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(i)

ABSTRACT

This research evaluates the existing housing provision and Government housing policies

in Benin City, Nigeria. It evaluates subsidized public housing, sites and services, and

upgrading schemes; and the low income groups' level of affordability, through the

application of economic demand models - hedonics and the present value techniques.

While the hedonics is used as a predictive technique for policy evaluation, the present

value technique is used to evaluate and assess the Government's low income housing

policies and the target population's (low income group) level of affordability respectively.

After the evaluative and the assessment exercise, it was found that the sites and services

is the preferred policy option, although its successful implementation would not be

possible unless Mortgage Financing is introduced and the bottlenecks and constraints

inherent with the low income housing market is removed. Through the Mortgage

Financing Model constructed by the researcher, it was possible to determine the amount

of mortgage grant affordable by households on different income grades.

It was also found that, apart from the SPSSX computer package hitherto used for the

analysis of hedonics, a micro software package modified by the researcher from Davis

(1973) Fortran Program developed for Geological and Engineering Surveys could be used

for analysing the hedonics technique. This is an advantage to most developing countries

where a large SPSSX computer package may not be easily accessible. The research was

concluded by highlighting areas for further investigation.
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1.1	 STATEMENT OF THE PROBLEM

In the world at large there is a widening gap between housing supply and demand mostly

in the urban areas. This has resulted in a severe housing crisis of unmanageable

dimensions. Large numbers of families are homeless and living in conditions of extreme

poverty in unhealthy as well as unsafe dwellings and neighbourhoods (UNCHS, 1986).

The unauthorized settlements of Lusaka, Bangkok, Jakarta, Mexico, Peru and Kingston;

the slums of Lagos, Nairobi and overcrowding and housing blight in Kumasi, are

manifestations of these poor housing conditions. In spite of conscious efforts being made

by both national and international organisations to eradicate this problem, they seem not

to have made any impact. About one fifth of the world's population is estimated to have

inadequate shelter while one million people have no shelter at all. And if the statement

that about half a million people, mostly children, die daily due to inadequate housing is

true (United Nations, 1987), it does further indicate the magnitude of the housing

problem which is more pronounced in developing countries where about one third of the

population are homeless; and in some cases a greater proportion of the population of some

larger cities.

This poor and inadequate housing is due to the fact that urbanisation is increasing faster

than the economies of the cities, making job opportunities in urban areas more limited

and incomes becoming eroded to very low levels. In developing countries as a whole,

economic growth rates had fallen as low as 0.3 per cent per annum by 1982. The

consequence is that population has grown faster than output, and this in turn has kept

GNP per capita at a standstffl (UNCHS, 1987). Africa has been the worst hit in this

issue. Per capita GNP annual increase fell from 4.7 per cent in 1983 to 1.6 per cent in

1984 and 1.3 per cent in 1985. The true picture of Africa's economic situation can easily

be perceived from tables 1.1 and 1.2 in which the economic indicators for developing
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Table 1.1	 Economic Indicators for Developing Countries, 1980-1986

1980 1981 1982 1983 1984 1985a 1986b

All Developing Countries

Non-Oil Producing Developing
Countries

Growth of per Capita GDPC
All
Non-Oil Producing

Growth of Exportsc
All
Non-Oil Producing

Growth of Importc
All
Non-Oil Producing

Terms of TradeC
All
Non-Oil Producing

Balance of Payments'
All
Non-Oil Producing

Consumer PricesC
All
Non-Oil Producing

3.5	 1.3	 0.3	 0.8	 2.0	 2.4	 3.0

	

5.0	 1.7	 0.6	 1.9	 3.8	 3.3	 4.5

	

3.0	 0.2	 -0.8	 -1.3	 1.4	 0.9	 0.4

	

2.4	 0.8	 0.3	 0.6	 3.1	 2.7	 2.3

	

-4.0	 -5.0	 -8.1	 2.9	 7.1	 0.4	 3.8

	

9.1	 6.5	 0.7	 8.3	 11.7	 3.4	 4.3

	

8.5	 7.1	 -4.2	 -3.2	 2.2	 -0.3	 -0.6

	

6.5	 1.5	 -5.5	 1.6	 5.2	 3.3	 5.1

	

16.1	 3.0	 -1.2	 -3.9	 1.2	 -2.2	 -11.7

	

-5.9	 -5.3	 -2.6	 0.2	 1.5	 -1.2	 3.6

27.9 49.2	 -90.9 -58.9 -35.1 -34.1 -69.3
-67.1 -80.2 -65.3 -44.1 -26.5 -27.6 -20.3

27.1 26.0 24.5 32.7 37.4 39.3 25.9
32.2 30.6 28.0 37.1 47.6 53.0 30.6

a-Preliminary, b-Forecasts, c-Percentage change for Proceeding year, d-Billions of US dollar

Source:	 IMF, World Economic Survey (Washington DC, 1986), United Nations, World
Economic Survey, 1986 (New York, 1986).
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countries between the period of 1980-1986 and the debt indicators for the period of 1980 -

1985 are clearly shown. Because of this poor economic situation, basic services and

infrastructure such as roads, water supply and housing for the poorest in the society

cannot be provided. In some cases, nutrition levels are inadequate because of low income

or no employment. Consequently, over 50 per cent of the population of the most

developing countries, particularly Africa and South East Asia, live in abject poverty.

In spite of these poor living conditions, urban centres have continued to grow at an

alarming rate. Between 1920 and 1980, the urban population in developing countries

grew from 100 million to well over 1,000 million. Of the 4.5 billion world's population, 40

per cent were living in urban areas (UNCHS, 1987). Once again, Africa is in the

forefront. Africa is one of the World's continents where population doubles much more

rapidly. The estimated population for Africa in 1976 was 350 million and this is expected

to double to 700 million by the year 2000 (U.N. 1987). Kenya and Libya have a

population growth rate of 4 per cent while most other African countries have a population

growth rate of above 2 per cent.

Nigeria is the most populous country in Africa with a population estimate of about 103

million (Federal Republic of Nigeria, 1988) and this is expected to increase to 15Q Wcw

by the year 2000 (fig. 1.1). Of this number, about 30 per cent live in urban areas. The

population of Lagos grew from 1,122,733 in 1963 (Federal Republic of Nigeria, National

Census, 1963) to an estimated figure of 7,600,000 in 1988 (Federal Republic of Nigeria,

1988). Bauchi had a population of 38,014 in 1963 (National Census, 1963) but by 1986

it had grown up to about 202,000 (Federal Republic of Nigeria, 1987). Benin City, the

pivot of this study, grew from 100,694 in 1963 (National Census, 1963) to about 509,000

in 1988 (Federal Republic of Nigeria, 1988), and an estimated figure of about 1,017,100

by the year 2000. Cities such as Ibadan, Kano, Kaduna, Port Harcourt and Enugu are

also growing very rapidly.



Fig. 1 . 1 AFRICA SHOWING THE LOCATION OF NIGERIA AND THE STUDY AREA
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1.2	 JUSTIFICATION FOR THE STUDY

The situation described above has resulted in immense pressure on housing services,

traffic congestion, inadequate waste disposal, drainage and general sanitation as well as

acute shortage of housing (Abiodun, 1974 as cited in Shitta-Bey, 1988). Apparently, the

lack of housing facilities became the most acute of these problems (Fourth National

Development Plan, 1980-85). In spite of all these problems, the housing market

mechanism seem not to have been able to cope with the above situation and moreover it

has been poorly studied and analysed. Even though Nigeria's housing market behaviour

would have provided a better base for projections for the rest of the Sub-Saharan Africa

than using market behaviour from other parts of the world (Megbolugbe, 1989), the

paucity of data on the market activities, coupled with the complex and unique socio-

cultural and political institutions, have perhaps made this important analysis impossible.

Similarly, irrespective of the housing shortages and inadequacies, in the low income

housing provision, Government housing policies and programmes are formulated without

studying the target population, their level of affordability; and without evaluating the

feasibility and desirability of such policies. It is the view of the researcher that these

issues be adequately considered in housing policy formulation especially these days when

a lot of emphasis is being placed on cost recovery in project design and implementation.

Based on these premises and the unique circumstances notwithstanding, the author feels

justified in, and inclined to, investigate these problems of imbalance and imperfection of

the housing market mechanism by evaluating the exiting housing policies. Through this

investigation, it may be possible to have a better housing policy analysis, especially as

regards proposals towards solving the housing problems for the low income groups in

Benin City.
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1.2.1	 Housing in Nigeria

An acute housing shortage is a fundamental urban problem in Nigeria (fig. 1.2). The

major urban towns such as Lagos, Kano, Kaduna, Port Harcourt, Ibadan, Benin City, and

so on has doubled their population in the inter-censal period of 1953-1963; and by 1989

most of these cities had, again, more than doubled their populations (Federal Office of

Statistics, Lagos, 1989). This unprecedented growth is an indication of great numbers of

people migrating to the cities. The result has been an immense pressure on housing

accommodation, infrastructure and services. There is, therefore, a great deficit of urban

housing throughout the country, especially now that about 30 per cent of the population

of 103 million live in urban areas (Federal Office of Statistics, Lagos, 1988). This has

created a wide gap between supply and demand, causing a huge unmanageable crisis in

the housing market. Important housing components such as land, finance and building

materials have also been affected. Invariably, this rapid urbanisation, associated with the

accelerated tempo of socio-econornic development, has contributed remarkably to the acute

housing shortage mentioned above, especially for the low income households to such an

extent that family dwellings fail to satisfy certain minimum standards of safety and

sanitation (Federal Republic of Nigeria, Fourth National Development Plan, 198 1-1985,

Wahab, 1974 and Okpala, 1974). Even where dwellings do meet these standards, they

are not affordable by many people especially the low income households. Consequently,

overcrowding and squatter settlements are visible features of the urban scene throughout

the country. Irrespective of official rent control regulations, high rent levels seem to be

rampant (Okpala, 1978).

The poor housing condition in the Nigerian urban centres was clearly reflected in a survey

conducted on some selected cities. According to that survey, it was found that
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most houses in Ibadan had electricity while in form only about a quarter did. About two

fifths of Lagos' houses and about a quarter of those in Thadan had flush toilets, while only

4 per cent of those in Benin and 2 per cent of those in Kano did. Three quarters of the

houses in Lagos and Port Harcourt had tap water, while in Benin City, Ibadan, form and

Kano only a third or less of the houses had tap water (Housing Survey, 1971 as cited in

Peil and Sada, 1984). Eximining other housing components, another study conducted in

1978 taking into account building materials, age, maintenance and services (piped water,

latrine, bathroom, kitchen and electricity) found that only 37 per cent of the houses in

Zaria, in northern Nigeria, were 'standard'; another 34 per cent substandard but 'fair,' and

2.5 per cent in a dilapidated condition and requiring immediate replacement (Seymour,

1978 as cited in Peil and Sada, 1984). In Port Harcourt in the south, the same proportion

was found to be 'substandard' although 28 per cent were seriously dilapidated, requiring

immediate repairs or replacement (Ogionwo, 1979 as cited in Pd and Sada, 1984).

Seven to ten years later, the continuous deterioration of the Nigerian urban centres was

equally reflected in the 1983/84 household survey conducted by the Federal Office of

Statistics, Lagos. According to this survey, 85 per cent of the urban households lived in

single rooms, 8 per cent lived in whole buildings, while 7 per cent occupied flats and

duplexes. The average number of persons per room is about 3.8. Poor housing conditions

are further worsened by the lack of basic utilities, services and facilities. For example,

it was revealed that about 9 per cent of the urban households had no kitchen, 67 per cent

shared their kitchen, and only 24 per cent of the households had exclusive use of their

kitchen. As regards bathrooms, 7 per cent had none, 69 per cent shared and 24 per cent

had exclusive use of theirs. Toilets were no better; 17 per cent had none, 56 per cent had

pit toilets, 13 per cent had pail toilets, and 14 per cent had water closets. These figures

indicate the low level of sanitary facilities in the country.



10

In spite of the magnitude of the housing problem in Nigeria, the role of the government

tends to be limited as far as housing provision for the low income households is concerned.

This is because the government finds it difficult to cope due to the needs of other sectors

of the economy on the one hand and such other needs as nutrition, education and health

on the other. Where efforts were made and housing schemes were undertaken by the

Government, the projects normally ended up with high standards which the low income

households could not afford. The government's low housing investment is clearly reflected

by the National Development Plans. The 1970-74 Development Plan revealed that

Nigeria allocated less than 2 per cent of the GNP on housing, while in 1975-80 it went up

to 2 per cent of the GNP (Third National Development Plan, 1975-1980) as against 7.5 per

cent spent by Britain. Although no figures were available for the 1980-85 Development

Plan, other available sources revealed that the figures were staggering between 1.7, .3 and

1.2 for 1986, 1987 and 1988 respectively (Central Bank of Nigeria, 1988).

In the 1990-1992 Rolling Plan, housing was not directly allocated any amount; although

under social sector, after education and health, 4.65 per cent was allocated to what was

regarded as others. Assuming housing is one of the components of others which is made

up of four main sectors, it then means that about 1.21 per cent has been allocated to

housing (National Rolling Plan, 1990-1992 and 1990 Budget, Federal Republic of Nigeria);

although no data exist as to the GNP allocation to the informal sector. While most

industrialized nations allocated more than 6 per cent of GDP, most developing countries

allocated just above 3 per cent of GDP to residential construction, (United Nations, 1975a

as cited in Hardman and Midgeley, 1982). The above data reveal that Nigeria has not

actually allocated enough funds to housing especially since 1986 (table 1.3), and

particularly when compared with the industrialized nations. The U.K., for example, which

has a total stock of 23 million, equally allocates about 7.5 percent of GDP to housing

(Central Statistical Office, Social Trends 21, 1991, U.K.).1

' The 7.5 per cent GDP allocation to housing is derived as follows:
(a) Actual allocation approximately 4 per cent.
(b) Indirect allocation through Tax relief 3.5 per cent.
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Table 1.3: GDP Allocation to Housing between 1970 and 1992

YEARS
	

FIGURES

1970-1974

1975-1980

1981-1985

1986

1987

1988

1989

1990

1991

1992

>2%

not available

1.7

.3

1.2

not available

.4

.4

.4

Source: Federal Republic of Nigeria 1970-1990
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With a population growth rate of about 5 per cent, Nigeria requires about 500,000 to

800,000 dwellings annually: at the United Nations standard of 10 dwellings per 100

inhabitants annually, to cope with the increase in population (United Nations, 1975a as

cited in Hardman and Midgeley, 1982). In fact, one estimate of the shortage at the end

of the 1980-1985 Plan period was 867,316 dwellings (Wahab, 1983). Although the figures

are not available for 1985-1990, from the allocations above it is very obvious that the

required need would have significantly increased. Therefore, the fact that the country is

already in a chaotic situation and the housing shortage has reached an uncontrollable

dimension cannot be overemphasised, unless something positive starts to happen.

1.2.1.1	 Housing in Bendel State

Bendel is one of the 21 states in Nigeria. it is strategically located and is a focal point

between eastern and western states on the one hand and a stop over link between Lagos

and the new Federal territory, Abuja, on the other (fig. 1.2). By 1989, its population

estimate was about 5,330,400 (Federal Office of Statistics, Lagos, 1989). Its locational

uniqueness has given rise to a tremendous development impetus and as such the state

witnessed a very rapid growth of certain urban centres; for example, Benin City, Warn,

Sapele, Ugheffi, Agbor, etc. The role of Benin City as the state capital resulted in an

influx of people from all parts of the Federation which created a considerable housing

demand. The oil boom particularly in the 60's and 70's facilitated the growth of Warn.

Also the ports of Warn, Sapele and Koko equally contributed to the population increase

mainly through migration. The resultant effect of this influx of people into Bendel State,

especially the urban centres, is that the increasing pressure on housing and the huge

housing shortage became apparent. The level of housing shortage will be discussed in

greater detail in chapter 3.
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1.3	 THE AREA OF STUDY

The main focus of this study is Benin City, the capital of Bendel State (fig. 1.3). It is

predominantly a traditional city (until the advent of the Europeans) whose history dates

back to the 12th century. Although it is currently an administrative city, it is a focal

point for economic activities between the North, West and Eastern states. A brief

discussion of the historical background of the city may throw more light on the housing

problem.

1.3.1	 Historical Background of Benin City

Benin City is located in the midwestern portion of southern Nigeria. Geographically the

city lies within the limits of latitude 6 26' north, and longitude 5 35' and 5 41' east.

This area measures 13.4 km by 8.4 km or 112.5 sq. km . (Ikhuoria, 1984). The history of

Benin City dates back to the 12th century and the rule of Oba Oguola; when it was the

headquarters of the Benin Kingdom and the main seat of the Portuguese foreign mission.

It was also the centre of slave trade and a focal point for international commerce (Sada,

1975, Adams, 1823). As the pivot of monarchy, social and trading activities in the then

old kingdom, all the people who currently comprise the tribes in today's local government

areas of Bendel State used Benin City as their centre of interaction, especially as they

originally migrated from Benin. Thus, they were strongly influenced by the Benin

monarchy, government, customs and economic activities. The main market was built

adjacent to the palace. The nearness of this market to the palace is not unconnected with

the fact that the Oba has to appease the gods on behalf of his subjects in times of

economic recession and, in times of economic boom, he offers sacrifices of thanksgiving.

All these rituals were performed in the market.

The Oba equally supported a large collection of craft workers of various industries.

Through his patronage, a very strong craft guild comprising wood carving, drumming,
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weaving and bronze casting, was developed. All of these craft workers exclusively served

the oba. Because they served him, each of them occupied a street and this formed a

concentric ring round the palace, which is a centrally located dominant feature of the city.

The oba's palace, the home of the king's dependents called the ogbe quarters, the

concentric ring of streets where his craftsmen live, and the oba market, were then

regarded as the inner core of the city. This inner core was linked with the rest of the city,

as well as the empire, by a network of ten major roads radiating from the centre through

the walls at ten gates (fig. 1.4). These include Akpakpava, Ugboton or Gwato, Udo or

Siluko, Sakpobo, Uselu or lion, Irhuassa or Ogba, Imose, Okhoro, Ugbo or Ugben and

Uhumumdumwmun (Egbarevba, p.12 as cited in Sada, 1975; Adams, 1923), had

meticulously documented this plan. Invariably by the 12th century, the oba of Benin had

created a city plan which was very similar to radio-centric plans of Paris under Louis XIV

and Karisruhe under Prince Karl William of Baden-Durlach in 1915 (Johnson, 1975 as

cited in Sada, 1975).

With the layout already described, a significant framework for land use development in

Benin City was created (Sada, 1975). Next to the core is the intermediate zone occupied

by the chiefs and their dependents. The chiefs lived in traditional compound type houses

with very large compounds and semi-palaces which covered a very large expanse of land

(fig. 1.4a). The chiefs' palaces had various chambers and apartments and were surrounded

by walls. The dependent members of the family built their houses within the compound,

while non-members of the family built their dwellings outside but around the chiefs'

palaces. The outer zone was then occupied by the common people who were in most cases

strangers and slaves. The houses as well as the households within the core and

intermediate zones were often large; while at the outskirts the households were smaller

and the houses were ramshackle, smaffish and makeshift. The occupiers of the outskirts

were mainly farmers. This is perhaps one of the reasons why the
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Fig. 1.4	 BEHUI CITY -LAPD USE PATTFRJ
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Scale 1:200

Figure 1.4a Ground Plan Ogiamien Palace.
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households interviewed in case study II have very large family sizes as traces of their

traditional traits stifi exist within the area.

It is, therefore, not surprising that Benin City was one of the most prosperous and best

organised cities south of the Sahara when it was first visited by the Europeans in 1845

and 1846 (Adams, 1923). By this time the city was divided into internally sell-governed

wards, each occupied by members of the specific guilds who were directed by titled chiefs.

The principal buildings in Benin City then contained a rectangular impluvia or sunken

courtyard, open to the sky, some of which have survived up to the present date. The roofs

of the most important buildings were wood shingled. Walls were constructed of mud but

embellished with surface designs in relief. Entrances to the Royal palaces were adorned

with designs of large snakes and birds (Adams, 1923). The palace compounds was a city

within a city, consisting of workshops, warehouses, bedchambers, halls and shrines.

The colonial impact on Benin City was immense, as it affected not only the

administration but also the city plan and land use pattern which was remarkably altered.

After the conquest of Benin in 1897, the Ogbe quarters: the core of the oba's home or

palace and those of his dependents, were reorganized. A completely new residential area,

referred to as Reservation Area and now called Government Reservation Area (G.R.A.),

emerged. This new residential area (G.R.A.) was a well laid out area of about 30 sq.m.

The layout is in a grid iron pattern with well dimensioned streets for vehicular

transportation and easy circulation. These changes affected the spatial form as well as

the entire socio-economic environment of the city. This could be described as a period of

decadence as these changes were rather negative (Sada, 1975, Ikhuoria, 1984).

