
be ameliorated. But one cannot solve the housing problem
without first solviné, or jointlf solving, ‘the employment
problem. Therefore, 'in addition to the hoﬁsing iﬁitiatives, a
rural-based seftlement straéegy is required in order to
precipitate and sustain "Development From Below",3 and to
mitigate the national urban drift gyndrome which is a ma jor

contributing factor to Nigeria's national urban problems.
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. " PIGURE 21

MAJOR PROBLEM AREAS AND DESIRED URBAN POLICY GOALS IN NIGERIA

y -

PROBLEM AREA POLICY GOAL

POLICY AREA

OVERCROWDING HOUSING BETTER HOUSING

PROGRAMS

BAD HEALTH HEALTH PROCRAMS BETTER HEALTH

= ECONOMIC
DEVELOPMENT
PROCRAMS

LOW INCOME AND HIGHER INCOME

HIGH INFLATION

UNHYGEINIC EDUCATION AND HIGHER EDUCATIO
LIFESTYLE SOCIAL WELFARE AND SOCIAL
AND SOCIAL i PROGRAMS STABILITY
DISORCANTZATION . -
.
NOTE:

A specific policy goal can be partly or indirectly reached
through activities in a different policy domain; for example,
better housing can be realized as one of the consequences
arising from economic development, and/or better education.
However, such an approach, if solely adopted, might significant-
ly and even perpetually delay the realization of better housing
at a scale that respects the magnitude of the problem.

uy
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Section 9.3 which follows, offers some suggestions for

future research on urban housing in Nigeria.

Pl

9.3 Implications for Future Research on Urban Housing in
Nigeria : ‘

The central goal of housing bblicy is to brovide
households wiéh that combination of housing features,’housing
locations aﬁd housing prices that will mdximize each
household's budget constraint and happiness. In arriving at
the policy mix that can Eeét- achieve this goal, the policy

maker requi}es knowledge about:

(1) What types of housing will maximize utility for

different socio-economic groups;

(2) . What types of programs will maximize the'’
probability that each socio-economic group and its
constituent households will be able to conéume their
desired housing types; And,

(3) Because housing has a social significahce which
goeé beyond- the ability;to-pay criterion of house-
holds, what kinds of related policies and programs
are needed to promote- or support. healthful housing

environs.

_In such a policy context,4 and in view of the various
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process, content and direction aspects of urban policy
formation (Wellaxr, 1984b), future research thrusts should seek
: v
to determine the extent to which urban housing markets. in
Nigerian cities respect the following criteria:
(1) The elements of urban housing adequacy (recall

. Figure 1, page 7);

(2) The ability-to-pay of households; And,
(3) The (healthful) .quality of urban residential
~environments.
P |
Notwithstanding that. the housing policy and program
initiatives are at the national level politically, they are
delivered dr are effected at the city, neighbourhoed and
household levels. Hence, the more disagrregaﬁe the geographic
areas or units of housing data reporting, the higher the
likelihébd_ that policy and program analysts will be able to
determine whether housing policies and programs are performing
or producing (goals and éervipes) as intended (Wellar, 1984a,
1984b). | S
The call for disaggregate housing data in the Nigerian
circumstance cannot be over-emphasized. That is, in brief,i
available time series on Nigerian urban housing markets are of

limited duration and coverage, and cross-sectional data sets on
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housiné markets, househoiﬁ's ability-to-pay, and the quality of
ﬁhe residential environment are alsc limited in scope and depth
of coverage. As a result policy-makers and their advisors
frequently have been and are operating from a weak to

non-existent knowledge base. A future research piogram should

* therefore generate data, at no more than the neighbourhood
level lof aégregation, to facilitate the necessary in-depth
studies of thé structure and performance of urban houéing
markets in Nigeria.

With regafd to the con?ext of the propcosed data services,

there appear to be three candidate streams:
(1) Data obtained by - (objective) evaluation of
buildings based on the criteria used by the Fedéral

Office of Statistics (Table B, page 73);

(2) Data derived from economic analysis of
consumer choice and preference patterns with respect
to prices of structures, location of amenities and

provision of public services;

(3)- Data obtained by interviewing Members of
different households in a given -neighbourhood‘ to
determine the level of satisfaction or dissatisfa-
ction they experience frop different types of units

they occupy. .
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Since different types of houses provide different levels
of housing services, housing-related data obtained through the
interview approach appear to be (rélatively) preferable for two
reasons.

Fi;st, unlike the current official practice of lumping
substandard houses together, (Table 8, page, 73), various urban
housing types and different types of wurban housing tenure will
be accounted for (recall Table 6, page 59). Due.tb the coarse-
ness of current housing data series, this would represent a
very critical achievement. in terms of "knowing" the status of
the housing stock, and its spatial characteristics.