However, with the creation of Bendel State (formerly Midwest State) in 1963 and the

choice of Benin as the state capital, the city acquired a new lease of life. It became a focal

point for inter-state marketing activities between the villages and towns in the local
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government areas. As a seat of administration and a pivot of economic, commercial and

social activities in Bendel State, the economic and demographic growth of the city became

rapid. Other factors which have greatly attributed to this growth include the massive

improvement in social services, especially between 1967-1975, when Ogbemudia was the

Military Governor of the state for the greater part of that period. During this period, all

the major streets, for example, Mission Road, Akpakpava, etc., were widened, the plaza

was converted into a central business district, and Bendel Line (the state owned

transportation company) which provided easy mobility within and without the state, was

established.

Another contributing factor for the rapid growth economically, demographically, and

spatially, is the role the city played as an economic and interstate nodal point between the

North, West and Eastern states. Also the oil depot and refinery, the steel mill, fishery

facilities and the sea port at Warn, Sapele and Okoko have all contributed to the growth

of Benin City especially as it is also the gateway for air and land communications as well

as the flow of goods between the West and East.

1.3.1.1	 Population and Areal Growth of Benin City

Between 1786 and 1800, the first population of Benin City was put at 15,000 (Roth, 1972).

The British expedition of 1897 as well as the influenza of 1918 resulted in a large out-

migration and this caused a remarkable decline in the population size. Immediately after

this period, peace was restored. Medical facilities were improved. Benin City became the

primate city of Bendel State through its function as a centre of economic, social and

political activities. There was a noticeable disparity between the city and rural

environments particularly in the distribution of social, educational and infrastructural

facilities. Thus, economic opportunities were unilaterally located in Bemn City and this

resulted in the influx of migrants to the city (Makinwa, 1981). The population growth of



21

Benin became very rapid; it almost doubled within inter-censal decade 1952/53-1963 when

the figures rose from 53,753 to 100,694 (Nigeria Census). The annual growth rate within

this period was 5.5 per cent. By 1972, the population of Benin was estimated at 201,000

(Doxiadas Associates, 1972) and by 1976 it rose to an estimated figure of 314,219 (Sada,

1976). These estimates indicated that there was an 8.5 per cent growth rate between

1963 and 1976. And by 1980, the population estimate had gone up to 425,000

(Omorogiuwa, 1982). The rate of change in the population growth of Benin is clearly

shown on table 1.4. It is, however, important to mention that this rapid population

growth of Benin City is largely attributed to in-migration.

As the population size continued to increase from year to year so did the areal expansion

of the city which greatly affected the pattern of land use. Olfer Dapper, (1968, as cited

in Roth, 1972) first described the areal size of Benin to be "about five or six miles (Dutch

miles) in circumference. ..and...has thirty very straight, broad streets, each about 120ft

wide". From these accounts and available maps and records, Benin has an area of about

384.2 hectares enclosed in the first wall built before the 15th century. As the population

grew rapidly, there was simultaneously a highly significant increase in the built-up area

of Benin City between 1938 when it was 486 hectares, to 1972 when it increased to 3000

hectares. By 1979, the total built-up area had reached 7,413.7 hectares (or 6091.2,

excluding vacant but already incorporated land within the city) (fig. 1.5). While these

expansions were taking place, in-filling of the existing built-up area was also taking place.

According to Ikhuoria (1984), a quite remarkable feature about Benin City is that there

is a significant correlation between the areal growth and population growth (fig. 1.6). By

1972 when the population rose to 201,000, the built-up area of the city had simultaneously

increased to 3000 hectares. By 1979, when the population rose to 371,432, the areal

growth had reached 7413.7 hectares (fig. 1.7 and table 1.4). The 1979 figure represents

about 10.3 per cent annual rise in land consumption which correlates with 8.6 per cent
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Table 1.4 Population/Areal Growth of Benin City 1800-1979.

YEAR
	

POPULATION
	

AREA IN HECHARES

Source: Ikhuoria, 1984.
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Fig. 1.5	 BENIN CITY: Historical Growth Patterns
Ikhuoria, 1983
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Pre-1982 Benin City and Environs
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annual population growth rate for the same period. Although no data exists for 1982-

1990, experience shows that this trend of growth in both demographical and land

expansion has not really changed. Indeed, the population growth was estimated at

1,017,100 by 1989 (Federal Office of Statistics, Lagos, 1989).

This correlation between the population growth and the areal growth indicates a very

heavy demand on urban and rural land in terms of great pressure exacted on

superstructure and infrastructural services as well as on agricultural lands respectively.

As relates to urban lands, the problem of housing shortage became apparent while at the

same time the extension of services to all the areas newly occupied became a problem.

There was an increase in the room occupancy rate and more substandard houses were

occupied around the core of the city. On the other hand, those areas that have remained

in low density had slow extension of community services such as water and electricity and

in some cases were completely neglected. All this created serious health, sanitation and

environmental quality problems, although the most acute of all these is the housing

shortage.

1.4	 'fflE MAIN PROBLEM AREAS IN RELATION TO LOW INCOME

HOUSING IN BENIN CITY

a)	 The housing problem in Benin City has been created by a combination of complex

factors which are difficult to assess accurately. Often both quantity and quality

are involved and are used as scales for measuring the living environment.

Because the qualitative assessment of housing is difficult to pursue in a study of

this nature, it is the intention of the researcher to concentrate on the quatitative

problem of housing. which is of paramount importance in the urban context.

However, the housing needs and supply and the inbalance within the housing



27

market system equally constitutes a major problen in low income housing

provision in Benin City.

b) Another basic problem which is very obvious in Benin City in the provision of

housing is the complex issues of urban development such as the population

structure and composition as well as the socio-economic system in which housing

exists. These factors affect the housing environment, the housing standards, and

the housing affordability; while the Peoples' preferences as against government

provision equally affect affordability and the target population.

c) Affordability is fundamental and of special importance to housing provision and

creates another dimension in the housing problem as it affects the entire concept

of standards as well as the provision rate. As in most developing countries,

affordability is the core to the problem of low income housing provision. This

becomes more apparent when the cost of house building is related to the average

income of the users (Karn, 1973 as cited in Onyeacholem, 1979). It is, therefore,

essential to relate affordability to the standard of houses provided by the

government for the low income households. Ironically, the question of affordability

and the target population has received very little consideration in government

housing projects for the low income groups in the past.

d) However, since housing and its related facifities act as vital elements in

determining standards of living and as they are also an integral part of the socio-

economic deielopment process, their role in and importance to human existence

cannot be over-emphasized. Consequently, it is essential that the imbalance in the

market mechanism should be studied in depth. The role played by the government

in the housing market mechanism, both directly and indirectly through

intervention, should be equally studied and analysed especially in a fast-growing
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city such as Benin. Through such analyses, the role and impact of government

intervention in the provision of low income housing and the housing market

performance in general will be assessed. Also, this type of investigation will

enable us to understand peoples' preferences and their affordability as well as the

role the people themselves are playing and are willing to play for subsequent

programmes. With such a review of the housing market mechanism and a

thorough understanding of the target population and their level of affordability,

more desirable, affordable and realistic housing policies and programmes might

be proposed or formulated. It is, therefore, on these premises that this study is

based.

1.5	 GOAL

The goal of this study, therefore, is to investigate the housing market mechanism,

evaluate the current housing policies and survey the low income housing problems and

provisions with a view to suggesting appropriate policy formulation and implementation

for improving low income housing supply in Benin City.

1.5.1	 Objectives

The objectives are as follows:

(a) To investigate Government's intervention in the housing market and its role in the

provision of low income housing.

(b) To establish the level of housing affordable by the low income households.

Cc)	 To evaluate the existing housing policies in order to determine the most

appropriate policy that would deliver housing which would be affordable by the low

income households.
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1.6	 HYPOThESES

(a) The basic hypothesis of this study is that inappropriate housing policies are the

major cause of Benin's inability to provide shelter for the low income households.

(b) The second hypothesis is that, since housing demand is a function of affordability,

i.e. household income, price of housing, price of all other goods, etc., low income

households have no effective demand for the housing which is being provided

under the current policies.

1.7	 SCOPE ANI LIMiTATION

Housing and its provision covers a wide range of the entire housing package; from land

policy, housing fmance, planning and design, construction, occupancy, and management

on the one hand, and its provision, which involves the complex issues of the housing

market, both by private and public sectors and the actual delivery system, on the other.

All these issues are equally essential when discussing housing development. In a study

of this nature, however, it is an impossible task to tackle all the areas mentioned above.

Consequently, the central concern of the study will be twofold:

(a) Firstly, to attempt to investigate the role of Government as a regulator of the

Market,

(b) Secondly, to examine the Government's role in providing housing for the low

income and the latter's ability to afford them. Although, affordability calculations

could be based on two types of income:

(1) Cash Income,

(ii) Income In Kind;

The affordability calculations in this research are strictly based on cash income only.
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Empirical studies are carried out on a Government-owned low-income housing estate and

on a private sector development located at the core of the city, with a view to studying the

target population especially as related to affordability, level of facifities and amenities

accessible to them, and the Government's level of achievement in providing housing for

the low income groups. The core in this study denotes the central area of Benin City

where the indigenes concentrate and where deteriorated and substandard houses are most

common. It should be mentioned here that because of incremental renovation which takes

place in Benin from time to time, the core of the city is not a slum area as such, although

there are patches of substandard and deteriorated houses. The central business district

is also located at the core. In Nigeria, similar to most developing countries, the private

sector operates at two levels. One is the formal and the other one the informal sector.

All the low income groups operates at the informal sector level. Therefore, in the Benin

situation, private sector housing does not exist as such. What exists is individuals who

develop housing at a small scale level for renting either as an absentee landlord or a

landlord occupying a part of the same building while renting the remaining parts. Thus,

for the rest of the study, the popular sector which equates with the description above

would be used in place of the private sector. Through these studies, the housing need of

and demand by the low income groups might be determined using certain economic

demand models. It is hoped that in conducting this kind of study, there may emerge a

new direction in housing policy strategies and formulations which could lead to more

realistic housing policies and programme identification.

1.8	 ORGANIZATION OF THE STUDY

This study, has been organized into 3 sections. Section I - Introduction and the Review

of Literature. This section is comprised of 4 chapters. Chapter I is made up of the

introductory part which sets out the problems, objectives, hypotheses, scope and

limitations. Chapters 2 and 3 consist of the review of existing housing conditions both in
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the public and popular sectors; while chapter 4 carries an in depth theoretical framework

as regards the research techniques and sets out basic methodology. Section 2 - The Case

Studies: This comprises of chapters 5 and 6 which deals with the detai1s of public and

popular sector study areas respectively. Section 3 - Analysis, Synthesis and

Recommendations. This section is comprised of 3 chapters viz: in chapter 7, a multiple

regression model based on hedonic techniques developed on the grounds of the hypotheses

is used to analyse the housing market mechanism in Benin City, while chapter 8 then

uses the present value model to evaluate in depth the various policy options being

operated in Benin City and also assesses the level of affordability by the target population

using the same technique. The study is summarized and concluded with policy

recommendations in chapter 9.



CHAPTER 2

REVIEW AND ASSESSMENT OF BENDEL STATE LOW
INCOME HOUSING
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2.1	 INTRODUCTION

The magnitude of the acute housing problem which exists in Benin City cannot be

ascertained until the role of the government in the provision of low income housing in

particular is examined and until a general review of the housing conditions in Benin City

is carried out. The present chapter is an attempt to investigate and evaluate in detail the

role played by the government, both at Federal and State levels, in housing provision for

the low income households. The aim of the investigation is to determine the magnitude

of the housing shortage in Benin City by assessing the actual level of the Governments's

achievement. Also, through this investigation and evaluation process, it will be possible

to highlight reasons for failures, if indeed the government has failed in its policy of

conventional housing for the low income households. Before going into a detailed

investigation and evaluation exercise, it is necessary to review the National Development

Plans and the Housing Policies as they currently exist in Nigeria in order to have a clear

insight of the system as it relates to housing provision in Benin City.

2.1.1	 National Development Plans and Housing Policy

In Nigeria, the Federal as well as the State Governments have been concerned about the

poor housing situation in the urban centres (especially for the low income households) and

as such have made various efforts towards solving the problem. It is perhaps worthy of

mention here that this awareness did not actually receive adequate attention until the

1975-80 National Development Plan - The Third National Development Plan. For

instance, in the first National Development Plan, 1962-1968, no direct reference or

allocation was made to housing. Housing was tackled under Town and Country Planning.

The housing problem in the Federation was equated to the problem of housing in

Metropolitan Lagos. There was, therefore, a lack of adequate definition of housing

problems in the National context and this led to a gross under-estimation of the required
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need. The 24,000 housing units proposed at that time were supposed to cater for the need

of the entire population and this was distributed thus: 60 per cent for the low income

groups, 30 per cent for middle income groups and 10 per cent for upper income groups.

On the whole, a total of £14 million was spent by the Town and Country Planning

Department. Subsidies were not granted and housing was completely neglected although

the policy could perhaps claim to have emphasized the reduction in the cost of shelter

indirectly through land lease and sales of houses; neither of which is accessible to the low

income groups.

In the Second National Development Plan, 1970-74, housing was still treated under Town

and Country Planning which had a total expenditure of about 1.3 per cent (or 19 million

Naira') of the public capital expenditure. Perhaps the civil war had accorded housing a

better recognition and, in 1972, a sum of 160 million Naira was allocated for over 5,000

housing units for the Federal Government. It was also proposed that 4,000 housing units

should be constructed in each state.

In the Third National Development Plan, 1975-1980, the need for effective housing policy

had started to filter through, and, for the first time, housing was considered under a

separate sector. During this Plan Period, the Government launched a vigorous housing

development programme; and increased the allocation to 1500 million Naira for 50,000

housing units for middle and low income households. In other words, in the 1975-1980

Development Plan, special concern for the low income groups was explicitly stated thus:

"The Government now accepts it as part of its social responsibifity
to participate actively in the provision of housing for all income
groups and will, therefore, intervene on a large scale in this sector
during the Plan period. The aim is to achieve a significant increase
in supply and bring relief especially to the low income groups who
are the worst affected by the current acute shortage. It is the

During the 1962-1968 Plan Period Nigeria was using the British Pound Sterling.
By the 1970-74 Plan Period the monetary system was changed from Pound Sterling
to Naira. Thus for the rest of this thesis Naira shall be used. During this period
N1.00 was equivalent to £1.00.
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objective of the policy to employ a combination of measures to
achieve within the next decade a housing situation in which the
average urban worker would not be required to pay more than 20
per cent of his monthly income in rent. The measures include
direct construction of housing units by both the Federal and State
Governments for letting at subsidized rates, increased construction
of quarters for government officials and an expansion of credit
facilities to enhance private housing construction" (Third National
Development Plan, 1975-1980, p.32).

With the advent of politicians in 1979-83, this target was further increased to 202,000

units and 80,000 units proposed for each state. Although these plans seemed over-

ambitious and the performance rate was extremely low due to lack of a clear-cut, well-

defined and articulate housing policy, it does indicate the Government's awareness of the

housing shortage and deliberate efforts made towards a solution. However, since the

Military administration (1983 to date) the emphasis has completely changed. There has

been a gradual shift from direct construction to other methods of housing provision, the

policy of which has not been officially adopted.

2.1.2	 Housing Policy in Bendel State

Bendel as a state did not have a separate housing policy. Whatever existed was a

derivation from the National Housing policy and programmes, if such ever existed at all.

From 1963, when the Bendel State was created up to 1968, the policy on housing was

patterned along that of the Western Nigeria Housing Corporation whose policy, in turn,

followed strictly from the National Housing Guideline, mainly restricted to the provision

of housing for the upper and middle income groups. By 1968, housing policy was extended

to low income groups. In an attempt to increase the housing stock in Bendel State,

especially for the low income groups, the Bendel Development and Planning Authority

(otherwise referred to as BDPA) was set up by the then Midwestern State by Edict no. 3

of 1969 (BDPA Law Cap. 16). The Authority was then charged with systematic and co-

ordinated planning, improvement and development of the state including other functions

as set out under sections of the principal Law. By the provision of the Edict No. 11 of



35

1979, the Authority became known as Bendel Development and Property Authority

charged with the following functions:

(a) The operation of the public officer's housing scheme.

(b) The operation of mortgage loans and savings scheme.

(c) The construction and management of shops, public and private

buildings.

(d) The operation, purchase, and maintenance of block moulding and

allied industries.

(e) The acquisition, construction and maintenance of dwelling units,

offices, educational, commercial, and industrial buildings.

Although the housing policy was extended to the low income groups in 1968 and the

B.D.P.A. was established as the main state organ for housing provision in 1969, not much

was done in the area of low income housing provision by the Bendel State Government

until 1972 when a few low income dwelling units (216 units) were developed at Effurun

near Warn. Following the housing policy, therefore, the State Government in 1972 also

proposed the construction of 1,000 dwelling units to be limited to the Administrative

Headquarters. By 1975, when the Federal Government increased the number of dwelling

units being proposed, the Bendel State Government also increased her target number to

4000 units. We shall see later in this chapter how successfully this gigantic Government

Policy and programme of direct construction of housing for the low income groups has

turned out.

2.2	 TIlE SCHEME (1973-1988)

In fulfillment of the 1972 policy, the Bendel State Government, under the directive of the

Federal Government, in 1973 planned and awarded contracts for phase I for Benin City

Low Income Housing Estate at Ikpoba Hill - popularly known as Federal Low Cost
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Housing Estate Ikpoba Hill 2. There are a total of 250 dwelling units in the estate; and

16 other layouts at the local government headquarters totalling 633 dwellings awarded

for construction as well. Still in keeping with the same policy, 948 dwelling units were

proposed in 1976 but for financial reasons only 232 units were actually awarded in 1977,

some of which are still not completed to date. Figure 2.1 presents the layout of the estate.

The number of plots or buildings in the layout are clearly shown in table 2.1.

From table 2.1, it can be seen that only Phase I of the Benin City low income estate (for

the low income households) Ikopba Hill has been properly completed and occupied.

Although Ekpoma and Afuze are equally completed and occupied the use has been

radically changed from the low income groups occupying it to University and College of

Education Staff. Abudu, Sapele and Ugheffi are partially occupied illegally. The

occupation is described as illegal because the buildings were not properly allocated to

people. Instead, people mainly moved in and provided as much of the missing

infrastructure as they could afford.

Among the estates inhabited, Benin, Ekpoma and Afuze had electricity and water supply,

Sapele and Ugheffi had electricity only and Ahudu had no electricity or water, and, like

all the other estates, had neither paved roads nor drains. The rest, such as Agbor, Asaba,

Auchi, Igarra, Iguobazuwa, Kwale, Ogweshi-Uku, Oleh, Orerokpe, Ubiaja and Warn were

never completed and have not been occupied. Although the award of contract for the

buildings took place and the contractors started, most of the buildings were not completed,

and even the few that were completed had no infrastructure to make their habitation

possible.

2 This is because it was a Federal Government planned Housing project for the low
income households throughout the Federation but to be executed by the State
Governments.
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Table 2.1:	 Nuniber of Plots or Buildings in Various Locations within Bendel State
Low Income Housing Estates.

eria1
Number

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

Location

Benin City
(a) Phase I
(b) Phase II

Abudu

Afuze

Agbor

Asaba

Auchi

Ekpoma

Igarra

Iguobazuwa

Kwale

Ogwashi-Uku

Oleh

Orerokpe

Sapele

Ubiaja

Ugh elli

Warn

Number	 Remarks
of Units

	

250	 Completed by 1977 (occupied).
948 Proposed in 1976 but reduced to only

232 awarded in 1977. 224 completed
while 8 units (flats) in one block are still
at DPC level.

	

32	 No units yet to be completed.

	

70	 Completed and occupied by College of
Pjythl Education, Maze.

	

76	 21 units destroyed by fire. Extensive
looting of fittings.

	

10	 None completed.

	

55	 19 units uncompleted, 15 razed by fire.

	

15	 All completed. Occupied by Bendel
State University Staff, Ekpoma.

	

75	 39 not completed.

	

28	 Not completed.

50 43 destroyed by fire. Fittings and
fixtures not burnt were stolen. 3 units
at DPC level.

	

43	 42 units razed by fire. Fittings and
fixtures not burnt were stolen.

10 Unoccupied. Electrical and sanitary
fittings, louvre blades and jambs and
door furniture stolen.

	

20	 20 completed but fittings removed by
unknown persons.

	

49	 Completed - no infrastructure. Partly
occupied illegally.

	

30	 None completed.

	

60	 53 occupied illegally. No infrastructure.

	

10	 Not completed.

Source:	 Field Survey, 1988.



38

9

•	 •-.

NI
a)I

• -
	 riJ



39

Two significant incidents are associated with the estates that are not inhabited, viz.

(a) fire,

(b) theft.

Agbor, Auchi, Kwale and Ogwashi-Uku were razed by fire; while Oleh, Orerokpe,

Ogwashi-Uku, Agbor and Kwale had all the fittings removed from the completed houses

and houses nearing completion. These unfortunate incidents took place because these

estates were totally abandoned. The reason for their abandonment we shall see later in

this chapter.

2.2.1	 Evaluation of Each Estate

To thoroughly understand the problems associated with this scheme, it is essential to

expmine briefly each. location.