Second, these kinds of data would enable policy and pro-
gram analysts, and researchers, to better relate urban substan-
dard houses to the socio-economic and occupational character-
istics of those who live in tenements of squalor, in each city.

As a matter of overriding consequence, policy-makers would
be able, technically at least, to initiate and distribute: new
housing programs on @hé basis of greatest needs. The matter of

political will is, of course, a different consideration:

5.4 Contribution to Urban Housing Strategic Policy Planning

Beyond demonstrating the relationship between ‘government
service inputs (public expenditure levels) and urban oﬁtputs
(housing social indicators) in Nigeria, the study developed and
utilized a framework which is proposed as gn’impprtant contri-

bution towards increasing our understanding and knowledge about:

-
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(1) The links between urban outputs and government
expenditurgs, and the factors that influence them as

a process (Appendix 2);

(2) Why differences exist in residential housing

services consuméd across communities and across

different residential neighbourhoods within the city;

i

and,

L

(3) The . spatial <characteristics of residential

housing shortage.

In particular, the implications of this research for
'policy-makers and development plannérs may be expressed as

"lessons learned", as follows:

(i) If emphasis is placed solely on investment in
directly productive sectors, then 'maladjust-
ments will occur in urban areas, often at a

-~ -

net loss to society. "
(ii) Housing and the urban environment need éo be
taken into éxplicit account when congidering
investments in direct means of prPduction, and
should not be treated merely asipolicy vari-
ables to be used in achieving pro-cyclical or

contra-cyclical monétary or fiscal objectives.

R




(iii) Public investment in low cost housing for

low-income groups would help+*to reduce urbqn

shacks, slums and squatter settlements.

And, in summary, and very importantly,
¥
(iv) How resources areYallocated -and utilized rather
than (mere) shortages of capital may be the
overriding factor determining whether "poor

people stay poor".

193
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FOOTNOTES TO CHAPTER 9

For specification of feasible housing densities = for
developing countries, see George Cameron, ﬁHousing
Densities for Developing Countries®, Third World .PYanning
Review, Vol.l, No.l, 1980, pp.45-52.

Generally speaking, a housing standard indicates the level
of satisfaction of needs regarding the size .of the
dwelling, its quality, interior equipment and exterior
facilities connected with housing (Wellar, = 1969;
Mabogunje, et al., 1978; Okpala, 1878; and--Cameron,
1980). Hence, in each house, there are several housing
standards, namely:

(i) ‘The interior standard, or standard for 'the
- dwelling itself; T
(ii) The .external standard, or a standard referring to
external facilities; .
(iii) The direct standard, a standard reached or ,
maintained according to legal requirements; and
(iv) The statistical standard, that is, the attual
level of satisfaction of housing’ requirements
established for a defined area, at a given time.

In Nigeria, standards -.'and criteria applied to urban
housing derive from élitist values of what is socially
desirable (Mabogunije, et al., 1978:61-76).

"Development from Below" (DFB) considers development to be
based primarily on maximum mobilization of each area's
natural, human and institutional resources in order to
satisfy the basic needs of the inhabitants of that area.
To serve the poor and depressed areas, development
projects must be oriented directly towards the problems of
poverty and spatial balance. For elaboration of DFB, see
(Seers 1977; Goulet. 1978; 1979; and Stohr and Taylor,
1981). For Nigeria, implementation of DFB implies that
the existing Centre-Down Development planning system would
have to be modified to favour local government development
initiatives. See Filapi, M. (1981). "Nigeria: The Need
to Modify Centre-Down:'Development Planning", in Stohr W.B.
and Taylor, D.R.F. (eds), Development From Above or
Below? Toronto: John Wiley and Sons, pp. 283-304,
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FOOTNOTES TO CHAPTER 9 (continued)

As has been demonstrated elsewhere (Wellar, 1984a, 1984Db)
neither the formulation nor the implementation of urban
development policies, programs and plans lend itself to
easy . prescription. By way of elaboration of Wellar's
position, which is based upon the frequently harsh urban
policy experience in a number of countries ~- failures far
out~number successes -—- even this high developed policy
model is not disaggregated beyond the policy variable
level.

Further, on. the matter of decision support systems Wellar
(1984a) is of the view that elected officials are
frequently overwhelmed with data and underwhelmed with
information, and that #s such much more attention needs to
be paid to the generics of decision-making processes, and
data base development exercises.

While Wellar's comprehensive urban policy formation
approach is beyond the scope of the present study, his
caveats and concerns are not, and they should be
considered prior to the adoption of the findings from this
more narrowly-focussed study. .
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* APPENDIX 1

U . EXPLANATION OF TERMS

Government Resource Allocation: Government resource allocation
is reflected in government capital and recurrent expenditures.
Capital expenditures generally reflect government "development
efforts" through various sectoral investments. Recurrent
expenditures denote  the cost of day-to-day operations of
government.

Urban Growth: Urban growth connotes increases in urbanization
and agglomeration diseconomies. Demographically, growth of
urban centres, especially increases in the proportion of the

populatidn residing in urban centres, is epitomized by rapid
urbanization.

Role and Significance of Housing: The role of housing is
essentially to provide shelter although house-building has
other direct and indirect effects in generating employment,
mobilization of savings through owner-occupier schemes, and
multiplier effects in the markets for cement, steel, timber,

aint, power, etc. The social significance of residential
ousing is manifested in its physical condition, housing

quality and environment, and in the distribution of income
yeilding assets.

Housing Policy: Housing policy encompasses government expen-
ditures, incentives and subsidies, loans, investments in
structures, zoning regulations, building and housing codes, as
well as legal provision concerning propesty rights and tax
treatment of residential property and income from it.

- The emergence of substandard housing, slums and sgquatter

~ settlements suggest that housing policy and programs are either .
inadequate or mis-guided.

Slums: Slums are run-down housing in older established,

legally built parts of the city, mostly located in the older
parts of a city.

Squatter Settlements: Squatter settlements are mainly uncon=
trolled low-income residential areas with ambiguous legal

status regarding land occupation and minimal public utilities
and community services.
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APPENDIX 2

A GENERAL MODEL OF THE DEMAND FOR AND
SUPPLY OF GOVERNMENT SERVICES

Introduction

A

The line of ’enquiry. followed in this model is akin '&b
that pursued by studies that measure thé effect of state
policies on urbar{ization.l However, unlike these previous
studies, fhree-innovations are introduced:

~

(1) Since GNP is largely a measure of production

. . s 2 .
whereas many social scientists”® argue persuasively

that individual and social welfare _depend on

consumption, a consumer—orignted approach is
adopted. In the housing sector, individuals aerive
utility if they benefit from housing service
attributes which public residential housing offers.
Basic shelter, deasity, amenities, location ana land
are the primary attributes of residential housihg.
{(2) The links between urban outputs and the factors
that influence them as a procesé are examined. It
is therefore possible to make analytical statements
about urban social indicators (in thé housing
domain), which goes beyond the traditional practice
of (merely) measuring their incidence or "level of

1 .
‘presence or absence.



198

(3) .-Urban—ward migrartion is- seen as the mechanism
and government expenditure decisions the‘ main
instrument through which those favoured or not
favoured by government services 'change over time.
This perépective is an innovation because it focusses

attention on the dynamic relationship between

development strategies, governmént expenditures and
population movements in the explanation -of urban
growth processes, including differences across

communities and across neighbourhoods within the

city.

Among éhe plethoré bf human needs, water, food, shelter,
health services and education constitute basic needs. Within
an urban system, provision for these basic needs 1s an output
of the city that profoundly affects péoples' lives and
welfare. The goods and sefvices (outputs) which satisfy these
basic needs are produced by government policy actions through.
the alloéation, re—allocaéion or regulation of production

possibilities and consumption opportunities.

City-dwellers in general, and elites in particular,
attemét to influence government supply decisions (related to
these basic needs} for their own benefdt. Consequently,
government pply decisions are manifested as responses to
éompeting demands between ‘rural and urban areas on the one

hand, and among vaﬁiﬁﬁi socio- economic groups within the city .

on the other.
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-

In the elucidation of the model of the demand for and
supply of éovernment services, equations 1 to 7 which follow
describe the government budget. The remaining equations are
intended to illustrate two points pertinent to Nigeria.

First, urban residential housing is an attribute or
characteri;tic output of the'system. Second, the interaction
between individuals and their government(s) give rise to the

production of  housing attributes and residential social

- [ 3 L3 > * L] L] L] .
indicators with far-reaching implications for income ' and

welfare distribution in the country.
The Model

If 'd' and 'f' denote 'domestic' and 'foreign', and

GRg = Government domestic revenue at a given plan
period;

GRi = Government foreign revenue at a given plan
period; }

£ . , .
GE, = Government foreign expenditures at given plan

period, mainly for imports;
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GE_ = Government domestic expenditures, consisting

of two major parts:

Gcg = Government capital or "development"
" expenditures, and,
Grg = Government recurrent or day-to-day "operating"

expenditures.