2.2.1.1	 Benin City - Ikpoba Hill

Phase I of the low cost housing scheme started in 1973, and thus happened to be the only

location that has been successfully completed and occupied. Electricity and water supply

were extended to the estate while roads were opened but not tarred as yet. Other

facifities such as social amenities, churches, schools and play areas for children were not

built even though space was allocated for these purposes in the layout plan (fig. 2.1).

However, it is important to note that the houses constructed for this phase have been

completed and properly allocated to the occupants.

Unlike Phase I, Phase II of the Ikpoba Hill Federal Low Cost Housing Estate, though side

by side with the first phase, still has not been completed. Out of the initial target of 948

units only 232 units amounting to 22 blocks were awarded for construction in 1977 and

to date, 8 flats are still at D.P.C. level. The house types, which are equally different from
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phase I, are comprised of terrace maisonette/block buildings containing 4, 8, 12, 16 and

20 units of two bedroom flats each (table 2.2). The blocks completed were only serviced

with water and electricity supply in 1987. Meanwhile, the Nigerian police and the Former

Nigerian security organization are occupying 7 blocks containing 88 flats. At the moment,

there are 15 blocks containing 140 flats plus 4 flats in Block L not occupied by the police

bringing the total number of flats for disposal to 144. Nevertheless, some of these flats

are being illegally occupied.

Some of these buildings are totally completed and are either partially or fully

occupied, while others though roofed are in various finishing stages. Some of the

completed ones have had their roofs blown off by wind or their electrical and sanitary

fittings including the louvre blades and jambs removed by thieves.

Each unit of accommodation has 1 or 2 bedroom(s), toilet and bathroom on the ground

floor and the kitchen, stores, sitting/dining room located on the ground floor as well (fig.

2.2). For the completed blocks not yet allocated, discussions in respect of which category

of people and amount to pay are still going on between Ministry of Works and Housing

and Bendel Development and Property Authority. No one can actually say when the

allocation would take place.

2.2.1.2	 Iguobazuwa

This particular estate has turned into a thick bush. There isn't even a single access road

discernable and e1etricity and water supply are totally absent. The absence of tenants

and thus the abandonment has encouraged the nearby villagers to turn the estate land

into farm land. The buildings are in a general state of disrepair. Some of them are

completely burnt down while the electrical and plumbing fittings have been totally looted.

In most buildings even the doors, louvres and window frames have also been stolen. As
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Table 2.2: Showing the Blocks and the Corresponding Flats

Blocks	 Number of Flats

N&P	 4

H,I,M,O,Q,R&S	 8

J,K,L,U,V,W,X&Y	 12

D&E	 16

F&G	 20

Total	 22	 232

Source:	 Field Survey, 1988.
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shown on table 2.1, there are 28 flats or units in this estate and till of them require

repairs and rehabilitation, if they are stifi to be used as residential units. The financial

implication is enormous. From a recent costing carried out, a total sum of N407,520 (1988

prices3) with a breakdown as follows is required to actually rehabilitate this estate:

(a) cost of repairs and rehabifitation of the buildings - N206,400

(b) cost of providing infrastructure

(i) water	 -	 N21,600

(ii) electricity	 -	 N38,400

(iii) roads	 -	 N80,640

(iv) drains	 -	 N60,480

Total	 -	 N407,520

Throughout this study N represents Naira (the Nigerian currency).

The financial burden created by the abandonment of these estates for over 10 years

without completing them will not be fully appreciated unless one examines the value of

the property. For instance, there are two house types in this estate viz:- Types B 1 and B2.

The value of type B 1 is N22,880, while that of type B 2 is N23,400 (1988 prices).

Approximate amount of rent to be paid if rented out at the moment is

(i) Type B1	 N72.92 per month

(ii) Type B2	 N75.00 per month

The Iguobazuwa case analysed above is not unique (table 2.3). A11 the other locations that

were either totally abandoned or partially occupied have similar problems in terms of

physical structure of the buildings, the general environmental conditions, lack of

infrastructure and financial involvements. In fact, some locations, particularly those

larger in size and thus having more buildings, have definitely greater financial

involvements. Examples of such locations are Igarra, Tjbiaja and Ogwashi-Uku. From

the Iguobazuwa situation discussed above, it is very obvious that any organization,

Government or Private, faced with this sort of problem is definitely in a dilemma. Should

By 1988, the exchange rate was N5.00 to £1.00.
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the estates be completely abandoned and forgotten or what should be done? This

becomes a more acute problem when the amount of money required to revitalize these

estates is not commensurate with the value of the buildings. In the meantime, housing

shortages, especially for the low income households, has continued to be on the increase.

Perhaps, a positive option would be for Government to provide basic infrastructure and

allocate the dwelling units to the people in their present physical state of disrepair.

A question which readily comes to mind at this juncture is: Why were these estates

abandoned for a period of more than 10 years? In order to adequately answer this

question it may be necessary to first of all examine certain fundamental factors which

pose great constraints on housing development and housing construction. These factors

include:

(a) Land tenure system,

(b) building codes and standards,

(c) building design and house types,

(d) building materials,

(e) buildings techniques and construction methods,

(f) finance and

(g) implementation strategy.

2.3	 HOUSING COMPONENTS AND THEIR CONSTRAINTS

Housing development is comprised of various components and constraints enumerated

above. Each of the components acts in one way or the other to either increase or reduce

the cost of housing depending on how they are operated. To fully understand the impact

of these housing components, it is essential to expmine them individually.
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2.3.1	 Land Tenure System

Land tenure is the bundile of rights capable of being exercised by an owner or occupier of

land. Such rights vary in form and content from place to place. In Bendel State of

Nigeria, the land tenure system could be said to be predominantly customary with

variations in tenure imposed on the major tenurial system due to the importation of

foreign ideas and cultures (James, 1973). As a result of the influence of the British

Tenurial system, especially on the Southern States of Nigeria, the following tenurial

system can be identified in Bendel State prior to 1978, when the Land Use Decree came

into effect.

(i) Customary Tenure

(ii) Freehold Tenure

(iii) Other inferior Tenures such as:

(a) Pledge

(b) Kola Tenancy and Showing Tenancy.

The details of these various tenure systems and the problems they have encountered are

not within the scope of this study.

However, prior to the Land Use Decree of 1978, availability of land for housing

development was based on the land tenure system of the area concerned, i.e. on one of the

types listed above depending on the area. Thus, in Benin City there was a system of

communal ownership (customary) which was administered by wards that are responsible

to the Oba of Benin for approval of any land allocation recommended by them. In Warn

and Sapele there were in existence the Communal Land Trustees set up by Government

and family holdings. Applications were made to these bodies for allocation of land for

development. In the other towns in Bendel State land ownership was either by the

community or the family from whom individual developers applied for allocation, subject

to the land tenure system of the area. No doubt these various land tenure systems have
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resulted in the prohibitive cost of land, especially with the present trend of rapid

urbanization.

Since the Land Use Decree of 1978, all land in the state is now vested in the State

Governor for the benefit of all Bendelites in particular and Nigerians in general. Under

the Land Use Decree, application by individuals and organisations are made in the first

instance to the Land Use and Allocation Committee who considers them and makes its

recommendation to the Military Governor. Allocations are made on the approval of the

Governor only, where approved layouts exist. In the case of a Housing Authority such as

BDPA or a large organisation requiring large parcels of land for housing development, it

involves the revocation of rights of occupancy existing in the area affected and the vesting

of the land in the authority after the completion of all the formalities of acquisition; while

the individuals are allocated land in Government layouts.

However, since the Land Use Decree of 1978, the acquisition of land for housing has not

been an easy task. Under the Public Land Acquisition Laws, compensation was payable

for land acquired by Governments for both the land and any structures or crops on the

land. Even though this was the case, it is pertinent to state that in Bendel State both the

Federal and State Governments are owing the sum of about N50,000,000 (fifty million

Naira) for compensation on acquired lands for public purposes. Consequently, the people

have now become hostile to any acquisition notices published by Government, more

especially when acquisition involves the taking of land from one and allocating it to

another for development. Secondly, the acquisition of certain parcels of land regarded by

the owners as 'sacred and stool land' is not easily accepted by the people.

The Land Use Decree seems to have worsened the situation by its provision that

compensation will only be paid for the improvements on land. In other words, where land

is acquired and has not got any structures nor economic crops, no
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compensation is payable. This situation does not seem to have helped in the acquisition

of land for development, particularly when a parcel of land in the urban areas is very

expensive. It is, therefore, not surprising that some of the low income housing estates are

remotely located. Even those located within the cities end up with very high costs of

constructing the houses especially when the prohibitive cost of land is included. Since the

Land Use Decree is creating more problems than it is solving, especially in the acquisition

of land for housing developments, it may be necessary to review the Decree to enable

Government to obtain peaceful possession of the acquired land. Under the Land Use

Decree, it is envisaged that any application for allocation of land should be handled by

Government by allocating land to people from the existing layouts.

Nonetheless, this has not been the case as the Government has only 5 layouts in the State

(between 1979 and 1988) since the Land Use Decree (Ministry of Lands & Surveys, Benin

City, 1988). The major constraints is lack of funds to acquire and prepare the necessary

layouts. The outcome of this situation is that people have engaged in ifiegal dealings on

land and back-dating such transactions to give it legal backing. The Land Use Decree did

not specify any time period for people to hand in their unregistered conveyance and other

title documents in exchange of Certificate of Occupancy from Government. As a matter

of fact, it is not compulsory for any one to obtain a Certificate of Occupancy under the

Decree.

2.3.2	 Building Codes and Standards

These are bye-laws and regulations posed by the Town Planning Authorities all over

Nigeria in order to regulate the quality and standard of housing and the environment.

Unfortunately, these standards and codes are often inordinately high and thus make

housing prohibitively expensive. Moreover, they cover a wide range of areas in relation

to housing. For instance, density control regulations are set in order to provide for
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adequate spaces in houses and adequate areas around buildings for outdoor use -

recreation and other domestic uses.

"Vertical density controls or building height controls are aimed at ensuring
safety through ensuring adequate structural stability for such buildings..."
(Okpala, 1978, p. 252).

These density controls include housing density per hectare, building plot coverage and

floor area per room or per person.

2.3.2.1	 Housing Density Per Hectare

In Nigeria, where much of the standards are derived from Britain, the public authorities

(Housing Corporations, Housing Authorities and Town Plrnning Departments) tend to

emphasize low density residential developments. As Okpala (1978, p.253) rightly pointed

out,

"emphasis on excessively low densities in the face of the increasing
urbanization of the population simply means that huge areas of land and
huge amounts of other resources are being consumed in a very uneconomic
nd anti-social manner."

2.3.2.2	 Building Plot Coverage

This also tends to inhibit the production of dwelling units in Nigeria. For instance, plot

coverage is usually set at 50 percent in high density areas and 45 percent for low density

areas in Bendel State, while in some states the approved building coverage is as low as

30 per cent. Thus, Nigerian Building and Planning regulations generally stipulate that

"no person shall build or erect any dwelling house, so that the area covered
by the building together with that of all out-houses appertaining thereof
shall exceed one half of the total area of the site." (Bendel State Building
Bye-law, 1969, p.5).

In terms of this regulation for a high density plot of 15m x 30m or (50' x 100'), the

permitted number of rooms would be eight as it has to maintain a 50 percent coverage.

Whereas the number of rooms could be about 11 to 12 if the coverage is increased to 70
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percent. In Kenya for instance, where plots in sites and services are only 7 x 20m,

coverage is 75 percent to allow for 8 rooms (United Nations, 1983; Syagga, 1989).

2.3.2.3.	 Floor Area Per Room or Per Person

The stipulated standard regarding floor area per room or per person is that

"no living room in any building shall have less than one hundred and
twenty square feet of floor area, an average height of less than nine feet,
and width of less than eight feet" (Bendel State Building Bye-law, 1969,
p.lO).

The Planning Authority will not approve any building with less than 11.5 sq.m. (120 sq.

ft.). The required maximum number of persons per habitable room is one person in low

density developments and at most two persons per room in the highest density areas.

These standards appear unrealistic because, as we shall see in chapter 3, the average

number of persons in one room in Benin City is 3.2. Again in comparison with Kenya,

where the minimum room area is 100 ft 2 for a maximum of 2.5 persons, the Bendel State

standards are fairly high.

The Bendel State Government, therefore, attempted to develop the estate discussed above

in accordance with the guidelines of the building codes, regulations and standards and

this made the buildings more expensive than earlier anticipated which has caused

financial problems. Table 2.4 presents the details of the standard specifications for the

public housing and other buildings not exceeding one storey.

2.3.3	 Building Layout, Design and House Type

The Bendel State low income houses, otherwise known as the Federal low cost houses

were built according to the standards discussed in the preceding paragraphs. The layout

of these housing estates was generally controlled by health or building regulations framed

to provide sufficient light and air for health (fig. 2.1) (Atkinson, 1961). Consequently, the
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design, especially for the block of flats, tends to be too rigid. There is not enough

flexibility although there is a great deal of consideration regarding density. There are

three different house types:

(a) the detached house or bungalow, mainly the 2 bedroom type. These

are more flexible as more rooms could be added as the occupants'

finances improve and the family increases. They normally have 2

bedrooms, a sitting/dining room, a toilet, a kitchen and a bathroom

(fig. 2.2, p.42).

(b) the second house type is the semi-detached which also occurs as 2

bedroom flats.

(c) the third type is the block of flats "storey" buildings with 4 to 16

flats as the case may be. They contain 1, 2 and in very few cases,

3 bedroom flats. The plans of these blocks of flats are really very

rigid and have no room for extension of any type. There is also the

problem of land allocation which is not always easy, especially for

those on the 2nd floor. The occupants always feel detached from

the ground and their surroundings because it is not in accordance

with the traditional Nigerian housing system.

The design specifications for the materials are shown on table 2.5.

Although these design standards described above are according to the specifications

discussed on table 2.4, they appear rather rigidly high and expensive, especially with the

high import content of the materials, so that implementation posed many problems both

on the part of the Government and the contractors.
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Table 2.5: Design specification

Area	 Material Specification

Foundation	 Standard strip, concrete foundation.

Walls The buildings are constructed of vibrated standcrete block walls,
well plastered, rendered and painted internally and externally (for
those buildings completed).

Roofs	 Gable roofing, covered with asbestos roofing sheets over a good
framework of timber carcassing.

Ceilings	 Asbestos ceiling boards.

Floor	 Sandcrete finishing.

Doors

Windows

Staircase

Services

Wooden flush doors.

Adjustable louvre blades set in narco frames.

For the block of flats, an internal staircase provides access from the
ground floor to the first floor.

Water and electricity are already provided to the estate at Ikpoba
Hill. For Phase I this has already been extended to the block of
flats. Not all the blocks of flats in Phase II has electricity and
water extension.

Source:	 Field Survey, 1988.
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2.3.4	 Building Materials

The complex problem of building materials in a way contributes greatly to the problem

of housing production in Benin City. Not only are the cost of building materials

prohibitive, also the kind of materials specified by the Planning Authorities through the

building codes and regulations are not easy to obtain. For instance, in Benin City thatch

and mud are cheap and easy to obtain but they are not acceptable for roofing and walling

respectively.

About 70 per cent of the materials used for construction are imported. Such materials

include cement blocks, corrugated iron sheets, galvanized pipes, electrical materials, etc.

This, in fact, corresponds directly with Okpala's (1983) findings in which he discovered

that about 70 percent of materials used for construction of housing in urban centres in

Nigeria are imported. Consequently, the high cost of housing (even in government

housing projects) is accounted for by the very high import content of building materials.

It is, therefore, not unlikely that the high cost of imported building materials as well as

difficulties in obtaining these materials immediately after the civil war when there was

very high demand for them, have contributed to some of the reasons why the

constructions were abandoned. Nonetheless, it is essential to mention here that the high

import content of building materials is not unique to Nigeria. While in Ghana import

content of building materials is 70 per cent (Republic of Ghana, GLSS, 1989), in Kenya,

which is relatively better than most African countries, import content for Umoja II project

in Nairobi (4600 units) was found to be 34 per cent. Even though the proportion is higher

for high cost buildings, the Kenyan situation appears to be very much under control

(Republic of Kenya - Development Plan, 1989 - 1993).
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As indicated on tables 2.6 and 2.7, the prices of the building materials appear very high

and the rate of increase is equally alarming. There is, therefore, an absolute need to seek

for such building materials that would make housing affordable by the low income

households.

2.3.5	 Building Methods and Techniques

As a low income scheme, a number of measures were adopted in order to reduce the cost

of the building. But, unfortunately, the Bendel State Government did not apply the kind

of techniques used by Lagos State Government in order to achieve a significant success.

Thus, in Bendel State, about 50 per cent of the dweffings are still not completed to date.

As in Lagos State (LSDPC), the Bendel State Government (Ministry of Works and

Housing) had a fixed contract sum to avoid unnecessary claims by the contractors and

variations were only accommodated on certain issues, for example unexpected increase

in the cost of cement within three months of the commencement of the contract. Unlike

the Lagos State (LSDPC) types of contract, the Bendel State had only one type of contract.

Registered contractors with the State Ministry of Works and Housing whose tenders were

successful were awarded 1-5 buildings/blocks depending on the contractor's category of

registration (the contractors are categorized from A-E, depending on contractor's

experience and ability to undertake works). Thirdly, and also unlike Lagos State, Bendel

had a mobilization fee amounting to 30 per cent of the total contract sum paid to the

contractors as down payment on the signing of the contract agreement. There is no

wonder, therefore, that many of the contractors abandoned their projects even at DPC

levels after obtaining such large sums of money.

Finally, similar to the Lagos State, Bendel State did not use external consultants. All

designs, costing, site preparation and supervision were carried out by both the Ministry

of Works and Housing and the Bendel Development and Property Authority was involved
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Table 2.6:	 Trends in the Prices of Building Materials in
Nigeria 1974-1985.

ITEM
	

UNIT PRICES IN NMRA

1974 1979

Sand	 15.0	 18.0

Gravel	 35.0	 55.0

Cement	 63.0 100.0

Iron rods 225.0 333.0

Louvre
blades	 0.95 1.3

Water
closet	 40.0	 52.5

Concrete
blocks	 0.6	 0.6

Galvanized
corrugated
iron sheet 24.0 32.5

	

5.50	 5.0	 426.0

	

147.5	 150.0	 275.0

	

0.85	 1.15	 91.6

122.5	 140.0	 483.3

Source:	 Poju Onibokun et al. - Urban Housing in Nigeria, 1986

* Although these Figures appear not to be correct, they were written
in this way from source.
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Table 2.7 Price of Some Selected Building Materials in 1989 and February,
1991.

S/No. Items
	

Unit Price in Naira
1989(June)(a)	 1991(Feb)(b) % Change

1	 Sand (sharp sand
per tippper load)

2.	 Gravel (granite
gravel per tipper
load)

3.	 Cement (per 50 kg. bag)

4.	 Iron rods (mild steel
per tonne ¼ diameter
447 pieces)

5.	 Louvre blades
(2' length per piece)

6.	 Louvre jambs (8 blade
per pair)

7.	 Water closet

a) locally made-kano
complete set

b) imported complete set

8.	 Concrete blocks

9.	 Galvanized corrugated
iron sheet (bundle of
20 sheets)

Source:	 (a) Field Survey, 1990.
(b) The Guardian's monthly building
material review (Feb 1991)

* The only building material with reduced price.
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with the scheme after the contracts had been awarded; mainly to help with the

supervision. In connection with this issue, the Lagos State Government acted differently,

as LSDPC - the State Housing Corporation was involved with the project from the

planning to the execution stages. Shitta-Bey (1988), in a similar study found that this is

one of the reasons why the Lagos State low income project similar to that of Bendel State

was a huge success. The outright contracting method adopted by Bendel State

Government actually backfired as many of the contractors, particularly after collecting the

mobilization fee, abandoned their sites at the slightest inflation or fluctuations in prices

of building materials. Another loop-hole inherent with the Bendel State method and

technique is that it was absolutely unwise to award up to 5 blocks or buildings to a small

contractor with very low credit rating, e.g. a borrowing capacity of perhaps only N30,000

(about £20,000 by 1973). Equally attributable and a fundamental problem to the Bendel

State unsuccessful project is the fact that two organizations - Ministry of Works and

Housing and Bendel Development and Property Authority (the State Housing

Corporation) - were handling the same project. For instance, the B.D.P.A. staff were

responsible for the supervision, job evaluation and thus the issuance of payment

certificates. But the actual payment was being made by the Ministry of Works and

Housing. In a dual system of this nature, the problem of delay created by bureaucracy

and red tape between two large Government organisations was enormous. No doubt, this

dual system equally made way for fraudulent activities of some unscrupulous officers and

contractors as one officer in one organisation could easily pass blame to another officer

in the other organization. In fact, one could safely conclude that one of the major reasons

why the Bendel State low income housing scheme was a disaster is the poor

administration of the contracts.