Then the long run budget constraint of the Government is:

= d f

d £f -
GRt + GRt = GEt + GEt ........... PR ERR EEEERRRERE (1)
' s
Rearranging,
d a _ £ _ £
GEt'-—.GRt‘GRt GEt"""""'f ........................ (2)
But,
d d L {3)
GEt + GCt + Grt
Rearranging, :
d _ a _ L (4)
GE_ - Grg = GC_ c

Hence each financial year,
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In effect, equations 1 to 5 suggest that the overall
budget balance B is' the differen'te between total expenditures

(domestic Gd"'and foreign Gf), and total revenue (domestic

Rd plus foreign Rf).
Symbolically,
B = G+ Gy = Re = Ry i (6)
That is,
B = (Gd - Rd) + (Gf - Rf) ------------------ e (7)
where (Gd - Rd) is the governmenﬁ‘s domestic budget

balance and (Gf - Rf) is the government's foreign balance.”
When governments shpply public servicesn the utility of
the individual or any socio-economic group is derived from a
set of service characteristics (xi)} Thus, for each group,
(k):
k

_ 3 k
U- = Uk(xlr ‘.o. x

)k

T . (8)

The service characteristics are produced by combfning‘a
set of publicly provided gocds and sexvices (Aj) and a set of
private market goods (G). The production Trelations for the

N
attributes4 or commodity characteristic can be specified as
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Lk k, k k k . o
k = 1' a0 J N
where
Xt _ax§
-B-J-\—:- ';' 0 and —Y— > 0
J 3G
In these production functions, 'Aj (3 = 1, ..., m}) is the

amount of the jth collective géod providedl'to the community
(city) as a result of government development exéenditures. The
variable a?j is a distribution parameter which indicates
the portion of the collective good Aj relevant to group k in

the production of attribute xi.

The distribution parameter suggests that government
policies and development expenditures may not benefit all
groups equally. That is,. even when the government policy
stance is horizontal fiscal balance, equals are not treated
equally. For any single group in society, any particular
policy tends to coptribute to the production of different
attributes in varyiné degrees. The positive relationship in
equation 9 is as expected. The negative possibility allows for
possible inﬁerdependencies, namely, a policy directed toward
one goal may a.dverseJ@ affect another. The .first partial
derivative of output with respect to private mérket good (G) is
always ‘fssuﬁed to be positive, thereby implying that an
individual will always arrange his privéte expenditures to add

to his utility level.
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The Policy Variables

The policy action variables (A [ =1, ..., m) are
1dent1f1able and measurable elements of government.dec1szons.
These decisions range from the prov151on of services:  through
sectoral investments‘(Figure 7, p. 33) in directly productive
sectors, the ' social serViqes, and Regibnal Development and

‘Administration, to transfers, regulation, and>~controls, for

example; zoning. Although the measurement of government policy-

actions can be accomplished in many ways, eXpenditures on a

service, actual °leﬁels of acti#ity, or 'its measurabile

outc_:omes5 are thé poésdble-‘ ways of measuriné the: Aj

variables. Hence, all or some of the m policy actions enter

each of the n ‘x N production functions of equation (9)  to
Yy

produce the commodity or service characteristics which provide

consumers' utility.

The Distribution Parameters

The distribution parameter

1)

1A

represents :tﬁe portion of the total action Aj entering the

production function of group k for the attribute Xi. If. for
a given I, u§j=l for all k, then Aj is a pure public
good.6 On the other hand if i a§j=1 for ~/all k, then
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Aj is a pure priV&te good. A portion of the private good
goes to each group and the sum exhausts the total with no

spillovers or externalities.7

Between these two extremes is a wide spectrum of cases
representing quasi-public goods or goods involving

externalities. In these cases,

for some k, but no restrictions apply concerning the exhaustion

of the good or service. .

The distribution parameters, which reflect properties of

the government goods and services, may account for external

effects of two kinds:

(i) Geographical effects _involving the distribution
of goods or services spatially throughout the

city, for example, - Government Reserved Areas

{GRA) versus sguatter areas; and,

(ii)} Demographic effects involving distribution ’

patterns independent of one's abode, and

arising as a function of non-spatial character-

istics such as income, type of residence, or
9

tenure of residence,
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Eguilibrium

Each group seeks to maximize its utility subject to its
10 '

own income. This constraint may be written as:

etk e .;.(10)
where

Kk k L

t = . .

B 3 CJ(A])
And
aC
atX = 8K T s 0 it . (11)
Total disposable. income (Ik) is exhausted on the

purchase of the private market goods (Gk} and total tax
payments .to the local government (tk). The tax assessment
falling on each group is, in turﬁ, the share (ak) of the
total cost of all government activities §Cj(Aj) borne by
the group. The relation between tax payments (tk) and
government activity (Aj) is assumed to be non-negative. A
positive relationship _suggests that increasing- government
h

activity is associated with increasing costs, . aljportion of

which (ek) is paid by the kt in@;ﬁﬁdual or fémily urvit.

-

The zero relationship 3t = 0, may be observed under

three circumstances:
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(i) The activity (Aj) may be an action which is
carried out by local auvthorities for which no
federal fiscal transfers are made, for

example, zoning,

c. =10
3 5 :
35 )
3
{ii) The funds for the activity may come from a

source external to the city in form of a
{foreign} grant, and as such, the relevant

costs in the model are zero; and,

(iii) The costs of the activity may be borne Zy or

shifted to another group of individuals in

the community, that - is, 3k=0 for particular

individuals or familxﬁ::its.

The first order conditions for the kth individual can
be - 6btained by substituting thé transformation functions
{(equation (9)), in the utility function (equation (8}), and
maximizing subject to the budget constraint (equation (10}).
The term i is +the Lagrangian multiplier. Therefore, the

th

* .
first-order maximization conditions for the k individual

are:
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ac,
poauk Xk ok T L L eeeeea(12)
Y A LY
i axi ] ]

13
I ol W S (13)
i axg oG
1
k K _ gk T o n ) 20 covererianniininnnnns (14)

*

Dividing eguation (12) by equation (13) yields the first order

h

ratio for the kt individual:

2u® 3*?
I =% x 2. :
b 8 3)(1 BAJ = B ﬁi- =1, e, I --.(]:5)
L au® ax‘ic |
kY E
LS 3

I1f an individual can adjust his consumption of all goods
and services provided in the city, the utili;y of ‘individual k
can be maximized. The point of maximiiatibn will occur where
the ratio of the marginal utiﬂiﬁy gained from a public policy
action to that gained from market goods is equal to the
$argina1 tax increase associafed with further government
‘action, the price of G being ﬁnity.ll Consequently, the

individual k will desire more of the collective good of the

city as long as 1t marginal contribution to his utility is

greater than

its relative (to market gopds) marginal cost
through taxes. zs
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‘The marginal productivity of a collective goéd- in the
production of an attribute consumed by family k depends upon the
portion' of the good that enters the family's transformation

functions, as well as the actual form of these functions. Given

k
i3
the greater (smaller) will be the change in utility due to an

the production relations, the larger (smaller) the 's

increase in total Aj. An increase in government development

expenditures can therefore 1lead to horizontal inequity, that

is, a regime where the poor are made péqrer and the rich made

richer.

If individual k could select the optiﬁal gquantities of
collective and private goods, the equilibrium conditions of
equation (15) would prevail. However, this is usually not the
case. The actual 1level will equal the optiﬁal level if and
only if the quantity of :-each of the. Aj's chosen by the
community equals the quantity that individuals or families
would have chosen for themselves. Hence, in any community .at
least N-1 family units will achieve utility levels that are

below the possible optimum.

To reduce the loss between, optimal and actual utility
levels, each citizen or group of <citizens (for exémple the
elites) will.find it worthwhile to influence government actions

or public policy initiatives. The extent of the effort applied
b

depends by-and-large upon the size of the potential gain in

(




utility envisaged from the policy

equilibrium conditions of equation

th

»
for the k unit can be written as:

For the collective goods,

A% = A?(Ik, YE, ceey Yﬁ) j =1,
and, for the ma;ket good, |

gf = g¥(1k, YE, 5--. fﬁ)

where A? and gk are the
individuai k of the collective and

respectively, where

LKk - k . '\\.
rj g BCJ

"

“denotes the marginal tax cost of the

the kth individual, such that
) X k X X
A" 3A_ oA
) s 9. —2<o0; —L 20; gﬂg
kK >~ " ayk av ¥ 31
a1 k h
ij,h =1, . M j = h

output.
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Based on the

(15),_the demand functions

ey M wennne cesees.(16)
demand quantities for
private market goods
jth collective good ‘to.

k

0o; 2-z0
k
BYj
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The conditions on the partial derivative generally imply
normal substitution‘effects among éll the qoods; the demand for
one good (private or public) will increase with the relative
price of any of the others (p&ivate or collective) allowing for
the possibility that the substitution effec£ ﬁay be zero. The
remaining partial derivatives are of the expected s%gn; the
éemaﬁd for private market goodé moves . inversely with their

respective relative prices.

If government actions depart from the desired (demanded)

levels of equation (16), that is, if Aj—Ag = 0, city
dwellers will attempt to influence governmen% actions to their
advantage.12 However; success in being able to change Aj
depends on one's séOcio-economic importance. It follows,

therefore, that it is reasonable to expect that the basic needs
of elites and civil servants would be satisfied first, because

of their greater "access" to policy-makers.