Arising from some of the factors in the preceding paragraphs,it is obvious that the 1973-

88 Housing scheme in Bendel State was a failure because of the following:

a) Poor administrationlmanagement;

b) Contractors' greed;

c) Inappropriate building methods and techniques;

d) Lack of adequate funding.
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2.4	 FUNDING AND CASH FLOW PROBLEMS

In most housing schemes of this nature, finance is one of the most fundamental factors

that make for its success or failure. According to the Federal Housing Authority

Guidelines,

"the Federal Military Government through the Federal Housing Authority
shall be responsible for fully financing 4,000 dwelling units in each state.
Payment shall be made by the Federal Housing Authority for both
infrastructure and superstructure. The State programme consists of the
remaining 4,000 dwelling units. The Federal Government shall be
responsible through the Federal Housing Authority for financing the
infrastructure in the estates in which these houses shall be located. Each
State Government shall finance the superstructure."

A few paragraphs after the above quotation it was stated that

"the State Government shall be responsible for the cost of perimeter survey
and the cost of survey plan demarcating the area conveyed to and vested
in the Federal Housing Authority. The State Government shall also pay
for all cash crops and be responsible for the evacuation of the inhabitants
of the area." (Federal Housing Authority - Guide Lines on the
implementation of the National Housing Programme of the Federal
Military Government, 1973, p. 56).

Although these statements seem to have clearly identified the Federal Government's

fmancial role as well as that of the State, when it actually came to the question of

implementation, the statements became mere words. This confirms the observations that

"there is always that wide gap between policy statement and
implementation" (late Kenneth Onwudike, 1970 in one of his speeches as
a Vice Chancellor of University of Benin)

cannot be more appropriate than in this situation.

First of all, there was inadequate assessment of what the State Governments could afford

in terms of housing financing. Secondly, the Federal Government did not perform

according to her pledge. The infrastructural services include roads, storm water drainage,

electricity cables, water supply distribution, sewerage and sewage disposal, refuse disposal

systems, telephone cables and street lightings. Except for the refuse disposal system,

telephone cables and street lights, all the other services are supposed to be provided
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before superstructure. But the Federal Government did not provide funds for these

infrastructures. Neither was the State Government able to finance the 1st phase of the

low income housing estates which was estimated to cost over 5 million Naira at 1973

costing and pricing. By today's pricing, the cost wifi be more than double the above

figure. Consequently, the Government was not able to finance the Bendel State low

income housing scheme. A cash flow problem was created as contractors waited for their

payment for over 6-12 months to enable them to continue with the construction work.

To conclude, therefore, there were many factors responsible for the failure of the Bendel

State low income housing provision of 1973. They ranged from inadequate design and

house type, imported and expensive building materials, high standards and unnecessary

adherence to building codes and bye-laws, poor construction methods, to lack of proper

implementation strategy and inadequate funding arrangements. The fact that the policy

was oversimplified and over-ambitious cannot be overemphasised. With all these

problems, Government could not actually achieve much in the area of low income housing

provision. This impression will become clearer in the next section when the figures of

dwelling units constructed by the Government are shown.

2.5	 THE TARGET POPULATION, ALLOCATION METHOD AND THE
RENT COLLECTION SYSTEM

The terms of reference for the development of Federal Low Income Housing Estate, Ikpoba

Hill is to provide such accommodation for the low income households for which they would

not pay more than 20 percent of their monthly income. The effect of this statement was

that the dwelling units developed at the Federal low income housing estate were very

heavily subsidized for the low income households. Low income in this context refers to

all households whose annual income ranges within salary grade levels 01 to 07 (N1500-

N5000) or below the 30th percentile (Appendix 2.1). For the businessmen and women or

the self-employed the same income level applied. Therefore, as far as the allocation of the
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dweffing units at the Federal low income housing estate, Ikpoba Hill was concerned, no

applicant outside the income level described above was eligible to apply. Whether this

was actually implemented accordingly is another question. The main principle used for

the allocation of the flats is a ballot system. Before the balloting took place, the

Government as well as the applicants were meant to fulfill the following conditions and

procedures:

First of all, the 250 units in the first phase of Ikpoba Hill were advertised in the

newspapers to inform the public about the existence of such flats. This advert took place

12 months after the award of the contracts when most of the flats were supposed to be

completed, although they were really not completed until 2-3 years later. Applicants who

were within the income levels described above and who resided in Bendel State had to pay

a non-refundable fee of N50.00 to obtain the forms. Completed forms were returned

before the stipulated closing date. Since these units were going to be allocated to

households on rental basis, no further deposit was demanded on the return of the

completed form. Nevertheless the following documents were to be attached to the

completed form:

(a) Evidence of payment of the three years income tax which should be

payable to the State Government, and evidence of which is in the

form of a tax clearance certificate,

(b) Evidence of employment and income level,

(c) Evidence of state of origin,

After the ballot, the successful households were expected to pay N500 or N1000,

depending on whether the allocation was for one bedroom or two bedroom flats as an

indication of acceptance and this would eventually form a part of the rent. Unfortunately,

some of the units were allocated when they were not completed and allottees had to wait
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for years to actually take physical possession of their flats. In fact, most of the units were

completed and occupied in 1977 even though the allocation took place in 1975.

It is, however, important to mention the drawbacks associated with the ballot system.

For instance, the fact that a household is eligible and can afford these units is not a

guarantee of allocation; time of request notwithstanding. Secondly, the method does not

consider household size which is bound to have far reaching consequences in terms of

individual space allocation. Thirdly, it is an odious task to prove the household income

levels irrespective of the documents attached as possibilities of fraudulent, dishonest and

corrupt practices cannot be ruled out.

Other systems such as 'first come, first served' principles were used by LSDPC in Lagos

State but this method also has its disadvantages. Favoritism, tribalism and dishonesty

are equally likely to distort the entire system in such a way that even the middle and

upper income households could be allocated the flats. On the whole, it does appear that

none of these methods are perfect and the success of any one method depends largely on

the type of people executing it.

As these flats were allocated on rental basis, households did not have to go through the

cumbersome process of down payment and seeking for mortgage loan for the full payment

of the flats. However, the rental system is not without problems. In spite of the fact that

an Assistant Estate Valuer was deployed to the estate mainly for the purposes of rent

collection, there was a very high percentage of rent defaulters. Consequently, the

Government was forced to change the rental policy in 1986 to owner occupier through

mortgage. We shall see in chapter 5 the details of this new policy and how it has been

functioning.
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2.6	 GOVERNMENT LEVEL OF ACHIEVEMENT

From the descriptions and analyses above, we have seen that Bendel State Government

has actually contributed very little to the provision of low income housing. Although

much effort seemed to have been made towards the provision of housing for the low

income groups, it does appear from this study that very little impact has actually been

made. This could easily be seen by summarizing the number of dwelling units

constructed by the State Government between 1973 and 1988; and also by expmining the

success of the mortgage loan system. The story could easily be told when the figures

derived from this summation is compared with the required need as stated in chapter 3

for the same period. Table 2.8 shows the total number of dwelling units constructed by

the Bendel State Government through Ministry of Works and Housing and Bendel

Development and Property Authority. While table 2.9 shows the total number of dwelling

units constructed by Bendel Development and Property Authority as the main organ

responsible for the Bendel State Housing provision or delivery system.

Out of a total housing stock of 902 units constructed by BDPA since inception, only 216

units or 23.9 percent are for the low income groups and these are not located in Benin

City. Although the BDPA was set up by the Government, the same Government has

directed that the BDPA has to be self-sustaining which means that apart from the initial

grant allocated to the authority in the 70's, the establishment no longer receives grants

and therefore has to be profit orientated like the private developer. Consequently, the few

units that exist at Warn for the low income households as indicated above do not really

go to the low income households as such. Only about 40 percent of the total low cost

dwelling units are actually allocated to those households on salary grade level 07 and

below. This is because most low income households cannot afford a down payment of

N3,000 for a dwelling unit that is supposed to cost between N8,000 and 15,000 sale price

as at 1986, depending on the house type.
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Table 2.8 Number of Low Income Dwelling Units Constructed through
Ministry of Works 1973 - 1988.

Location
	

Number of Dwelling Units

	

Middle/High Income Low Income
	

Total

Benin Phase (1)
	

250
	

250

Benin Phase (2)
	

224
	

224

Abudu	 16
	

16

Afuze	 70
	

70

Ekpoma	 15
	

15

Igarra	 36
	

36

Sapele
	

49
	

49

Ughelli
	

53
	

53

TOTAL
	

713
	

713

Source: Field Survey, 1991:
(a) BDPA Files
(b) Ministry of Works and Transport Files.
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Table 2.9: Number of Dwelling Units Constructed by Government Through
BD.P.A.

ESTATE
	

LOCATION	 NUMBER OF DWELLING UNITS

Oregbeni

Ugbowo

Ugborikoko

Igbudu

Okwe

Middlel
High Cost

Benin	 112

Benin	 295

WarrilEffurun 188

Warn	 40

Asaba	 51

Low Cost	 Tota'

-	 112

-	 295

216	 404

-	 40

-	 51

TOTAL
	

686
	

216	 902

Source:	 Bendel Development & Property Authority, Benin, 1987.



67

In addition to the total number of dwellings constructed by government shown on tables

2.8 and 2.9, are 1.7 dwelling units for Judges and magistrates, 48 for doctors and para-

medical staff and 250 for teachers. These were constructed as staff quarters most of

which were actually inherited from the then Western region in various Government

Reservation Areas located at the State capital and local Government headquarters.

Otherwise, it is not the Bendel State Government policy to provide quarters for public

servants. Hence the few mentioned above which exist are restricted to a few top

Government functionaries and not for low income households.

As far as the low income households are concerned, therefore, the Government achieved

about 17.8 per cent out of the target set at 4000 dwelling units constructed between 1973

and 1988. We shall see in chapter 3 that about 2,100 dweffings was the minimum

number required annually to meet the housing shortage between 1975 and 1985. At the

rate of constructing 1930 dwelling units in 15 years (1973-1988) which amounts to

approximately 129 dwelling units a year or 6 per cent level of achievement by the

government, obviously it is clear that direct construction by government as a policy is

virtually always a myth rather than a reality. The situation is better described in

Awotona's words

"solving Nigeria's housing problems by just building more houses is not
only an over-simplification of the central issue, but is also easier said than
done" (Awotona, 1977, p. 101).

2.6.1	 Mortgage Loans

Apart from direct construction of dwelling units, there is also a federal mortgage bank and

the Bendel Development and Property Authority Mortgage Scheme which are two organs

open to Bendelites to obtain loans to construct houses of their choice at 7 and 8 percent

interest rates respectively (1988 figures). The requirements for eligibility include:
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(i) Possession of a piece of land which must have Registered Deed of

Conveyance, in the case of Freehold, a land certificate or a

certificate of occupancy for leasehold.

(ii) Satisfactory evidence of income.

(iii) Satisfactory evidence of ability to make a down payment of 10

percent of the amount being requested or the cost of construction of

the property being proposed.

(iv) Submission of approved building plan by the planning authority.

On the other hand, the mortgage conditions include:

(i)	 Loan grant must not be more than 90 percent of the cost of

proposed construction subject to a limit of N65,000 for FBM and

N40,000 for BDPA.

(ii) Amortisation period of not more than 20 years.

(iii) Interest rates of 9 and 8 percent respectively.

(iv) Mortgage repayment of 25 percent for owner occupier, and

(v) Mortgage loan insurance which may require collateral and security

to back up the loan especially for non public servants.

To be eligible for a loan therefore a low income household intending to borrow N10,000

for a 2 bedroom house, for instance, is expected to have saved about N4000 approximately

(Ozo, 1986). From this amount saved, he would acquire land, prepare a building plan and

get it approved (the process of which is cumbersome and expensive), and make a down

payment of 10 percent of the amount being requested. This amount which he has to save

is about 2.7 times the average annual income of the low-income households in the public

sector and up to 3.6 times the average annual income of the self-employed. With a

current interest rate of 7 percent for instance, the monthly repayment (capital plus

interest) on a mortgage loan of N10,000 is N90 for 15 years and N77 for 20 years. Even

at 20 years, the monthly repayment constitutes about 51 per cent of the low income
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worker's income for the public servants and up to 67 percent of the average earnings of

the self-employed as against 20 per cent which Government has recommended that should

be spent for housing or rent. Consequently, with the poor savings conditions of the low

income households, and the lack of suitable collateral, the mortgage system as it is being

operated in Nigeria is completely inaccessible to the low income households.

The following example serves to illustrate the above dilemma. Apart from the 97 cases

inherited from the defunct Midwestern Housing Corporation, the Bendel Development and

Property Authority has so far received 1863 mortgage loan applications between 1973 to

1988; out of which 695 have been duly processed and approved as follows:

B.D.P.A.'s Loan's Scheme	 -	 287

Staff Housing Scheme	 -	 408

Total	 -	 695

Total number approved for low income households is 20 for both cases which, in fact, is

about 2.9 per cent of the total number of persons granted loans. Although the actual

figures for the federal loan scheme are not available, from personal experience the total

grant given to Bendelites is likely to be below 10 during the period under study. The

reason for this low figure is that it is exceedingly cumbersome for even the high income

group to get this Federal Mortgage loan at Enugu, which is about 250 kilometres away,

acting as the zonal headquarters for Bendel State.

It goes without saying, therefore, that as far as low income housing provision is

concerned, the Government both at the Federal and the State levels have failed in the

operation of direct construction policy. What then will be the best approach? This we

shall attempt to determine by studying the target group and actually finding out what
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they really want and can afford. Before that, it is essential to examine the general

housing conditions in Benin City, especially the private sector.



CHAPTER 3

SOCIO-ECONOMIC CHARACTERISTICS AND HOUSING
CONDITIONS IN BENIN CITY
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In chapter I, a general overview of housing problems in Nigeria was briefly discussed; at

the same time the goal and the main objectives were equally highlighted. Chapter 2 has

an in-depth discussion of Government policy and its role in housing provision for the low

income households. In this chapter, therefore, the population and demographic structure,

the socio-economic situation and the existing general housing conditions are discussed as

a clear understanding of these factors will contribute to a better understanding of

Government role in the provision of housing for the low income group, the target

population and their income range. Also these factors are quite important in the housing

delivery system and therefore their effect cannot be underestimated in a study of this

nature.

It is essential to mention here that most of the data used in this chapter is drawn from

Sada (1984), Household Survey in Benin City, Federal Office of Statistics, Lagos/Benin

as well as Omokhodion Associates (1981) Household Survey in Benin City. This Architect-

Planning Consulting firm was commissioned to prepare a master plan for Benin City in

1981 and this prompted the survey.'

3.1	 POPULATION AIH) DEMOGHAPHTC STRUCTURE

Benin City, which is predominantly a traditional city and dates back to the 12th century,

has a large core of traditional population (this core is the centre of the city where the

indigenous people concentrate). Although Benin has long been recognised as an urban

centre, there was nothing unusual about the growth until 1963, when it became the state

capital and assumed a new administrative role. This status brought in fundamental

changes which are as a result of the urbanization process; and this has greatly affected

the demographic structure, socio-economic system and the housing situation.

' The Master Plan has still not been completed to date.
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3.1.1	 Population in Benin City

Considering the fact that census reports available are obsolete and generally deficient in

detailed demographic information; and in the absence of demographic records such as

migration records, birth and death registers, a greater proportion of what is available on

the population of Benin City, as in most Nigerian Cities, is based on estimates.

Nonetheless, the available figures revealed that between 1952/53 to 1962/63, when Nigeria

had her last reliable census, the population of Benin rose from 53,753 to 100,694. In the

1953-1963 inter-censal period the population figure had nearly doubled (1952, 1963

National Census). The annual growth rate at this time was 5.5 per cent. Since 1963,

there has been an unprecedented influx of people from all parts of the state into Benin

City at such an alarming rate that by 1976, the estimated population (based on 8.5 per

cent annual growth rate) was about 314,000 (Sada, 1984). Perhaps it is noteworthy to

mention at this point that, out of the 8.5 per cent annual growth rate, in-migration was

estimated to account for 5.6 - 6.1 per cent (Nigeria, Office of Statistics, Bemn, 1965, 1969).

Using this in-migration rate, an estimate of about 1,100 annual transfer rate of population

has been recorded for Benin City up to 1982. The population had been estimated at about

510,000 by 1982.

Significantly, the figure of 8.5 per cent annual growth rate indicates that Benin City has

a relatively higher rate than most urban centres in Nigeria. The average annual growth

of most Nigerian urban centres has been estimated at 5 per cent; and this ranges from

13 per cent for Lagos, 10 per cent for Port Harcourt, 9.6 per cent for Warn, 8.6 per cent

for Kano, 6 per cent for Kaduna, 7.4 per cent for Onitsha to 4 per cent for Ibadan (table

3.1) (Federal Republic of Nigeria, Office of Statistics, 1965, 1969).

For purposes of projection and in order to arrive at a fairly reliable figure, population

estimates by a number of demographic researchers are reviewed and the population trend

in Benin since 1952/53 is shown on table 3.2 and fig. 3.1 and 3.la (see appendix 3.1 for
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Table 3.1
	

Population Growth in Major Urban Areas

GROWTH
	

CENSUS PROJECTION

RATE
	

1963	 1970

13.0

10.0

8.6

6.0

8.5

Lagos

Port Harcourt

Kano

Kaduna

Benin City

665,246

179,563

295,432

149,910

100,694

875,417

213,249

387,633

178,207

192,883

Source:	 Federal Office of Statistics, Lagos, Nigeria



National Census

'I

Poulson & Prtners

Doxiads

Sada

Omokhodion Associates

Projections

'I

1952/53

1963

1966

1975

1976

1982

1992

2002

53,753

100,694

160,000

246,000

314,219

509,025

1,098,947

2,161,795
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Table 3.2
	

Population Trends in Benin City

POPULATION

YEAR
	

ESTIMATE
	

SOURCE

Source:	 Federal Office of Statistics, Lagos, Nigeria
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the base data used for the extrapolation). From this table, it is very obvious that there

is a steady increase of population in Benin City. As already mentioned, this high rate of

population growth is partly attributed to the high rate of in-migration which accounts for

a large proportion of the growth. In other words, there is a steady increase of population

especially due to population shifts from rural to urban areas with its attendant problems

such as pressure on housing services, infrastructure and, of course, unemployment.

3.1.2	 Age & Sex Structure

Females exceed males in Benin particularly in the age group range of 20-30 and 55-60.

Females account for 51.1 per cent of the total population and males account for 48.9 per

cent. In line with the general practice in Nigeria, the majority of females marry around

the age of 20 and it is, perhaps, not unusual that many young girls come to join their

husbands in the city. The fact that women out-number men in the age of 60 and above

indicates a high female survival rate (Sada, 1984). Figure 3.2 ifiustrates the age-sex

composition of the population in Benin City. The age structure reveals that 47.2 per cent

of the population falls under the age of 15 years while only 48.4 per cent are within the

economically active age group of 15-60 years (Appendix 3.2 and fig. 3.2).

3.1.3	 Sex and Age of Household Head

The majority of the household heads are males. According to the household survey

carried out by Sada (1984), 91.7 per cent of the households are headed by males while

only 8.3 per cent are female. This situation appears remarkably different from that of

Kumasi, Ghana where about 27 per cent of the households are single person households

and as high as 30 per cent of all households were headed by females (Republic of Ghana,
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1970 Census). This is not surprising, however, as females rarely head households

particularly among the people of Bendel State origin who incidentally form a majority of

the population. A great proportion of the heads of female headed households are working

class women. Only about 12.1 per cent of the heads of households are below the age of

25 years while about 63 per cent are between the ages of 25 and 45 (table 3.3. and fig.

3.3). The age bracket reflected here has perhaps confirmed the contention that most

people return to their home towns on retirement.

3.1.4	 Household Size

One of the most important variables vital for housing estimation and provision is the

household size and its changing structure. The household in an African context is a

complex entity which involves the general attitude to marriage, the economic effect of the

on the phenomenon of dependents and, of course, the nuclear family. Each of these

components of the household size has its own socio-economic implications and, therefore,

the household size is a summation of the effect of the component elements. The above

notwithstanding, household in the context of this study means a group of people who

normally live together and share the same housekeeping arrangements.

There are a total of 70,500 households in Benin City and the average number of persons

per household is 7.2 (Omokhordion Associates, 1981). The average size of household

in Benin City is rather large compared with 6.85 for Warn, 4.50 for Kumasi, Ghana

(Tipple, 1986), 4.5 for the world and 3.4 for the developed countries (United Nations,

1976, p.116). Even though all developing countries share in this characteristic of large

household sizes, Benin's household size is significantly larger. For instance, all developing

countries have an average size of 5.2, Africa 5.0 and Latin America 5.1 (table 3.4). The

predominant traditional social systems in Benin City
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Table 3.3	 Age of Household Head

FREQUENCY

AGE	 PERCENTAGE

Under 20	 .5

20 - 25
	

11.6

26 - 30
	

13.9

31 - 35
	

17.8

36 - 40
	

18.3

41 - 45
	

12.9

46 - 50
	

11.2

51 - 55
	

12.2

Source:	 Sada, 1984
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Table 3.4
	

Average Household Size for Selected Areas of the World.

AVERAGE HOUSEHOLD

AREA
	

SIZE

Developed Countries 	 3.4

The World Average	 4.5

Kumasi, Ghana	 4.5 (b)

Africa	 5.0

Latin America	 5.1

Developing Countries	 5.2

Warn, Nigeria	 6.9

Benin City, Nigeria 	 7.2 (a)

Source:	 United Ntions, 1976

(a) Sada, 1984

(b) Tipple, 1986



83

give rise to many traditional families which have large extended family households in

addition to having many wives and children. Consequently, about 75 per cent of the

population are in households having 5 or more persons and about 16 per cent have more

than 15 persons. These large household sizes have many housing and employment

implications as we shall see later in this chapter.