Supply of Government Services

~

The previous section determinhed for each individual or
family unit, .in &he city, a set of demands for outputs provided
through government actions. Hypotheses concerning the supply
of these outputs {(water, food, shelter, health services, ‘and
education) in a "democratic system“, involve an assessment of

government responses to these demands. It can therefore be
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assumed that the government adjusts the supplies of its

services in response to constituents' demands.13

This supply pattern may be generally expressed as a

government response function: ™

IA

.
1v
o

1l N, .
. = A . es=e AL =1, ... h
Aj J(AJ j) i=1, @, where

|

aAj

The. response function étates that governments supply
services in response to citizen's demands. However, depending
on how effectively citizens and citizens' groups transmit their
demands to the decisions-makers, their benefit from public
goocds may be small or large. 1In concrete terms, the sign of
the partial derivatives indicates that some individuals or
groups (elites) are more influential than others. Therefore,
when opposing demand signals are transmitted to govérnment
decision-makers, the resulting supply of government services

tends to favour the elite, the more powerful group.14

Conclusion

Over a long period of time, one can expect that:

(1) Urban and rural areas, as well as their

constituent households, would consume different

levels of welfare and quality of life;
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(2) . Mig;atioﬂ -- rural-to-urban, or urban-to-
urban (if the latter areas are favoured) -- would
const%tute the main mechanism through which people
would experience different levels of welfare. ‘If
mobility rates are high, urban growth rates would be
high (ceteris paribus). Accordingly, the pattern. of
sociél inequality (e.g. in urban residential housing

©  consumption) would emerge much more quickly, And,

f(3) Above all, residential housing differences
across communities, and across neighbourhoods within
“the «city, can be associated with government
e%penditure patterns and socio-economic différences

of the city's population distribution.

d

212
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FOOTNOTES TO APPENDIX 2

Peek, P. and Standing; G. (ed) State Policies and
Migration, Croom Helm Ltd., London, 1982.

Seers, D. What are we trying to measure? The Journal of
bDevelopment Studies, Vol. 8, 1972, pp. 77-398 and 'The
Meaning of Development", International Development Review,
Vol. II, 1969.

See the flow chart, Figure 4, Chapter 2, page 48B.

See Kelvin Lancaster, "A New Approach to-Consumer Theory",
Journal of Political Economy, Vol. 29, 1966 and Vol. 30,
197)1. It is assumed that members of the community derive
utility from a series of commodity attributes. Utility is
not derived .from goods themselves but from service
characteristics that emanate from these goods. Sheltex,
density, amenities, utilities, location and land are the
primary attributes in housing. '

See the flow chart, Figure 4, chapter 2, page 48.

See Samuelson, P.A. The Pure Theory of Public Expenditure,
Review of Economics and Statistics, Vol. 36, Nov. 1954,
pp. 387-89. ' : '

A special case 1s where <1§j = 1 for one k and zero
for all others. Here the "entire service goes to one
socio-economic group while others are completely excluded,
e.g. subsidized housing for civil servants.

Three cases can be identified by the limits on the sum of
the distribution parameters:

(1) Samuelson type pure public goods:
L ak
X ij = N
where N ié the number of homogeneous groups in the
community;
(2) Pure Private goods:
¥ ak
k ij =1
(3) Quasi-Public goods:
L ak

1 < xijs N
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,  FOOTNOTES TO APPENDIX 2 (continued)

The contributions of the A; to the production of the
X;'s and the contribution of the X; to the utility
within one group are_inaependen; of its size.

‘Making +the full neo-classical assumptions of perfect

competition in the land, housing and other markets, profit
maximization behaviour by rational individuals would
ascribe high utilities to houses located in high class

segregated neighbourhoods, and low utilities to houses’

located in slum districts {(Cooke, 1983:137).
The m equations in (15) also imply m{m-1l) marginal
‘ - 2

rate of substitution felationships between each pair of
policy action variables so that the ratio of marginal
contributions to utility of any two Aj's will equal the
ratio of the tax increment associated with each.

Public expenditures which benefit only the elites provide
short-term economic benefits only. This is because sooner
or later, the ‘"urban-problem -- sprawl, pollution,
unemployment, housing shortages etc. would emerge. To
mitigate the urban problem, remedial public expenditures
are usually necessary. But such public expenditures often
would have been avoided, had some prudence been exercised
in the initial public expenditure decisions. See Mehmet,
0. Economic Planning and Social Justice in Developing
Countries, 6t. Martin's Press, N.Y., 1978 and Wellar,
B.S., "The Need For And Nature Of A Policy Context For
Rural Planning In The Coming Decades", Los Angeles, Annual
Conference of the American Planning Association,
April 5-9, 1986.

For -instance, see Downs, A., An Economic Theory of
Democracy, Harper and Row Publishers, N.Y., 1957 or
Breton, A,, The Economic Theory of Representative
Government, Aldine Publishing Co., Chicago, 1974; and,

Cooke, P., ThHeories of Planning and Spatial Development,
Hutchinson & Co. (publishers), London, 1983.

In Nigeria both the distribution of public housing and
standards and criteria applied in their construction
derive from elitist values of what is socially desirable
(Mabogunje et al, 1978; Okpala, 1978; Anusionwu, 1982;
Onibokun, 1983; and Zartman, 1983).
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QUESTIONNAIRE FOR THE 'HOUSING SURVEY IN LAGOS

1984
INTERVIEW NUMBER
DISTRICT NAME

- LOCATION . DATE

A.

(%21

B.

GENERAL INFORMATION

Tybe of Dwelling (One answer only)

Single family, one flgor

Single family, two or more floors

Multifamily, one or two floors

Multifamily, three to five floors
Multifamily, six or more floors
Rooms in outbuildings

o an oW
Pl

Wame and sex of the respondent

Hame of the head of the household {household is considered to be
persons who eat and live together)

a. male

b. ____ female
How many years have you lived at this site?

Tenure of the dwelling (One answer only)

Owner-occupied with a mortgage
Owner-occupied no mortage
Rented

Granted or lent without charge
Family property

Other (explain}

]

- an oo

[f the house is not yours, what is the name and address of the
owner or rental agency?

THE DWELLING
How many years ago was this dwelling built?

Who built this dwelling? {One answer only)

a, The household; self-help
b. Workers paid by the head of the househo'.d; a direct arrangement
c. A contractor; using one of his own plans chosen by the head of

the household

A contractor; using a plan designed for the head of the household
A private developer; this is the first occupant

House designed and built by city council

Mutual aid or communal effort :
Dwelling not new; another household had previously occupied it
Other {explain)

- Tu e D O

T
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11.

12.

13.
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Area of the lot: -
meters by meters = square meters

Floor space:
meters by meters = square meters

Wall materials (1f several, choose the principal material)

a. feinforced concrete
Concrete blocks .
. Clay bricks {tiles) _ '
Wood
. Adobe
Metals sheets ,
Asbestos cement sheets (Eternit)
Impermanent industrial materials - cardboard, burtap, plastic,
and so forth
i. Impermanent plant material - palm thatch, bamboo, and so forth
J. Stones ‘
k. Other .

T D OO
T . .

L)

Roofing materials (1f several, choose the principal material)

a. Reinforced concrete

b. . Concrete blocks

c. Clay bricks (tiles)

d. Hood

a. Adobe

f. Metal sheets

g. Asbastos cement sheets (Eternit) -
h. Impermanent industrial material - cardboard, burlap, plastic,

and so forth .
i. Impermanent plant material - palm thatch, bambos and so forth
3. Stones !
k. Other

Mumber of rooms {exclude kitchen, toilet or bathroom}

ADDITIONAL ROOMS

14,

15..

16.

17.

19.
20.

How many rooms have been added by this famiTy? ’r(
How many rooms have been abandoned or lost, if any 7

How was (were) the new room{s) made? (One answer only)

Subdivided an existing room without enlarging the house
Added on at ground level :
Added on and subdivided the remaining structure

Added on the roof ‘ ‘ -

Other (explain)

D Q.0 O

How many years ago was the room built?
How much did it cost {naira)?
How many working days did it take?

Why did you add the room{s)?

a. Had additfonal children

Gained additional relatives

Could affard more space;:had higher income
Wanted to earn rent from lodgers

Wanted a workshop or store

Wanted 3 long-term investment

Other {explain}

-
.

T

b
C
d
e
f
g
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’

FACILKTIES '
-KITCHEN ‘ .
i ‘ ~—N
21, Where do you cook
a. " Qutside )
b ,Inside without a kitchen )
c. Share kitchen with other households
d ' Have own separate kitcheny,
22. With what type of fuel do you cook?

a. - Hood .

b. ~_ Charcoal or coal

c. - Gasoline or kerosene
- d. Bottled gas

e Electricity

f " Other {explain),
WATER , ;

23.

24,

o o

|

What is your saurce of water? What type of facility do you have?
(If several, mark the most 1mpurtant)

Rlver. spr:ng

Rain, cistern

Well
Public standpipe -
Water wagon ; ‘
Neighborhood vendor
Faucet, shared with another family {plblic service)
Fauce; private, but no shower or, bath .
Shower
Complete bathroom .,
Two or more bathrogms

™

HIH'I,!!

e = O Mo OO0 O
D e e e e a .

._.
w
[ad
o0
I
3
o

running hot water? )

.yes
no

SANITARY FAC}LITIES

25.

26,

What kind of sanitary facilities does this household have? (If
several, mark the best)

None

Pit latrine .

Toilet share with others, communa1

Septic tank ’

Toilet connected to public, sewerage system

Two or more toilets connected to public sewage system
______garbage dump

. Oﬂher (EXp1aln) '

Hllll

QO = RO o

How is the garbage generated in. this dwe1ling cleared?

Group collection depot o
Open dumping, eg unclaimed land .
Improvised street refuse bin
Incineration ¢

Anywhere on the road

Into drains or gutters

To fill lowland and swampy areas
Into the VTagoon

Around the overful refuse bin

By random burial .
To fill potholes . ' F

HllIIl'I'l"I!