3.1.5	 Significance of Demographic Variables on Housing

The demographic characteristics of Benin City has been discussed to some detail in the

preceding sections. This is because the importance of demographic variables to housing

studies are invaluable. Housing predictions and estimates cannot possibly be conducted

if we do not have detailed demographic variables. For instance, the age and sex of head

of households are essential in some parts of the world for plinning purposes while the size

of the household is extremely essential for forecasting the house type and perhaps the

quantity of housing demanded by households. Therefore, the significance of fairly detailed

demographic variables in a study of this nature cannot be overemphasized.

3.2	 EMPLOYMENT

Similar to many cities in developing countries, the ability of the urban centres in Nigeria

in general and Benin City in particular to absorb their populations into employment is a

major problem. This problem is often partly attributed to rapid population growth and

partly to the quality of the labour force. The labour demand in Benin City is largely

influenced by the fact that it is a state capital. As the seat of administration, a large

amount of funds are allocated and invested in the development of infrastructure and social

amenities such as water supply, electricity, sewage disposal facilities and housing on the

one hand. On the other hand, the industries and commercial enterprises are sited in the

city to take advantage of the supply of these amenities. Consequently, a considerable
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number of industrial, commercial and financial enterprises have developed in the city.

Side by side with these establishments are small scale enterprises and petty business

concerns which have simultaneously emerged. There are seven local markets in the city

which are fully occupied by petty traders and all the major streets are lined with small

scale shopping activities.

Of high significance is the fact that Government and its agencies still remain the chief

employers of labour in Benin City. For instance, Federal and State Governments employ

49 per cent of the labour, public corporations and local Governments 8.5 per cent, the

private firms or individuals employ 16 per cent and 19 per cent are self-employed.

However, most of the self-employed are in petty trading, crafts and contract businesses.

Apart from the market men and women who appear to be working virtually round the

clock, there are many within this category of workers who are underemployed or

periodically unemployed. The bricklayers, plumbers and carpenters, the drivers and the

roadside mechanics, etc. are employed only part of the time and sometimes have no job

at all. Most of them are to be found in the special "labour posts" such as lyaro, Sakponba,

Costain, Adesuwa Grammar School via Sapele Road, East Circular by Biwak and Sioko

Road. They converge at these points every morning in search of employment (daily paid

jobs) and could visit these posts for weeks without success. It is therefore not surprising

that the labour force sample survey of 1984 put the unemployed labour in Benin at 13.1

per cent as the great proportion of those classified as self-employed are actually

unemployed; and this has far reaching effects on housing.

3.2.1	 Occupation and Income of Head of Households

A strong linkage exists between levels of education, occupation and income. Craftsmen

and allied service workers (this includes most of the self-employed) comprised 41.8 per

cent of the labour force in Benin, 30 per cent civil servants (clericallalministration), 11.2
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per cent professionals, 9.0 per cent sales workers and 8.0 per cent are farmers. The

farmers are the lowest paid, earning less than N1,200 per annum (1984 figures). The

estimated labour force of Benin City is 207,514 persons which is 40.8 per cent of the total

population. The median income of those households earning below N1,600 and which

comprises about 70 per cent of the working population in Benin City in 1984 is N1,000

per annum while the mean is N1,500, suggesting a highly skewed income distribution

(Ministry of Economic Development, Bendel State, 1984). It may be possible to observe

recent changes, if any, when analysing the survey conducted in two parts of the city as

case study areas. From table 3.5 it is revealed that about 15 per cent of the population

earn less than N1,000 per annum and this is below the poverty line; while more than 50

per cent of the population earn below N1,800 per annum. This compares favourably with

the findings from Sada's survey (1984) in which 68.1 per cent of the 48 per cent of workers

covered in the survey earn less that N1,600, i.e. the lowest income class, 22 per cent earn

between N1,600 and N6,000, the middle income class and only 3.9 per cent earn more

than N6,000 and therefore a high income class. However, as at 1989, these figures had

increased to N1,500 for the lowest income earners (below the poverty line) to around

N8,000 and above for the high income (Appendix 2.1). As low as these figures seem, the

Benin situation is much better than that of Warn and Auchi, both of which are in Bendel

State (fig. 3.4). These figures indicate that about 68.1 per cent of the working population

in Benin City earn less than N1,600 (1984 figures) and this definitely has far reaching

effects in terms of housing provisions, services and housing demand. Although the salary

structure has slightly changed, this change is not likely to make a great impact, especially

when it is realized that both the cost of living and inflation have equally increased.

3.3	 GENERAL HOUSING CONDITION

There are a number of interacting factors (social, economic, government intervention,

traditional and technological) which have influenced housing development in Benin City.
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Table 3.5	 Benin City Employment - Income Per Annum

INCOME RANGE	 EMPLOYMENT

400 - 800	 14.8

801 - 1200	 23.6

1201 - 1600	 29.6

1601 - 2000	 14.9

2001 - 4000	 7.2

4001 and above	 10.9

Source:	 Economic Development, Bendel State of Nigeria, 1984
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These factors have not only affected the housing quality and the environment but also to

a great extent the general spatial pattern of housing development. According to the 1981

household survey conducted by Omokhodion Associates, 84 per cent of the houses in Benin

City are used for residential purposes; although mixed uses are equally noticeable

especially within the core area of the city. These include traditional houses originally

constructed for residential purposes, but due to the changing socio-economic situation, the

frontage of the buildings were converted into commercial stores giving way to mixed use

within a single building.

The same survey further revealed that 12.3 per cent of the buildings are independent

bungalows, 7.4 per cent detached two storey buildings, 4.4 per cent semi-detached houses,

2.3 per cent maisonettes, 13.7 per cent flats, 47.3 per cent rooming houses and 12.6 per

cent the traditional compounds. The central corridor or rooming type (see fig. 3.5), both

of which are traditional in design, accommodate about 75 per cent of the low-income

households in Benin City. The semi-detached, detached two storey buildings and

bungalows, and the maisonettes which account for 26.4 per cent of the total housing stock

accommodate about 15 per cent of the population mainly middle and high income

households (fig, 3.5a). From the same survey, it was discovered that about 45.7 per cent

of the traditional housing stock has been partially renovated while 16 per cent has been

brought to modern standards. However, about 38.3 per cent of the traditional housing

stock is still in a dilapidated condition.

3.3.1	 Age and Structure of Dwellings

The household survey carried out by Omokhodion Associates in 1981 revealed that 70 per

cent of the houses in Benin City were developed in the last two decades. The average

housing development rate, therefore, would come to 3.5 per cent annually. While in the

past ten years 46.6 per cent of the houses were constructed, about 8.1 per cent of the
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Fig. 3•5 PLAN OF ROOMING ACCOMMODATION TYPE
OF DWELLING IN ENIN



90

Hr!L _____
FRONT ELEVATION
	

RKHT SIDE ELEV.ATON
SCA%E 1 200
	

5CALE I

)3?00

GROUND PLAN
SCALE 1:7(X)

FJLOUR ID BED RM

SECIION 44
SCAlE 1.2

1. FJU.DJR
2. BW RXN
3. R&VEMENT

' CORR

Figure 3.5a Four-Room, Veranda type- of Rooming Accommodation.



91.

houses were found to be over 40 years old. To fully understand the housing development

pattern, it is worthwhile examining the area in neighbourhoods. The survey under

reference showed that the peripheral neighbourhoods of Ugbowo, Okhoro, Uselu, New

Benin, Oregberrii, Ogida, etc. excel in modern housing development as well as being the

most active housing development areas. In the core areas including Uzebu, Ibiwe, Exoti,

Ogbelaka, Ogboka, Iwegie, Adesugbe, Iyekogbe, etc. (fig. 3.6) it was recorded that about

85 per cent of the houses were above 40 years old. Consequently, the very old housing,

i.e., traditional housing developed before the advent of the colonial administration, is

concentrated in the core of the city.

A very significant factor about housing development in Benin City which has to be

mentioned here is the change in the rate of housing construction. From table 3.6, it is

revealed that the 1955-1965 decade witnessed the highest expansion in the housing

industry. One of the possible reasons could be because of the Nigerian Independence in

1960 which gave so many cities in Nigeria a new lease of life. And of course the new role

assumed by Benin in 1963 as the Capital of Mid-West (now Bendel) State, resulted in an

influx of civil servants from the then Western Region. In order to urgently provide

additional dwelling units, government encouraged and granted mortgage loans to workers.

This enabled many of the civil servants to build their own dwelling units. The private

developers equally increased the housing stock by both building new dwelling units and

improving existing ones for the low income households.	 This provided rented

accommodation for the civil servants who could not possibly construct their own

dwelling units. On the other hand, there has been a steady decline in the housing

industry's rate of expansion between 1965 and 1985 (the period for which data is

available). In the words of Sada (1986, p.3)

"the housing industry in Benin is expanding at less than a
replacement level and is thus operating at zero or negative growth
rate".
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Fig. 3.6 Map of Benin Showing the Different Quarters

Source: Odemerho and Chokor, 1991
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Table 3.6
	

Growth of Housing Construction

Annual Growth

Year	 % Increase	 Rate	 Source

Source:

*

(a) Sada, 1974.

(b) Omokhodion, 1989

(c) Field Survey, 1989. (Based on records from BDPA and City Planning

Office).

This decline in the growth of housing construction is not unconnected with

the economic recession.
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Figure 3.7 shows the decline in the number of plans appro ved within the period indicated.

Although data is not available, the current trend seems to have remained the same, if not

worse. The reasons for the decline in building construction between 1966-1985 are not

easily obtainable. While the reasons for the current trend are possibly attributable to the

global economic recession in which Africa has been worst hit. This situation is really

unfortunate because while production of new dwelling units was shrinking the rate of

population growth was expanding from 5.8 per cent per annum in 1963 to 8.6 per cent per

annum in 1975 (National Census, 1963). Further evidence from literature (Sada, 1986)

tend to indicate that the population growth trend has remained the same up to 1985 when

the figure significantly increased; although the housing industry's growth rate has

declined from 3.5 in 1975 to 1.2 in 1988. This decline seemed to be one of the major

reasons for the huge housing shortage which this study is investigating amongst other

things.

3.3.2	 Type of Building Materials

Out of a total number of 3,714 households surveyed by Omokhodion Associates (1981), 2.5

per cent used mud walls. These are probably the traditional types of dwelling units.

More details of the building materials used according to this survey is shown on figure

3.8. Roofing materials are varied although corrugated iron sheets tend to dominate with

73.8 per cent of the buildings using them, 13.6 per cent corrugated asbestos sheets, 11.2

per cent aluminum sheets, 0.6 per cent concrete slab and .6 per cent mud and thatch slab.

It is essential to note here that the high percentage use of corrugated iron sheets is not

unconnected with the advent of the colonial administration which introduced their use.

Since their performance is better than thatch, this encouraged most developers to change

their roofs to use corrugated iron sheets even on mud structure.
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3.3.3	 Availability of Services and Amenities

Most building especially those for the low income households, are poorly serviced with

facifities such as water supply, electricity, toilets, etc. The inadequacy of access to these

facilities lead to high incidence of sharing. This can in turn lead to the spread of diseases,

environmental pollution and deterioration of housing conditions. The available statistics

indicate that 39 per cent of the dwelling units have adequate pipe water supply, 43.3 per

cent get water from the nearby street, 16.6 per cent from another neighbourhood, while

1.7 per cent still get water from the stream. However, it is essential to mention that this

statistic could be misleading as most of the pipes could be dry for more than five days in

a week and in other instances the water mains bursts easily, thereby depriving

neighbourhoods of their water supply. This phenomenon is very common in Benin City.

In terms of electricity supply, 91 per cent of the households are connected while 9 per cent

are not. The data also revealed that 41.7 per cent of the households had independent

kitchens, 43 per cent shared kitchens, 12.5 per cent had outdoor kitchens (these are

kitchens erected outside the building which could be covered or uncovered), and 1.9 per

cent no kitchen at all. An examination of the bathing facifities from the same data

revealed that 36 per cent of the households had independent bathrooms, 38.4 per cent

shared bathrooms, 23.8 per cent had outside bathrooms and 1.7 per cent had no bathroom

at all. Consequently, 62.2 per cent of households share or have outside bathrooms. By

implication, using households having bathroom facilities in the house in the city as the

only parameter for measurement (assessment) one can conclude that a high degree of

substandard dweffings exist in the city.

The same survey also revealed the following toilet system;

(a) 58.1 per cent use pit latrine

(b) 1.0 per cent use bucket latrine
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(c) 0.6 per cent use no latrine

(d) 40.3 per cent use water closet (shared and independent)

The fact that pit latrines are prohibited by current planning legislation cannot be ignored.

The problems associated with the kind of pit latrines provided are numerous and they

include unhygienic conditions, environmental pollution, hazards to children and epidemic

outbreaks. Similarly, many dwellings have either none or inadequate drainage, refuse

disposal and street lights. For example, only 41.5 per cent of the dwellings have drainage

connections, 9.7 per cent have refuse disposal and 33.0 per cent of the dwellings have

street lights. Further examination of the dwellings revealed that the adequately covered

drainage comprise of 16.7 per cent, while the rest are either lined or unlined open drains.

The availability and non-availability of these services and amenities can be used to

classify the housing stock in Benin into standard and substandard dwelling units.

3.4	 MEASUREMENT OF HOUSING QUALITY

Already, the housing stock in Benin has been classified as standard and substandard

using age of the building and the availability of amenities as parameters. This

classification could, however, be further categorized into sub-groups and, for this purpose

the weighting system and the scoring method developed by the researcher in an earlier

study (Onyeacholem, 1979) was adopted. To adequately determine the quality of a

dwelling, it is essential to assess the habitabifity and the degree to which the habitability

is dependent on the quality of construction in terms of the building materials used. Other

important factors to be considered include the age of the building and availability of

services discussed in the earlier paragraphs and, of course, the level of maintenance.

Since assessment based on part of these criteria would not give rational information for

the grouping, it is therefore essential to use a combination of quality criteria such as

(a)	 physical conditions
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(b) age of structure

(c) general appearance of building and

Cd)	 availability of services (piped borned water, latrine, bathroom,

kitchen and electricity)

to achieve a fairly rational grouping. Despite this, the possibilities of subjectivity in this

type of method cannot be totally eliminated as individuals' perception of well maintained

dwellings may differ.

These criteria are then assigned weights ranging from 4 to 2 in order of importance and

for each quality criteria marks 0 to 5 are assigned to different value classes. The

cumulative score is given by multiplying the weight by the mark (Appendix 3.3). The

marks awarded are as follows:

(a) building materials - 20 marks

(b) condition of maintenance - 15 marks

(c) availability of services - 15 marks

Cd)	 age and structure - 10 marks

The quality index classification is therefore used to further group the housing stock in

Benin City into the following categories (table 3.7). Significantly, the areas with standard

buildings or good quality houses according to the table correspond with the socio-economic

groups (middle and upper income) which reside in them. They also match very

adequately with the areas which Onokerhoraye (1977), through multi-dimensional

analyses and using socio-economic factors for explaining the emerging pattern, classified

as good quality and average quality areas. The substandard areas - poor quality, very

poor quality and dilapidated quality areas on Table 3.7 correspond with his poor quality

and the central area which is mainly concentrated with substandard housing stock (fig.

3.6).
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Table 3.7
	

Housing Quality and Estimated Life Span

Estimated Life Span
	

Condition of
	

% of Total

in Years
	

Structures
	

Housing Units

40 and above years

30 years

20 years

10 years

5 years

Obsolete

Standard

very good quality

good quality

average quality

Substandard

poor quality

very poor quality

dilapidated quality

8.5

27.3

18.2

29.0

11.8

5.2

Source:	 Field Survey 1991
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Interestingly, in a more recent study of environmental quality of Benin by Odemerho and

Chokor (1991), in which they used the aggregate index of quality comprised of professional

and lay viewpoint for environmental assessment, findings are similar to our classifications

and Onkerhoraye's grouping of the city as well. Odemerho and Chokor (1991) found that

the traditionallcore neighbourhoods, which correspond with the central area where

substandard housing stock are mainly concentrated have lower quality environment than

the suburban neighbourhoods. According to them and using their aggregate index of

quality, the suburban environment comprised of Iyekogba, Adesogbe, Ogida and Ugbowo

scored 62 per cent, 60 per cent, 51 per cent and 50 per cent respectively. While those

areas around the core, for example Ewegie, Ogbeka and Uzebu scored 42 per cent, 42 per

cent and 34 per cent respectively (figs. 3.6 and 3.9, Appendices 3.4 and 3.5).

Other surveys such as that conducted by Omokhodion Associates (1981) and Sada (1984)

equally have similar classifications or groupings of the housing stock in Benin City. This

pattern of housing development in Benin City is mainly due to:

(a) the advent of the colonial and post-colonial Governments by whom

land was acquired and developed for top Government functionaries

in the areas with the good quality houses often referred to as the

Government Reservation Areas (G.R.A.) and the suburbs in the

other parts of the city.

(b) the market factor which compelled private developers to concentrate

their development in the suburbs which are quite attractive to

tenants especially the middle and high income groups.

(c) the socio-economic life of the city which is a very important factor

in the land tenure system and the difference in purchasing power

among different households have made it difficult to improve or

replace the substandard houses (at a faster rate) which are

concentrated at the core of the city.



(a) Dimension I

(b) Dimension II

(c) Dimension Ill

(d) Dimension IV

(c)	 Dimension V
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Figure 3.9: Spatial Variation in Environmental Quality in Benin City

Professional assessors
(i) building features
(ii) planning standards
Lay assessors
(I)	 architectural design
(ii)	 planning standards

Professional assessors
(i)	 environment design
Lay assessors
(i)	 drainage

Professional assessors
(i)	 land use compatibility
Lay assessors
(i)	 community feelings

Professional assessors
(i) social status
Lay assessors
(i)	 street erosion

Professional assessors
(i)	 Street flooding/erosion
Lay assessors
(i)	 pest infestation

Source: Odemerho and
Chokor, 1991

Note: The variables used
by both professional and
lay assessors are
summarized above.
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3.5	 HOUSING SHORTAGE

Similar to most urban centres in many developing countries, there is an acute housing

shortage in Benin City. This housing shortage problem is intensified by the fact that

there are no reliable data on the existing housing stock and the actual number of people

to be housed. This notwithstanding, a few isolated surveys conducted mainly by private

professionals and the Government at different times provide some estimates on the

population and the required housing need; and these give indications of the degree of

housing shortage in Benin City. However, to further understand the level of housing

shortage, it is essential to examine the following:

(a) Housing Density

(b) Slum Development

(c) Occupancy Rate or Ratio

(d) Overcrowding

(e) Housing Need.

3.5.1	 Housing Density

The city is characterized by a cluster of compactly built low rise houses mainly juxtaposed

at very high density (plate 3.1). The average density is about 32 compounds per hectare.

Average number of persons per compound is about 29. Consequently, there are about

1,018 persons per hectare. The low rise buildings are arranged in such a way that there

is no room for free air circulation, while privacy between buildings is almost non-existent.

The areas or neighbourhoods with very high densities fall within the core of the city. In

line with the classification already made in the earlier paragraphs, the low density areas

include the Government Reservation Areas, their new extensions, Etete and Ugbowo

Housing estates. (fig. 3.6)
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Plate 3.1 Compactly built low rise houses
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3.5.2	 Slum Development

A fundamental issue which has already been mentioned in this study is the fact that there

has been a population explosion since the late 60s, while there is great decline in housing

provision. Consequently, substantial numbers of people, especially the migrants, live

within or on fringes of the city in what may be called spontaneous or unplanned

developments. These spontaneous developments consist of dwellings of extremely flimsy

construction, absolutely lacking in services and facilities and in some cases having up to

7 people in a room. At the core of the city, deteriorated and dilapidated (substandard)

houses equally exist. The problems described above are likely to give rise to overcrowding

and health hazards and could perhaps be a source of social friction and crime. These

cannot be confirmed unless a survey directed to these aspects are conducted and this is

outside the scope of the present study.

3.5.3	 Occupancy Rate

The occupancy rate is defined as the number of persons per room. Perhaps, due to the

traditional nature of most of the housing stock, sharing of one room by more than two

persons and sharing of a dwelling unit by several households is a dominant feature in

Benin. Thus, a great proportion of the households in the low income groups especially

those with large families are overcrowded. It is equally likely that the occupancy rate

could serve as a measure of poverty as well as an index of social problems in the city

(Sada, 1984). From available statistics, the average occupancy rate per room in Benin

City was 2.2 persons and 2.6 persons per room in 1971 and 1981 respectively. While that

of the low income group is about 3.2 persons per room (Federal Office of Statistics, Lagos,

1971, 1981). Although the most recent figure is not available, it is likely that these figures

may not have changed much. However this fact shall be confirmed when the case study

areas are examined. Table 3.8 presents the average number of persons per room in
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Table 3.8:	 Occupancy Rate of Selected towns in Nigeria between 1970-1981

% of Households
	

Average No.