. =~ T a0 OO
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27. Are there any recreational facilities in the dwelling ?
a. none b, other (explain)
E. FINANCES

28. How much rent/mortgage do you pay each month?

.

29. How many months ago did it increase?

30. How mdch do you pay for utilities each month?
31, Do you pay real estate taxes, and how much?
32. How much was the down payment?

33. If you wish to sell your house today, how much_do. you think you could
sell it for?

34. What share of your household income (including gifts, pensions, and
so forth) are your monthly payments or your rent? (yse percentage)

35. Before deciding to rent, buy or build this house, did you receive
any special {ncome, eg. retirement benefit, irnheritance, etc.

a. yes b. no

36. If you got a loan, who Yent the monejf,

a. A government Agency

b. A non-government agency
c. A bank

d, Relatives or friends

e. Other {(explain)

F, THE HOUSEHOLD .
37. What is the occupation of the head of the household?

Unskilled worker .. .
——— Skilled worker ' " .
—— Highly skilled worker '

——— QOffice worker

Foreman

Techmician, semiprofessional o

Professional '

Street vendor

. ———{0ther salesperson

' Owner of a store or business '
Domestic service

Other personal services

* ——— QOther {explain, includes retirement

i Police or military

Write the name of the job

- + 0+ =

oD Kb A0 TR

=T BT g
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38. UWhat is the occupation of the spouse?

Y

a, Unskilled worker
Skilled worker
Highly skilied worker

0ffice worker

Foreman

Technician, semiprofessional

Professional

Street vendor

Other salesperson

Owrer of a store or bysiness

Domestic service

Other personal services \

other {explain; includes retirement)

. police or military _ . _
Write the name of the job )

-,
oo

I

5 8 Sl = TuU D O




39,

R R - N W -l

219
Household Survey - 1984

Hhat are the occupations of the other members of your household?

Unskilled worker

Skilted worker

Highly skilled worker

- Office worker

Foreman v

Technician, semiprofessional
Professional

Street vendor

Other salesperson

Owner of a store or business
Domestic service

Other personal sefvices

Other (explain; includes retirement)
irite the name of the job

i

T

=

G, GENERAL QUESTIOQNS ABOUT DHELLING leROVEMENTS

40,

41,

42.

Are you planning to make other changes sgon? If 50, what changes?

a. __ Additional room(s)

Better kitchen ]

More .convenient water

Better toilet

Improved basic wall materials .
Improved roofing materials f
Plaster and paint

Improved flogring

Better windows or doors

Earth fill

None, the dwelling was finished

. Others, not specified

tone, although some were needed

Terrace or railing

Finished inside ceiling M
Connection with the public sewerage system

. Total reconstruction .

. Other (explain)

b
a4
d
c.
r
9
r
i

LT

J
k
1
m
n.
0
p
q
r

1]

These other changes have not been made because:
Lack of money

a.
b. Requiations

c. Lack of space

d. Value of the dwelling would not increase
e. Lack of time

f. Other (explain)

How did you finance the improvements in yoySdwel king (Mark the most
impartant}?

Financing by the owner in rented dwellings
Self-help labor, cash for the materials

Self-help labor, credit from the matérials supplier
Self-help labor, credit from other sources

Savings or sale of property

Advanced retirement funds

Inheritance, insurance, or other death benefis
Leans for everything from the bank

Loans from relatives or friends

Other {explain)

o

T

b = T AN O R



43.

44,

a6.

.
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, Household Survey - 1984

what other type of work does your house still need?

Additional room{s)

Better kitchen

More convenient water

Better toilet '
Improved basic wall materials
Improved rocfing materials
Plaster and paint

Improved fiooring

Better windows or doors

Earth fi1l

None, the dwelling was finished
Others, not specified

None, although some were needed
Terrace or railing

Finished inside ceiling
Connection with the public sewerage system
Total reconstruction

Other (explain)

T
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How would you compare the condition of the dwelling now with its

condition when you acquired it?

a. Much better

b. Somewhat better .
c. Same -
d. Worse

Q. Much worse

How many households live in this building?

When you moved here, how many minors (seventeen years old or

Jess) were part of your household?

How many adults (eighteen years old or more) sieep in one room

in your household?
~

v
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What was the major reason you moved to Lagos?
{One answer only)
a. To secure job ,
b. To trade
c. Other {(explain
What was the main reason you/moved to this neighbourhood? {One answer
only) ' .
a. To be close to wark
b. To have better pdblic utilities
c. To have a better ‘peighborhood in other ways
d. To become an qwner
e. To pay less
f. To have a bigger dwelling
g. To have a better quality of dwelling
h. —- “To have a shop, store or office
i. To move away from relatives
J. To move clpser to relatives
. Other (explain)
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