Town	 Occupying One	 of Persons

Room

(a)
	

(b)

Lagos
	

72.5
	

3.8
	

4.4

Wan-i
	

59.9
	

2.6
	

4.4

Benin
	

48.0
	

2.2
	

3.2

Kano
	

69.1
	

2.4
	

2.4

Ibadan
	

67.0
	

2.6
	

2.3

Enugu
	

3.8

Source:	 (a) Federal Office Of Statistics, Lagos, 1970-197 1

(b) Adeniyi (1980) as cited in Shitta-Bey, 1988.
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selected towns in Nigeria. The occupancy rate in Benin City may perhaps become clearer

if compared with some cities in Africa (table 3.9). Occupancy rate could be further

examined by assessing the area of room in relation to the average number of person per

room. At a time when the average room area in Benin was 13.1 sq.m. and the average

persons per room was 2.6, the area per person was 5.3 sq.m. (Federal Office of Statistics,

1974). However in 1986, the Association of Housing Corporations of Nigeria, increase the

area per person to 9 sq.m. and this was to be adopted as standard by all the States of the

Federation. In view of the standards above the average room space which has hitherto

existed in Benin appears to be small although it does not spedilr whether auxiliary spaces

(kitchen, bathroom, corridors, etc.) are included. The figures on table 3.10, tend to

indicate that there is a positive correlation between type of construction and the average

size of rooms.

3.5.4	 Housing Need

Housing shortage can further be assessed by housing need (detailed definition of housing

need shall be presented in the next chapter). The Government was prompted in 1972 to

set a target in terms of housing due to outstanding housing requirement in not only Benin

City but in other urban centres in Nigeria. From table 3.11 the actual situation in 1972

and the likely situation by 1980 is highlighted.

From table 3.11, 27,000 dweffing units were required by 1980 assuming that all the

existing stock are good and in habitable condition. This means that between 1972 and

1980, an average of 3,350 dwelling units would be required each year to meet the housing

need. Through a sample survey of the building plans approved by the planning authority

in the Department of Lands and Surveys, Governor's Office, Benin for a period, of 1976-

1986, conducted by the author, it was discovered that about 1,500 building plans are

approved yearly (fig. 3.7). Assuming that about 1,200 of these buildings approved are
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Table 3.9	 Comparison of Benin Occupancy Rate with Selected African Cities.

Selected African	 Persons per

Cities	 Date	 Room

Lagos, Nigeria	 1978
	

4.1

Benin, Nigeria	 1981
	

3.2

Oyo, Nigeria	 1979
	

2.9

Kumasi, Ghana	 1980
	

3.6

Freetown, Sierra Leone 	 1981
	

2.5

Banjul, The Gambia	 1976
	

1.9

Harare, Zimbabwe	 1982
	

1.8

Source:	 Peil and Sada (1984, p. 285) and 1986 Kumasi data as cited by Tipple

(1987).
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Table 3.10 Average Area per Room by Construction and Type of Dwelling in

sq.m. approximately.

Type of Construction 	 Size of Rooms

1. Mud, plant and bamboo wall

pitched thatch roof	 10.4

2. Mud, cement, plaster wall and

corrigated iron sheet roof	 12.4

3. Cement blockwall, corrugated

iron sheet or asbestos	 14.4

Source: Federal Office of Statistics, Lagos, 1984.
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Table 3.11 Targets for Housing Units 1972-80

Town Dweffing	 New Units Average

Unit Required No. of

Units

Needed

%New

to exist.

Units

to 1972

Average

Annual

% of New

to exist.

Units

Benin
	

28,950
	

26,857
	

3,350
	

93
	

7.5

Warn
	 11,400
	

25,801
	

3,300
	

222
	

17.0

Sapele
	

9,333
	

11,620
	

1,450
	

125
	

10.0

Source:	 Federal Republic of Nigeria, Third National Development Plan, Vol.1,

1975-80.
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started and completed each year; and assuming that each building is a dwelling unit, it

then means that 2,100 dweffing units have not been constructed as proposed by the

Government during the period under review. By a simple calculation, it then means that

by 1986, a total of 37,300 dwelling units would be required to meet the existing need,

without including projected need as a result of population increase through migration and

household increase and the dilapidated dwellings that require replacement. Through

extrapolation, over 50,000 units would be required by 1992. We shall see in the following

chapter that neither the Government nor the private sector was able to achieve the set

target. During the Fourth National Development Plan - 1981-85, the Bendel State

Government was to construct 8,000 dweffing units in Benin City for the five years. This

appeared very laudable but unfortunately the State Government did not achieve up to 5

per cent of this target (details were discussed in chapter 2 section 2.6). This enormous

housing need therefore gave rise to overcrowding, slum development, pressure on existing

services and, of course, high occupancy rates and prohibitive rents. In fact, this brings

up the whole question of the efficiency of the housing market.

3.6	 HOUSING MARKET

A large imbalance exists between housing demand and supply which the housing market

mechanism has not been able to rectify. The housing market has not adequately satisfied

effective distribution of housing in terms of the needs of the people, price and rent, type

of accommodation and tenure. Until recently, about 95 per cent of the total housing stock

in Benin was provided by private, and mostly individual, developers whose aim is profit

making. Private sector activity in the housing market is essentially a response to effective

housing demand which is usually only one aspect of the total housing requirements.

"In other words, given the profit motivation of private sector
investors and the limited supply of capital resources,
housing construction activity has been largely guided by the
ability-to-pay criterion, which tends to marginalize a
size able proportion of the population and create a mounting
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backlog of unmet housing need" (Agunbiade, A.O. 1983 p.
45).

This quotation is particularly true of the Beriin situation. With rising inflation and cost

of construction, private developers gradually became discouraged from investing in

residential construction but where it did occur, attention was focused on detached and

semi-detached bungalows or multi-storey buildings in flats suitable for the middle and

upper income groups as these house types are likely to yield more dividend.

Consequently, fewer dwelling units for the low income groups have meant soaring rent.

The low income households apparently spend about 30-40 per cent of their monthly

earnings on housing (Fourth National Dev. Plan, 1981-85). Table 3.12 speaks for itself.

This high rent level forced the Government to introduce a Rent Control Edict which states

that no household should spend more than 20 per cent of its annual income on housing.

This however, was counter productive as many private developers became discouraged and

investments were channelled to other sectors. Increased housing shortage and halted

residential mobility were the immediate consequences of the Rent Control and thus the

Edit could not be implemented. In fact, the Edit could be described as a myth; as house

rent has continued to soar irrespective of the Rent Control Edict.

Another important issue worthy of mention here is that even though most of the housing

is on rental, it is only the high income group that can comfortably afford the kind of

housing provided by the private investors. According to Wakely et al (1976, p. 5) the

households who belong to this category have permanent jobs, security, opportunity and

access to credit facilities. The private housing market is open to them because they can

afford it and society has confidence in them. The middle income group can afford to pay

about 20 per cent of their monthly earnings for house rent, thus putting them marginally

on the private housing market. Theoretically, it is possible in such a situation that the

low income groups or households would be totally outside the private housing market

because, even if they are subsidised, they cannot afford accommodation with minimum

standards. Therefore the private market provided substandard accommodation for the low

income people who have no choice other than to patronize the private market. However,

the private developers cannot really be blamed
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Table 3.12 Average Rent Paid by Income Groups, Benin City.

Income
	

%of
	

Average
	

Average
	

%of

group	 population
	

Rent per
	

Rent per
	

income

month
	

annum

	

1 - 1800
	

56
	

50
	

600
	

33

	

1801 - 4200
	

35
	

100
	

1200
	

24

	

4201 - 7800
	

9
	

120
	

1440
	

18

	

Above 7800
	

3
	

140
	

1680
	

12

Source:	 Derived from	 the Household Survey	 conducted by	 Omokhodion Associates,

1981.
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for the high cost of housing or the soaring rents. Many other factors such as the

escalating cost of building materials, the complex land issue, and the prohibitive cost of

obtaining land as well as the strict material specifications imposed by the planning

authorities through the Building Codes and Regulations, contribute to the high cost of

housing construction. As a result of this problematic housing market system, the low

income households are forced to live in substandard houses.

3.6.1	 Tenure and Mobility

The percentage of rental accommodation is still remarkably high. For instance, 43.4 per

cent of the total stock is rented, while 40.8 per cent of the dwelling units are owner-

occupied, 13.8 per cent family accommodation- and this last one includes nominal rental

and free accommodation (Omokhodion Associates, 1981). When compared with the 1974

figures by the Federal Office of Statistics, Lagos, the above figures indicate that there has

been great increase in economic rental accommodation (table 3.13), although this has not

made any impact as far as the housing provision for the low income households is

concerned, and the increase is not unexpected because of the time dimension.

The population of Benin could be regarded as a fairly mobile one since above 29.9 per cent

of the households have changed residence in the last five years.

The mobility is likely to be attributed to the following reasons:

(a) seeking proximity to place of work

(b) seeking for cheaper rent;

(c) change of job;

(d) seeking for housing with better facilities
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Table 3.13 Dwellings by Type of Tenure

Type of tenure
	

% of total dweffing units

A:1974

Owner occupied
	

20.7

Economic rent
	

61.9

Nominal rent
	

15.3

Free
	

2.2

B:1981

Owner occupied
	

40.8

Economic rent
	

43.4

Nomind rent

Free
	

13.8%

Source:
	

A = Federal Office of Statistics, Lagos, 1974.

Housing Survey conducted on Benin in 1974.

B = Omokhodion Associates - Household Survey

conducted on Benin in 1981.
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Ce)	 larger families

(0	 family ties

(g)	 landlord's disturbance, etc.

It may perhaps be possible to actually know the reasons why people move after analysing

the data from the empirical surveys on the case study areas.

3.7	 SOURCES OF HOUSING SUPPLY

There are three main housing supply agents in Benin City. First, are the private

developers who build dwelling units for rent. Second, are family owned houses which may

either be inherited or built by the owner occupier and the third category is Government

or its agencies. The provision of low income housing is mainly in the hands of absentee

private developers, with contributions from a few owner-occupiers and, lately, Government

(Sada, 1984). On-site services are provided by Government. The middle income housing

is provided by absentee private developers too, but this supply is heavily supplemented

by owner-occupiers. The high income housing is largely provided by owner-occupiers, with

a substantial contribution from Government and its agencies for its senior staff

employees. The provision of on-site and off-site services remain the responsibility of

government in all the areas.

The first and second groups of housing developers are more or less responsible for the

supply of about 90 to 95 per cent of the total housing stock in Benin City. While

Government role in housing is still marginal as it is responsible for the provision of only

5 to 10 per cent of the total housing stock. This is very unlike most developing countries

where Government is now responsible for a large proportion of housing provisions.

Despite this small quantity which Government provides, it was shown in chapter 2 that

Government's level of achievement in terms of housing provision in Benin in particular

and Bendel State in general is relatively low in terms of meeting the needs of the low

income groups.
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In summary therefore, so many problems are associated with the current housing policy

being operated in Benin City. Government subsidized housing or conventional housing

policy has not been able to provide housing for the low income households. The reasons

for the failure were highlighted in chapter 2. Therefore, Government provides for very

little proportion (about 1 per cent) of the huge housing demand by the low income

households. The consequence of this ineffective policy is massive housing shortage and

poor and deteriorating housing conditions. Low income households, therefore, live in very

high overcrowding, deteriorated dwelling units with very poor housing facilities for which

they still pay more than 20 per cent of their income. These facts were revealed through

the review of literature on general housing situation in Benin City by the public and the

popular/private sectors.

In the face of these many housing problems facing the Government and the people under

very scarce resources and economic recession, it then becomes more necessary than ever

to find techniques through which policy options can be evaluated and affordability levels

assessed. This has led us to introduce the concept of some economic demand models, a

tool which would enable us to rationalize and evaluate policy options. Before we can

actually begin to develop and apply these economic demand models, let us first of all

present a detailed analysis of the theoretical concepts underlying the housing demand

models. Thus, chapter 4 which is the last chapter on section 1, presents an analysis of

the theoretical framework for this study, and an outline of the methodology for empirical

research.



CHAPTER 4

THEORETICAL FRAMEWORK AND EMPIRICAL RESEARCH
METHODOLOGY
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GENERAL THEORETICAL BACKGROUND OF HOUSING

Apart from food and water, shelter ranks highest amongst basic human needs. Moreover,

housing services extend beyond simple shelter. They include community services and

utilities such as water supply, sewerage and refuse disposal facilities, energy, access

roads, nearness to employment opportunities as well as education and health facilities.

Hence, the standard of a dwelling and the environment reflect the quality of life as well

as the health, welfare and productivity of an individual. Consequently, housing and its

related facilities act as vital elements in reflecting the standard of living; and in part,

form integral components of the social and economic development process. The personal

security and emotional stability engendered by housing are not the only benefits accruing

from it. In addition, investment in housing has a significantly positive impact on

economic development by generating both employment and income. When viewed in such

broad terms the place of housing in the complex of factors determining the general well-

being of society becomes apparent (Federal Republic of Nigeria, Fourth National

Development Plan, 1981-1985, World Bank - Basic Need Series, 1980). It is not

surprising, therefore, that governments pay great attention to the problem of housing

although their impact is not always fully felt particularly in the developing countries, due

to the magnitude of the problem. However, the governments' role in this vital aspect of

development varies from country to country and from locality to locality within the same

country. Therefore, to formulate realistic housing policy and programmes for any society,

these facts have to be fully and intimately considered.

In most developing countries, there is an unprecedentedly high rate of population growth

and rapid urbanization which has resulted in huge unmet housing needs in the urban

centres. Most of the families, especially the low income households who form the majority

in these countries, cannot afford shelter commensurate with their needs, (the concept of

need is discussed in detail later in this chapter), although the minority of well-to-do
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households have no problem in obtaining comfortable homes. This situation has forced

many Governments, for example, the Nigerian Government, to intervene although their

intervention is yet to make remarkable impact. Instead, housing need and demand have

continued to out grow housing supply and the living conditions of the low income groups

have equally continued to deteriorate.

Nevertheless, the new awareness towards a more dynamic housing strategy, including

sites and services, settlement upgrading and other self-help programmes being adopted

in many developing countries, would probably offer solutions to housing problems for the

low income groups. Some of these new strategies have their origin through Turner's (1968

& 1979) perception of allowing the 'informal sector' to thrive as it appears to offer a more

realistic approach to the whole question of low income housing provision.

However, there are diverse views regarding the interpretation of low income housing

problems and provision in developing countries. Conceptually, there has been, and there

may continue to be, controversies and uncertainties especially when discussing low income

housing provision and the mode of delivery (Syagga, 1987). Consequently, there are two

schools of thought: the popular view of John Turner and that of the Marxists. John

Turner's school of thought strongly holds the view that the low income housing problem

could be solved through the mobilization of the informal sector through squatting or

informal development, and as such the authorities should recognize and encourage this

mode of development. Such a recognition would then enable the authorities to grant

property rights to the informal settlers. Thus, the use of self-help and self-build as well

as community participation, is recommended by this school of thought as a means of

solving housing problems for the low income groups (Turner, 1983 & 1985). This mode

of housing provision is best implemented in upgrading projects where people's motivation

could easily be tapped.
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On the other hand, the Marxist school of thought, particularly that of Burgess, criticises

Turner and puts forward the argument that self-help or community approach to housing

provision is as a result of the failure of capitalism to absorb labour and provide forms of

production which include the working class as a whole (Burgess, 1977, 1978, and 1982,

Amis, 1983). According to this school of thought, self-build is a form of exploitation in

which the capitalists make away with resources without actually putting in anything. In

their view programmes such as upgrading are a measure of integration in the capitalist

system and they are repressive. Therefore, they totally condemn the policy of upgrading

and self-help housing. To them, the one million house programme which was successfully

implemented in Sri Lanka is a mere capitalist propaganda (Tolba, 1987). Similarly, they

will dismiss the Lusaka, Zambia squatter upgrading programme (Schlyter, 1984). They

are of the view that it is the duty of the state to provide conventional housing. Turner's

views as well as that of the marxists could be summarized as presented on table 4.1.

However, the structuralists are of the opinion that although, state intervention in self-

help housing seem to be disappointing, it has not generally worsened the situation of the

poor (Gilbert, 1986) and therefore seem to advocate a mid-way approach between these

two extreme views.

According to Syagga (1987), these controversies have arisen as a result of the different

views on housing problems held by different scholars. The nature and magnitude of

housing problems vary from country to country in accordance with the socio-cultural,

political and economic situations of each country. Thus neither capitalism nor socialism

per se can solve such problems unless solutions are prescribed according to the country's

need

Having highlighted these two main different ideas in relation to low income housing

provision, where do we go from here? Which direction do we adopt or do we require a new

direction altogether? For instance, it has been shown that the urban poor still require
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Table 4.1 Two main different ideas made up of the same reality

TURNER'S PERCEPTION
	

MARXIST'S PERCEPTION

1
	

People using their own initiative	 Cheap Reproduction of

Labour force

2
	

Autonomy of Action	 Lack of any other option

3
	

Mobilization of Personal Savings 	 Government and Rich Elites

getting away without

giving any resources

4	 Towards more just and equitable	 Spreading the thin

development and distribution of
	

butter thinner

resources

Source: SummRrized from Literature Review.
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help such as mortgage loans in obthining construction funding even with the site and

services schemes. If they are unaided with subsidy, the poor will be unable to construct

and therefore could sell their plots to higher income groups. Also Turner presupposes that

the people have enough money for food. This is not necessarily the case. In Africa, the

men especially go out to seek for employment and therefore hire labour to carry out the

construction while women do the supervision. Thus, housing policy strategies have to

take cognisance of the urban poor's circumstances.

This study, however, considers that a form of intervention is probably necessary, but it

may not be essentially the form proposed by the Marxists. In other words, it is likely that

a third approach may well be necessary. A third approach in the researcher's opinion,

which is likely to provide optimum welfare for the low income households, is probably the

neo-classical economic system. The neo-classical economic approach attempts to achieve

efficiency and equity within the economy. It attempts to achieve equilibrium even within

a market failure. The neo-classical economic approach, among other things, presupposes

a general system of economic organisation which freely functions under capitalist

economies. Apparently,

"under such a system the uncompromising pursuit of profit
acts to serve the public interest, provided that all effects
relevant to the welfare of the individual are priced through
the market and perfect competition prevails in all economic
activities" (Willis, 1980, p.30).

Incidentally, such an ideal world does not exist, therefore social welfare cannot be

achieved in the free market economy. Consequently, Government intervention is often

recommended in such situations. However, Government intervention can only be

productive, in a free market system, if all agents are faced with a fixed price; in which

case, the agents become price takers (Tullock, 1986). Unfortunately, monopolists are price

sellers and not price takers (Culyer, 1973). There is, therefore, a justification for

intervention where monopoly is present (Willis, 1980). In housing provision in Benin,

Nigeria, for instance, land is a fundamental component. But land is subject to
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monopolistic control by potential sellers of land; thus Government is justified to intervene

in the provision of housing for the low income households particularly to make land

available for housing construction. A basic problem associated with this system is that

it is very difficult to maintain the assumption that every agent is a price taker

particularly if there are increasing returns to scale. This is because increasing returns

to scale lead to monopoly. Therefore an efficient free market economy depends largely on

a situation in which increasing returns to scale are completely exhausted before

equilibrium levels of output are reached. Otherwise, if returns to scale are increasing,

equal proportional increase in all inputs are likely to lead to a more proportional increase

in output (Willis, 1980). The effect is that the average cost of output falls as output rises

so that bigger companies can always undercut the smaller ones. This then would give the

bigger companies monopolistic control. A probable means of solving this sort of problem

is to adjust output so that there is neither excess demand nor supply. In which case,

subsidy is necessary for the enterprise to enable it to function at equilibrium. Figure 4.1

is a simple illustration of the relationships between average or marginal cost and output.

it is generally assumed here that the relation between output and cost is not only

technically efficient but also most cost effective. Therefore, the main assumption is that:

"at each rate of output the operation is being carried out
with technical efficiency and with cost-effectiveness."
(Culyer, 1980, P.18).

However, the nature of intervention suggested here is completely different from the

intervention which the marxists advocated in the preceding sections. This is because the

marxist approach would require that Government bears the entire cost of providing

dwelling for the low income households without the target population themselves

contributing anything. The principle which the marxist approach advocates is what

economists refer to as 'Pareto Optimum". In other words, the low income households'

welfare can only be improved at the expense of the tax payers (Culyer, 1980); who in this

case will probably be forced to pay more tax. Moreover, the economic "concept of
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efficiency" 1, would be completely overlooked. The alternative therefore is that with the

neo-classical approach, "Pareto improvement" rather than "Pareto dominated" would

probably be the end product. In this case, one person's or group's welfare is raised

without harming anyone else even though the national optimum may not be achieved.

This implies that the low income households have to contribute to their housing provision.

Moreover, housing services are expensive to provide and maintain and if the marxist

approach is adopted the target population would have no incentive whatsoever to

contribute to the support and maintenance of these services. There are a host of other

disadvantages such as moral hazard, free rider problems, issues associated with the effect

of externalities, etc. (Culyer, 1980).

Similarly, problems would arise in adopting Turner's theory without modification. While

it is essential to encourage the low income households both in formal and informal sectors

to construct their dwellings, it is equally unacceptable to encourage unplanned

developments. This would have far reaching effects on property rights and it would be

Pareto dominated rather than Pareto improvement as well. In as far as it is essential to

distribute Government resources which could be in the form of social welfare such as

health, education and housing or in the form of actual income through taxation etc., a

radical distribution would equally have a far reaching effect and would not achieve

efficiency and equity with the economy.

Economic concept of efficiency implied that "a society has allocated it's resources
efficiently when no input and no output can be transferred to some alternative use
without making at least one person worse off, even if the welfare of others is
improved" (Culyer, 1980, p.22). Economic efficiency exists only when the marginal
values are equal.
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4.2	 HOUSING DELWERY MECHANISM

Housing delivery will be better understood if housing is viewed as a product as well as a

process. It is therefore essential to discuss the distinction between housing as a product

and housing as a process.

4.2.1	 Housing as a Product

A house is primarily a functional shelter. It is a source of identity and recognition to the

dweller (Turner, 1976). In this sense, owning a house in the Nigerian context does not

only relate to economic or commercial interpretation but to the individual's status. Hence

in Nigeria, it is the ambition of everyone or every household to own a house mainly as a

source of identity either inherited or purchased (Sajo, 1987). It is prestigious to own a

house and it places the individual in a high status in the society.

On the other hand, the government in most developing countries tends to regard housing

more as a social service or basic need rather than as a productive investment (Malpezzi,

1988). When housing is so perceived, quite often it affects the mode of delivery because

it is seen by the Government as a physical facility, unit or structure, as a package or

bundle of attributes or services and as a social or collective good such as health (Bourne,

1980). When it is defined as a collective good, it loses all the incentive both by the

Government and the people to actively develop a good system of housing delivery. For

instance, this means that the Government sees housing as a unit and not a beneficial

good. It is, however, the considered view of this study that even when housing is viewed

as a product, it does play a very important role in human and economic development. It

should be realized that housing covers not only shelter but other basic issues such as

satisfaction and status, a set of environmental characteristics which provide a level of

accessibility to place of work, shopping and friends.
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4.2.2	 Housing as a Process

Housing should be viewed as a process which possesses all the attributes described above

as well as an economic good or commodity. It should, in fact, be regarded as a sector of

the economy and as such a package which involves demand and supply, input, production

process and output mechanism. While housing supply deals with the physical stock of

dwelling, housing demand concentrates on housing services (Quigley, 1982). The

relationship between input and output components of housing touches on the market

transaction or mechanism while housing status acts as a symbol in the society (Smith,

1976). All these are unified through the housing delivery mechanism. The housing

delivery system, therefore, is the production mechanism through which administrative

and regulatory devices are brought together in the provision of housing services to the

consumers. The efficiency of any housing policy depends largely on the effectiveness of

the housing delivery system. The entire process of housing delivery can only function

adequately if efficient and effective institutions are set up. Fundamental to the concept

of a housing delivery system are some basic parameters which act as functional

components in the process of housing delivery; and these include land and infrastructure,

housing finance, building materials, construction technology, labour and management

(Lemer, 1982). In order to produce a dweffing unit and have this unit occupied by one or

more households, it has to pass through a number of processes or different steps in the

housing delivery system (fig. 4.2). Housing delivery processes do not end with the

completion of a dwelling unit. As the dwelling ages, it may be necessary to rehabilitate

or renew the building in order to extend its lifespan. In fact, it could be said that the

housing delivery process is a continuous one.
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Associated with the housing delivery system and a necessary tool for successful housing

policy are some activities which are completely outside the housing operation. These

activities include the provision of infrastructure at regional levels, (in Nigeria it is both

at Federal, State and local levels) e.g. roads, water, electricity and sewerage, some

housing- related social services such as education and health care. The provision of these

facilities and services are normally performed by separate organisations (mostly public

sectors or parastatals) completely different from those providing housing and over which

housing agencies have no control. They are, in fact, outside the scope of housing policy.

Nigeria is not alone in this situation. For example, in the Western Countries, separate

institutions equally provide these facilities. But this has created many problems with

housing delivery in many developing countries, such as lack of provision of infrastructure

(roads, water, electricity, adequate refuse collection, etc.).

In addition to the above, are other problems and weaknesses which could be identified

with the Nigerian housing delivery system:

(a) Difficulties in obthining land by low and medium income

households.

(b) High cost of construction causing decline in effective demand for

affordable housing.

(c) Lack Qf access to housing finance for low and medium income

households.

(d) Poor quality of structure of dweffing units and related

infrastructural services.

(e) Gross inadequacy in the total quantity of housing resulting from a

very low level of production.

These problems associated with the housing delivery system in Nigeria are as a result of

the inefficient housing market mechanism the problems of which will be discussed in
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detail later in this chapter. The failure of the housing market is perhaps due to the fact

that public agencies in Nigeria undertake to build houses, when in fact they can make the

greatest contribution to the supply of housing through the input market rather than the

production process and the output mechanism. Whereas improving the efficiency of the

housing market will actually improve the various modes of housing delivery by both the

government and the private sectors as well as the individual households. In this way, the

Government delivery modes, such as site and services, upgrading, rehabilitation and the

various methods used by the private sectors, will equally become more efficient.

4.3	 'rin CONCEPT OF TIlE HOUSING MARKET

Like many other goods and services, the housing market is mainly an economic market

set within a given political framework. It could be defined as institutions and processes

whereby builders and consumers, landlords and tenants, buyers and sellers are brought

together for housing supply and demand for the purposes of exchanging resources

(Bourne, 1980). In terms of economic theory, the market acts as a medium for allocating

scarce resources in an efficient manner so as to miximize output or social well being,

while minimizing costs. In this case, the mechanism of allocation is the price which is

paid for the property at the time of purchase or renting. The urban housing market has

no single market place, instead buyers move to the goods rather than the reverse. But

unlike other markets, the urban housing market deals with the exchange of rights to

property as affected by tenure, land-use and other restrictions, as well as consumption

attributes of the house itself such as number of bedrooms, structural and decorative

conditions of the property (Charles and Webb, 1986)

The structure and operation are fundamental issues to the entire concept of the housing

market. Thus it is essential to analyse the housing market structure and mechanism as

well as the influence demand and supply has in determining the production, allocation
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and price of a dwelling (Cullingworth, 1979, Stafford, 1978). According to Stafford (1978)

such analysis would require that the housing market be viewed as a central and complex

aspect of the entire process of urban development and its effects on human life. The

quality and quantity of housing demanded is often determined by income, family size,

taste and financial circumstances of the individual household (Malpezzi & Mayo, 1985)

while the stock and standard achieved is a measure of the society's welfare.

(a) The structure of the housing market

There are essentially two main types of housing markets.

(i) The macro-level housing market - this is concerned with the

national economy of the housing sector and the interaction between

supply and demand at the national level. However, at this level,

the housing market equally focuses on aggregate levels of

production and consumption of housing although little or no

attention is paid to the composition of stock and its distribution

amongst households and places. Additionally, the housing market

is essentially defined by the relationships between the rate of

investment in housing supply and aggregate expenditures; in which

case housing competes with other sectors in the national market for

scarce income and productive resources. While studies of this

nature may not focus much attention on this level, it is essential to

understand the housing market at macro-level as this is primarily

where the parameters for the local housing transactions are

dictated.

(ii) The micro-level housing market - this focuses on the behaviour of

consumers and individual producers at a more local level. At this

level, the effect or reflections on individual regions or urban areas

are dealt with. In other words, we are concerned here with the

spatial expression of matching supply and demand, i.e., the actual
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functioning of the allocation process; how housing is produced and

exchanged; how rents and prices are determined and how they vary

among different types of housing at particular locations. Also the

roles played by local institutions and governments are usually

assessed (Bourne, 1980).

Nevertheless, numerous other criteria could be used to define the housing market. For

example, the location of control (privately or publicly owned) or type of tenure (owner

occupied or rental), age of housing and position in the market (new or existing stock) and

the quality (formal, informal, derelict, etc.). For the purposes of this study, however, the

meaning attached to the housing market will be twofold, the location of control as well as

the type of tenure.

(b) The operation of the housing market

The housing market like any other market has two sides, namely, the

housing stock on the supply side and the household on the demand side, in

a given market area (Bourne, 1980, Stafford, 1978, Malpezzi & Mayo,

1985). This situation involves the flow of housing services from the stock

which will be needed or demanded by particular households that have

acquired a given housing status. It is the market transaction which acts

as a link between the two. During this market transaction, the consumers

or households could be prepared to trade off one service in place of another

in order to derive the best package of services at a given price (Follain and

Jimenez, 1986a). Competition among these processes produces a set of

outcomes (fig. 4.3). Change is a very crucial ingrethent in the market as

it is a dyimmic process. Thus, changes occur internally in the housing

stock and services as well as in the inventory of households. Changes in

housing stock come about through the ageing process as well as some

exogenous factors. The determinants of external change mostly alter the
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rate of new housing construction. Similarly they affect the size, geographic

structure and income of the households thereby giving rise to the demand

for housing (Bourne, 1980). In some cases, for instance, increase in

household income may raise demand for housing and alter the nature of

that demand. This may, in turn, stimulate new housing construction and

encourage institutions and individuals to invest in the improvement of the

existing stock. This interrelated process or chain reaction is what is

regarded as a housing system.

In spite of the above, the quantity of housing stock supplied is supposed to be positively

related to the price of housing. Thus, if the price of housing services rises, suppliers will

increase the stock of housing over the long run. Developers and builders will then relate

the expected selling price of dwellings to the current and future costs of houses which

include actual building costs, materials, wages, land and the cost of short term capital.

It is from the above that the producers of housing have what is regarded as an 'asking

price'. Even in the case of equivalent units, asking prices vary from place to place.

Similarly, the consumer has a 'bid price' which is put forward for the same unit.

Normally, these transactions take some time and it is expected that the asking and bid

prices will converge; that is the sale price (fig. 4.4). In dynamic market situations, i.e.

where there are very few vacancies, and prices are rising, the 'bid price' may exceed the

asking price. Whereas where the market is slow, the convergence may not take place (fig.

4.5).

In the Nigerian situation, the above model operates as indicated in figure 4.5 above. For

instance because of market imperfections, at the moment, there are many vacant middle

and upper income houses while there is great pressure on low income housing in Benin

City. Consequently, the bid price is always lower than the replacement value of similar

properties and the convergent point described in fig. 4.4 as the sale price is almost
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non-existent. One of the reasons for this poor situation is because of what Lowry (1960)

and Carigsh (1963) referred to as the 'filtering effect'. In the Benin case at the current

time, it is 'filtering down' rather than 'filtering up'. So many middle and upper income

dwelling units are therefore left vacant and according to Cullingworth's (1979) description,

houses exist which do not meet the need of the people. Under-supply of low income

housing once again reflects the market imperfection in Benin City, for instance, as many

investors neglect the low income housing because it is not profitable (Agunbiade, 1983).

This situation is aggravated by the fact that the low income households cannot afford the

middle income dwelling units and have no access to the dwelling units provided by the

government. Thus, asking prices and bid prices never converge (fig. 4.5). In other words,

although theoretically this model is applicable to the Benin situation, in practice it is not

because of the local circumstances which exist within the market system. Therefore in

drawing up a policy, these local situations have to be considered carefully. As Megolugbe

(1989) stated, the Nigerian housing market is surrounded by unique socio-cultural and

political institutions. Therefore it is doubtful if common assumptions of the western

market models could be applicable without adequate modifications. For example, the

method of mortgage administration in the West may not necessarily be the same in

developing countries in general and in Nigeria in particular. Therefore, assumptions

surrounding mortgage grants and repayment in Nigeria has to take cognisance of this,

rather than adopting the Western market system which is not quite the same.

This discussion would be incomplete if the group of participants involved in the entire

process is not mentioned. These could be referred to as the actors which comprise of

landowners, mortgage lenders, speculators, administrators, professionals, consumers and

developers. In practice, the actual operation of the housing market involves all these

participants and they operate within a system of institution. According to PaM (1976,

1977), the entire spectrum of administrators, politicians, and technicians in the housing

field are gate-keepers who effectively determine who gets what from the housing market
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and where the allocations are obtained. However, the functioning of all these sections and

institutions is to a very large extent directed by the government through its various

decision makers, rules and regulations, which no doubt complicate issues some times.

4.3.1	 Government Intervention in the Housing Market

The market mechanism has three sectors, viz: the input market, production processes and

the output market (Malpezzi & Mayo, 1985). These three sectors are interconnected by

price. The input market involves land, infrastructure, finance, materials and labour,

which interact to produce housing services by developers, landlords and construction

companies, and firms (the production process). The output market is composed of home

buyers and renters who are interested in the consumption and purchase of housing

services. However, the output market is sometimes involved with the production process

through certain activities such as maintenance, rehabilitation or upgrading of services in

the house.

In most developing countries, there are many problems associated with the input market

which, in turn, affect the production process and the output market. Such problems

include difficulties in obthining land and finance for housing construction, especially for

the low income groups who have no access to land, mortgage loans and other credit

facilities due to lack of collateral (U.N., 1987). Inadequate, and lack of, infrastructure in

most urban centres is common in developing countries. Because infrastructure has large

economies of scale, not all the private developers or the individuals canot afford to

provide them. According to Malpezzi, et al (1987), the major obstacles which befall the

supply of housing often lie in the availability of critical inputs especially land,

infrastructure and financing. Hence they stated that:

"a variety of bottlenecks tend to make it difficult or extremely
expensive for producers to acquire some or all of these inputs,
which are essential to building shelter." (Malpezzi, Mayo & Gross,
1987, Urban Edge 1987, p. 1)
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These problems sometimes develop to very serious dimensions in such a way that the

production process is poorly affected resulting in insufficient housing production. For

instance, the failure of the Bendel State housing scheme of 1973-1988 discussed in chapter

2 was mainly due to the problems in the input market.

Often, instead of Governments (especially in developing countries) tackling these problems

from source, i.e., the input market, they intervene in the production process by direct

construction and/or manipulate prices through subsidies or allocation of finance, while

rules and regulations, for example rent control, are imposed as a measure of control in the

output market (fig. 4.6). These measures worsen these problems instead of solving them.

Very often these interventions are counter-productive and the low income households are

marginalised. In Kumasi, Ghana for instance, the imposition and enforcement of rent

control has resulted in low rent but very poor quality housing especially for the low

income households. Also the remarkable decline in housing investment has affected

housing supply generally, especially as people invest in taxis, light engineering, etc.,

instead of housing (Willis and Tipple, 1988).

In Nigeria, when the rent control was introduced in 1983, there was a drastic decline in

the number of housing starts in. most cities (Department of Lands & Survey, Benin City,

1984). Figure 3.7, chapter 3, clearly reveals this situation.

The effect of this unstable market on the low income households is an enormous increase

of housing shortage and, with economic depression; this situation is at its worst at the

moment. Because the market is not competitive, only a well-to-do few are in control of

land in spite of the Land Use Decree of 1978. This, therefore, enables them to fix the

prices arbitrarilT, in most cases they are very prohibitive. The provision of water and

electricity is monopolized by the Government (especially in most developing countries),
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their supply is inadequate, therefore the low income groups are always disadvantaged as

they cannot afford them and their areas are often neglected.

Having identified the basic problems inherent in Government intervention and the

distortion of the market mechanism, a very pertinent question we should ask at this point

is: How best can housing policies be formulated in order to reduce this market distortion

and yet provide housing for the people? First of all, this question can be examined

through a thorough analysis of the concept of need and demand.

4.4	 THE CONCEPT OF NEED AND DEMAND

The concept of need is very widely used in social policy and yet no consensus exists as to

the definition; neither does it seem to have a coherent meaning. Simply put, need may

be stated as any or all of the following:

(a) a situation which requires some course of action,

(b) the necessity to possess,

Cc)	 emergency, crisis, time of difficulty, destitution, lack of essentials,

poverty.

In other words, it could be said that need arises where there is some objective to be

fulfilled (Barry, 1965, Williams, 1978). A pertinent question which may be considered at

this point is: what is the nature of this objective and whose objective is it? This brings

in the issue of the parties involved when discussing housing need, for instance, society,

individuals, professionals, etc. (Williams, 1978). All the parties have to agree or have a

consensus on a particular issue (for example, housing) which is said to be needed. In the

context of this research, the objective is to provide adequate housing for the low income

households in Benin City. This could be regarded as the objective of the three parties

(society, professionals and the individual). However, the level of need in which a
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consensus has to exist wifi vary, especially as the parties have to answer the following

questions:

(a) Is the household lacking housing supply?

(b) Is the household in need of housing?

(c) Does the household demand public housing?

According to Bradshaw (1972), there are four levels of need:

(a) Normative Need:- When a desirable standard is laid down and is

compared with the standard that actually exists. If a group or

individual's current situation is lacking in any way from this set

standard, then the society regards them as being in need. The

drawback in using a normative definition is that the middle class

norms are used to assess need in a working class context. Also

different professionals may lay down different and conflicting

standards sometimes. The source of data for this sort of need is

normally taken from norms, rules and regulations laid down by the

government such as planning regulations and building codes and

these may be flawed.

(b) Felt Need: When need is equated with want. During the process

of assessing need for a particular service, say housing, people are

asked whether they actually feel that they need it. Thus felt need

is a very important component of need although it is an inadequate

measure of 'real need' because it is limited by the perception of the

individual alone without actually considering the views of society

and the professionals. Data on felt need is normally collected from

household survey.

(c) Expressed Need: This is felt need translated into action. From this

definition, 'real need' would be referred to as those people who

demand a service. People do not demand a service unless they



142

actually feel a need for it. Based on this, it could be argued that all

forms of demand are forms of need, but not all forms of need are

forms of demand. This point will be further explained later in this

chapter when examining the relationship between need and

effective demand. Through the local authority housing waiting list,

the required data for this definition could be obtained; though using

waiting lists has many weaknesses as many households in need

could be excluded from the list for one reason or another and many

on the waiting list have already found an alternative supply and

have not been removed from the list.

Cd)	 Comparative Need: A measure of need is determined by studying

the characteristics of those already enjoying certain services; in this

case it could be the recipients of public housing in Benin City.

When households with similar characteristics are not recipients of

public housing, then they would be regarded as being in housing

need. However, this definition seems to be more complex as the

fact that one area B is in need, in comparison with another area C,

does not necessarily mean that C is not in need.

According to Bradshaw (1972), the point where all these definitions overlap when

presented graphically could be regarded as the 'real need' (fig. 4.7). Nevertheless,

Bradshaw's taxonomy did not seriously consider the role of the society, rather it

concentrated more on the individual and the professionals. However, the above

definitions of need have demonstrated that need is used in different ways in different

contexts. Therefore, it is possible to reconcile the concept of need with the economic

analysis of demand. According to Taylor (1959 as cited in Wiffiams, 1978), need can be

categorized into:

(a)	 something that needs to satisfr a rule of law
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(b) a means to an end

(c) motivations, e.g. wants, drives, desires, etc.

(d) recommendations or normative evaluations.

This classification tends to fall in line with the four defInitions above. While Bradshaw

(1972) highlights the major distinction between professionally defined normative needs

and individually defined felt needs, (Smith, 1976) developed the following typology which

involves variations in three dimensions:

(a) the unit of need (e.g. individual-family-Committee)

(b) the cause of need (e.g. material circumstances versus personal

inadequacy);

(c) the assessor of need (particularly individual versus professional).

In other words, definitions in practice differ on all these dimensions according to ideology.

From all these it could be inferred that need is a concept which, at best evokes limited

and uneven degrees of consensus according to the circumstances, or at worst evokes a

general lack of consensus.

In the circumstances, a pertinent question that readily comes to mind is how far can the

concept of need be expressed by using economic demand models or microeconomic analysis

of demand? Although this may seem an irregular way to expmine need, we believe it may

be helpful in illuminating some of the interactions between need and demand in particular

situations such as in provision of housing where services have to be rationed. To

adequately relate need and demand, it is essential to know the meaning of demand.

Demand is a measure of what people want and need, arid have the abifity and are willing

to pay for at the going price in relation to their incomes. It is also affected by prices and

availability of alternative goods and services. It is generally believed that goods and

services can be assessed and measured in some ways and that quantity can be varied.

A very crucial issue in demand is its dependence on both willingness and ability to pay.
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If a good is not marketed, demand cannot be directly observed. Demand is normally

expressed not as a single value but as a relationship with another variable, especially

price, holding other factors such as income constant (Culyer, 1980, Gordon, 1984). What

then is the meaning of need in the context of demand theory? This question brings in the

definition which equates need with want (Weale, 1978) which draws very closely to the

economic concept of demand. In the context of demand theory, therefore, need means four

things:

(i) When based on client preference - need is inelastic or demand that

does not vary when either price or income varies.

(ii) When based on client income - need means abffity to pay.

(iii) When based on others' preferences - need means externality, i.e.

those things that are required but not absolutely essential like the

inelastic goods. Externalities are often referred to those goods

which are elastic. Housing is a merit good.

(iv) When based on supply/cost - need is where treatment is worthwhile

in cost-benefit terms. The link between need and demand is

presented on figure 4.8.

Having defined need and demand, the next task is how to relate it to the present study.

In other words, which of these definitions shall we apply in this research? In the past,

housing need in Benin City has been derived from estimates of the requirement to bring

the total housing stock into a desirable relationship with the number of households

(demographic requirement) and an estimate of the replacement (Federal Republic of

Nigeria Fourth National Development Plan, 198 1-1985). This could be regarded as the

normative approach to need. In this case, Government tries to cope with need without

limiting it by the ability to pay. Under this type of notion, housing policies were based

on the 'Rule of Thumb'. For instance, there is always an assumption that low income
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households would be willing to pay between 20 and 25 percent of their monthly income

on housing. This did not mean that they were able, this depends on their levels of income

and rents expected from housing projects. Because incomes were in many instances very

low, the projects ended up being heavily subsidised or alternatively taken over by higher

income groups.

In the light of the above issues, Governments, especially in developing countries, have

recently realised that they can no longer continue with the provision of housing for the

low income households at subsidized rates. The implications here are that costs have to

be recovered from beneficiaries. Therefore, cost recovery strategies have to be re-

examined and housing provision would need to be reviewed in a cost-benefit framework.

Perhaps as a result of this realization, a number of social analysts and housing specialists

have concluded that need is best regarded as a cost-benefit judgement (Culyer et al, 1972;

Davis, 1978;) especially in view of the following reasons:

(a) Because cost-benefit analysis utilizes consumer surplus measures,

it is potentially sensitive to the link between need and demand.

(b) Cost-benefit analysis is intended to incorporate private and external

benefits as well as costs.

(c) To some extent, cost-benefit analysis can handle issues of risk and

uncertainty. Because cost-benefit analysis has the potential

weakness of handling inequalities of income distribution at the

conceptual level, it may be desirable to discount for differences in

ability to pay in order to fully use an economic approach to assess

need.

It is in the context of the above that the author has decided to use some economic demand

models such as the hedonic indices, the present value method and the willingness to pay

approach for the estimation of required housing for the low income households in Benin
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City and their level of affordability. In addition to this, the concept of need should equally

be used in the housing estimation but to a certain limited degree. While the demand

models are used to a certain cut off point, the concept of need would be applied thereafter

(figs. 4.8 & 4.9). This is, in fact, where all the four definitions of need above overlap (fig.

4.7). Those below the poverty line will probably fall within this category which means

that they may not be able to pay for housing, and in that case, something has to be done

for them. This will, therefore, match the expression by some social analysts who feel that

the consumption of specific services should not relate to ability to pay in relation to

minimum standards of services in cases such as education, health and housing (Sen, 1972,

Webb and Sieve 1971 and Weale 1978) while the neo-classical economic approach being

suggested by the researcher would be applied to those above the poverty line but still on

low income.

4.4.1	 Conceptual Assessment of Housing Consumption Requirement

In order to achieve an effective housing policy formulation aimed at solving housing

problems, it is essential to analyse the present housing situation and future housing

prospects of the population of any given city or country for which estimates are required.

Then the time period for which the policy has to address has to be defined. This is

because it is difficult for policies to make impact within a short period of time, while

projections could become obsolete and misleading to rely upon if the time scale is too long.

When these initial problems of definition are sorted out, the two main aspects of housing

policy formulation are:

(a) the actual analysis of the current operation of the housing system

(b) evaluation of required need.

These should be thoroughly understood. While the former has been tackled under section

4.2, the latter involves a clear understanding of:
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(i) the number of dweffings required over the planning period to house

the population adequately;

(ii) the level of investment required to bring the entire housing stock

to a minimum level of quality commensurate with projected

requirements (Gray and Richardson, 1985);

(iii) projection of demographic trends;

(iv) the minimum housing standard required with a detailed

understanding and analysis of the market mechanism as it affects

housing supply and household demand for housing the entire

population. Processes described above will become easily integrated

and well related to each other. Through a social and household

characteristics survey, the effect of each parameter upon the entire

socio-economic system affecting the housing supply and

consumption patterns will be revealed. Fig. 4.10 shows the

relationship between these processes.

If these conceptual classffications and logical relationships are observed, the formulation

of a housing policy should be based on the following five concepts (Merrett, 1984).

(a) Effective Demand (affordability, willingness to pay, etc.).

(b) Housing Consumption Requirement (housing need).

(c) Popular Aspiration or User Preference.

(d) Actual Standards

(d) Targeted Minimum Standards.

Through these the housing requirements would be adequately assessed.
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4.5	 TUE CONCEPT OF AFFORDABILITY

One of the fundamental problems associated with low income housing provision is the

misunderstanding of the concept of affordability. Recently the issue of cost recovery is

gradually making an impact on the minds of policy makers and project financiers as

resources are generally dwindling particularly in developing countries, as governments

can no longer continue to subsidize housing. Therefore housing progr pmmes can only be

suitable if the cost of development is fully or partly recovered. At the same time, most

projects are designed in a way that they tend to ensure that the target population or

beneficiaries are not prevented from spending what they can afford on housing, neither

are they induced to spend beyond their capacity and what they are willing to spend on

housing (Lee, 1985; Keare & Jimenez, 1983). Coupled with these are the questions of

accessibility and replicability (U.N., 1986); none of which can be possible if the project is

not affordable to the target populations. Consequently, the appropriateness of a housing

project to low income households depends on whether or not the project is affordable.

Thus the concept of affordability is important for urban development projects because of

some of these basic issues. For instance, replicabifity should be possible with little or no

subsidy, while housing projects for the low income groups should be generally accessible

to a large proportion of the low income households. These can only be possible if the

complex issue of affordability is properly understood and housing policies formulated and

projects designed accordingly.

Having explained the basis for the present concern for affordability, what then is the

meaning of affordability? In its simplest form, affordabifity could be described as the

extent to which households can afford to pay for housing goods and services. According

to Keare and Parris (1982), affordability can be defined as a certain level of urban services

which is affordable to a low income beneficiary household if the amount from monthly

income that a household is willing and able to pay for shelter-related expenditures is
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sufficient to cover the monthly costs of providing these services. According to them,

affordability can symbolically take the form of:

C ^ ay

where C = monthly project cost

Y = monthly family income

a = the proportion of income the household is

willing and able to spend on housing.

In other words, "if 'a' represents the average propensity to consume housing (the

proportion of monthly income 'y' a household is willing to spend on it) then a unit of

project housing with service level 'i' and monthly costs 'c' , is estimated to be affordable

down the i+ , percentile of the income distribution if the following is true: ay ^ c" (Keare

& Jimenez, 1983).

However, in affordability calculation, it is important to examine the parameters 'a', 'y' and

'c' carefully as the measurement of these parameters could be problematic. It is obvious

that considerable variability exists in the value of cost, income and affordability; therefore

it is particularly crucial to know if the parameters have been accurately measured and

also if the assumptions made by the decision makers in carrying out their affordability

calculations are valid. Also the effect of external factors (such as inflation) on projects

should be considered as these parameter measurements are being conducted especially

where it is thought to be necessary. For instance, inflation is often taken into account

when calculating cost of services, depending on how long construction takes, while

inflation after allocation and occupation cannot be considered in the calculation.

Following from this therefore, inflation should be taken into account on the Bendel State

low income schemes (1973-1988) discussed in. chapter 2, especially as construction

commenced in 1973 and most of the units were not completed until 1978.
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To further examine affordability, it is essential to first analyse the issue of willingness to

pay which is an important aspect of the whole concept of affordability.

4.5.1.	 Willingness to Pay

This term 'willingness to pay' refers to the ability and willingness of households to pay for

services and goods. In the context of this study, it means the ability and willingness to

pay for housing consumption. Willingness to pay for housing is not a fixed proportion of

income. Rather it varies with total household income, type of tenure (ownership versus

renting), the package of the services being purchased, perceptions about the investment

potential of the shelter package (for instance, through sub-letting), quality, cost of other

competing needs (i.e. cash expenditure on housing versus consumption of other goods) and

certain household characteristics. For instance, Grimes (1976) found in his studies of

some developing countries that the average percentage of household expenditure devoted

to housing across the cities is between 11.7 percent in Kingston to about 20 per cent in

Mexico City and Seoul; while in Britain it is between 15-22 per cent (Nicholson & Willis

1991). When Grime assessed the expenditure pattern of various income groups, he

discovered that low income households spend a larger share of their expenditure on

housing than other income groups. it is therefore not surprising that as income rises and

other demands are met, the amount devoted to housing may remain constant or fall.

Other studies conducted in Santa Ana, El Salvador, Senegal and Zambia showed similar

results. Nevertheless, these results are subject to various interpretations among project

managers, researchers and institutions involved. These diverse interpretations are not

unconnected with the great difficulties associated with the issue of measurement in

affordability calculations. Consequently, the various interpretations could be traced to the

fact that some housing specialists believe that the propensity to spend on housing does

not vary with income while others feel that it varies with income.
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In Britain for instance, the prosperity to spend on housing is income elastic and it is about

7 per cent (Cameron, Nicholson & Willis, 1991). Although empirical data is not available

for Benin, Nigeria, experience shows that it is equally income elastic. These divergent

views notwithstanding, to estimate 'a' the measure of income 'y' and actual housing

expenditure or rent 'R' must be used. In which case

a = RJy

and this could be viewed as the average propensity to consume housing services over a

given period. However, the delicate issues of the non-homogenous nature of housing, the

uncertainty and variability of the population itself, which create many problems in

estimating these values, should not be overlooked.

A very fundamental issue in the measurement of the propensity to consume housing 'a'

or willingness to pay for housing services is income. Often it is difficult and ambiguous

to actually define the income that should be included in affordability calculation. More

especially as Keare and Jimenez (1983, P. 19) put it "whose income and what sources?"

Quite often there is the temptation to think that the monthly income of the head of

household should be used as the component of total household income particularly as it

is viewed as the only stable income. However, this has been proved to be incorrect as it

could lead to serious underestimation and distortions of household incomes. Income is

differently defined from place to place.

In Nigeria, for instance, the 'nuclear household model' is a colonial legacy and does not

necessarily apply in practical life (Fapohunda, 1987). According to her, this is because

most Southern Nigerian spouses do not have a joint account and thus a common budget.

Often, they have separate allocative priorities, irrespective of the fact that both spouses

contribute to the financial up-keep of the households. In most cases, their contributions

are clearly defined. Rents, the purchase of relatively fixed consumer durables, for

example, furniture or refrigerators, and children's school fees are the responsibility of the
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husbands, while wives primarily finance expenditures personal to them and their children.

While agreeing with these findings, Fapohunda (1987) did not, however, state whether

this situation applies to all income groups in the urban areas. Although no empirical

evidence exists, it is common knowledge that the urban low income household financing

is quite different from the medium and high income groups. This is because most low

income wives are either petty traders or full time housewives. In such a situation, the

urban low income households have no choice other than to have joint accounts. It must

admitted, however, that this equally differs from the rural areas where the low income

wives are farmers and still manage to run separate accounts as Fapohunda (1987) pointed

out.

Nonetheless, because this study is mainly focused on the urban low income households,

income is therefore regarded as the sum of all members' income from all sources. In other

words, household income based on the income of all household's members from all sources

would be used in this study. Although there are two kinds of income: cash income and

income in kind, this study is strictly based on cash income. This is because housing

demand is determined by the economic notion of permanent income (Friedman, 1983). It

is important to mention here that income fluctuates during the year and over the family

life cycle. This affects household's perception for housing investment.

Strongly associated with income measurement is the problem of distortion by the families

or households. Some of the fimi1ies either claim that their incomes are less than they

really are, in order not to be considered too well off to join a project, or others may claim

a higher income in order not to be considered financial risks. Yet another group, such as

some families in Nigeria, may conceal their actual income for fear of taxation and in some

cases out of ignorance.
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Another problem associated with measurement is that some project definitions of

affordability tend to limit participants to income earnings only. In fact, in some

developing countries, the transfer of income greatly augments the incomes of families.

For example, one third of the families living within the informal housing sector in Santa

Ana, El Salvador, have their incomes augmented with income transfer (Grime, 1976). In

Ghana, over 30 per cent of new housing starts are financed through income transfer

(Diko, 1991). Even in Nigeria, income transfer from the Western Countries, the GUll', for

example Saudi Arabia, is becoming popular although no research has been conducted to

assess the actual contribution this makes to the economy and household income.

Nevertheless, it could be dangerous to rely upon income transfer for planning purposes

and policy issues as it may not be constant and, moreover, is not easy to measure.

Recently, many researchers, economists and housing specialists are beginning to think

that decisions on consumption should not be based on current income, rather that the

permanent income should be used. In other words, households should calculate what they

believe to be the component of their income which is stable or permanent and base their

consumption decisions on that. In spite of the foregoing, policy makers are still faced with

two major problems, namely:

(a) the estimate of 'a' using current income and apply it to current

income measures or estimates;

(b) the estimate of 'a' using permanent income and apply it to

consumption expenditure, as a proxy for permanent income or even

to estimate 'a' using this proxy as has been done by some analysts.

The most appropriate approach could only be determined after accumulating empirical

evidence and this is outside the scope of this study.
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Having carefully analysed some of the main issues involved in affordability calculations,

the obvious question which is of direct relevance to this study are: In what ways will the

entire concept of affordability affect the urban poor or the low income households?

(a) in terms of accessibility to housing services of minimum standard?

(b) will it reduce their overall consumption or utifity of housing

services?

(c) if the poor, for instance those below the poverty line, can hardly

afford food, how then can they afford to pay for housing?

(d) or should they be completely neglected in the entire development?

In other words, housing policy formulation strategies in developing countries have to

specifr or answer the question: "affordable by whom" (Gray & Richardson, 1985, p.199)

especially when the issue of affordable policy or progr pmmes are raised. As shown in fig.

4.6, section 4.4 above, those who fall within the category where all the four different types

of need overlap definitely cannot afford to fulfil their need. Similarly, in the area of study,

those below th poverty line which comprise about 40 percent of the population of Benin

City cannot afford to pay for the housing which is being provided by the government using

the present policy in operation (Sada, 1985, Ozo, 1986). It is therefore not surprising that

this study has earlier proposed the following:

(a) a form of intervention which should not essentially be that being

advocated by the marxists.

(b) that a combination of economic demand models and the concept of

need be used for the estimation of housing requirements in Benin

City.

On the contrary, assuming those households above the poverty line can afford and are

willing to pay some amount, will the amount they are willing to pay cover the long run

marginal cost of construction or the total cost of construction including capital investment
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costs? When applied to conventional housing, is what people are willing to pay meant to

recover total cost of construction including salaries, maintenance, etc.? These and many

such issues should be investigated especially as the affordabifity concept cannot be easily

understood unless these issues are clearly defined and well explained.

4.6	 ECONOMIC DEMAND MODELS

In the preceding section we have seen that the Government in many developing countries

cannot continue to subsidise housing projects without fully or partially recovering the

costs. Furthermore, costs cannot be recovered unless the projects are affordable. These

can only be possible if projects or progrpmmes are appraised, evaluated and housing

demand adequately estimated. In addition to the above is the complex and unique

circumstances of the housing market situations in most developing countries in. general

and Nigeria in particular, which complicates the provision of housing for the low income

groups. In search of a technique, therefore, through which the above problems could be

realistically tackled, the use of some economic demand models such as the hedonic indices

and the present value method have been proposed.

In the United States and Britain, housing market analysis using the economic demand

technique has been very widely studied (Malpezzi, Mayo & Gross, 1985). Among such

authors are Quingley (1979) and Weicher (1979) who have concisely summarized the

housing market analysis; while Delew (1971) and Mayo (1981) have reviewed the

literature on demand. Others include Olsen and Barton (1982), Clemmer (1984), Box and

Cox (1964), Malpezzi (1988), Cobb (1983), etc. who have actually developed different

formulae for different economic demand models. On the other hand, there has been

relatively few housing demand studies conducted in developing countries. The few studies

of this nature that have taken place in developing countries have concentrated on Latin

American cities probably because this is where data is available, and a few other areas
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such as Korea, Malaysia and Egypt. Authors such as Howe and Musgrove (1977), Luch

et al (1984), Ingram (1984) conducted studies on some Latin American cities such as

Ecuador, Caracas, Central Chile, etc., while Follain et al (1980) and Mayo et al (1982)

worked on Korea and Egypt respectively. Quite recently, Malpezzi, Tipple & Willis (1989)

and Megolugbe (1983) have conducted studies on the effect of rent control on housing in

Ghana and the housing market situation in Jos, Nigeria respectively, and, of course, the

studies conducted by Malpezzi, Mayo and Gross (1985) on housing demand in developing

countries based on sixteen cities. They proposed the cross country model after their

studies. While it is not within the scope of this study to discuss the results of these

housing demand studies in various countries, it is worthy of mention that most of the

studies did have common findings:

(a) Generally demand is relatively income inelastic as most income

elasticities in most cities investigated are between 0.5 and 1.0.

(b) Price elasticities are below income elasticities in absolute value. In

other words demand is very inelastic with respect to price and

medians for owners and renters equal to -0.2 and -0.3 respectively

(Malpezzi, Mayo and Gross, 1985).

The fact that the above findings and many others have been found to be common in these

areas investigated have given credence to the use of these economic demand models, their

weakness notwithstanding.

The main objectives in which the use of the economic demand models is proposed,

therefore, are:

(a) To attempt to use a housing hedonic index for housing market

policy analysis.

(b) To investigate the benefits and costs of public housing programmes

in Benin City both to the participants and the developers.
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(c)	 To estimate housing need and demand through a more realistic

means of understanding what is feasible as well as desirable.

4.6.1	 Hedonic Indices

The hedonic indices are used in a multi-regression analysis which enables analysis of

'treatment' and 'control' groups which are not identical (Willis & Tipple, 1988). It

attempts to sort out the influence of housing and non-housing factors in determining the

market value of units (Murrill, 1983). The hedonic price index is, therefore, mainly used

to estimate the implicit prices of measurable housing characteristics in the private sector

(Megbolugbe, 1989); while the coefficients derived from these measurements are used to

estimate market rent for particular components of housing in the public sector.

Hedonic studies are based on an understanding of the complex and heterogenous nature

of the housing product. The theoretical foundation and econometric procedures used in

the application of the hedonic technique to estimate housing demand is clearly stated in

Follain and Jimenez (1985a). According to them, housing is defined by a bundle of site

and residential attributes. Hedonic price theory presupposes that households differ

regarding the amount of these attributes they want to consume. The hedonic technique

is therefore used to identilr the schedule of prices or rents which clear this implicit

market (Megbolugbe, 1989).

The theoretical base for the construction of a hedonic price model presumes a relationship

between housing prices or rent and the characteristics. These characteristics could be

classified into three categories:

(a)	 Structural characteristics of the dwelling (such as age of building,

building materials, plumbing fixtures, etc.) denoted "S".
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(b) Neighbourhood characteristics (such as availability of electricity and

water) including the spatial location within the housing market and

city (Cobb, 1982) denoted "N".

(c) Characteristics which affect the price (such as utifities included in

rent, for example mode of ownership, length of tenure, etc.) and

other factors that could affect the contract term denoted "C't.

Thus market prices or rents denoted by P or R (it is important to note that some authors

use Rent as surrogate for Price; in other words, rent is actually price for flow of housing

services; the purchase price represents capitalized rent) are expressed as:

R=F(S,N,C) .............................Ci).

The variables that will be used later in this study will be drawn from the above three

categories and, as much as possible, those deemed relevant to the Nigerian circumstances

will be chosen. In the same manner, the part hedonic functions will play in index number

construction will depend upon the relationship between the characteristics and the goods

or commodities ultimately being consumed (Cobb, 1982), in this case, housing.

4.6.2	 Present Value Method

The present value model is one of the techniques used for project appraisal. It works on

the simple principle that a dollar (or Naira) today is worth more than it would be in a

year's time. This arises because of people's preference for the present over the future,

which is taken into account through the discounting process. Therefore, for project

evaluation and decision making regarding a particular project, this technique predicts that

an investment is worth undertaking if the financial return is equal to or greater than the

amount put into it. In other words, if a project investment has a zero positive net value
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(which means that the financial return is either equal to or greater than the cost of the

project) then that project should be undertaken and should be accepted (Lumby, 1988).

As a matter of principle, an evaluation exercise using the present value technique has to

convert all the parameters to the same measurement unit. Therefore the compound

interest used for the calculation of the process described above is:

A(1 +r)

where:

A is the initial amount invested or deposited

r is the (annual) rate of interest

n is the number of years for which A is left deposited

Generally, A (1 + r) is therefore the terminal value of an amount 'A' that has been placed

on deposit for 'n' years at an annual compound interest rate of 'r'. Similarly A/(1 + r) is

the present value of an amount 'A' received in 'n' years time where 'r' is the annual

compound interest rate. To calculate for the terminal value we have to 'compound

forward', whereas in the case of the present value calculation, we 'discount backwards'

through time. Hence the present value could be easily expressed as A (1 + r) (Lumby,

1989) or reciprocal of compound forward.

However, the net present value of an investment project can be expressed as the sum of

its net discounted future cash flows:

n

t=O (1 + r)t

where	 At	 =	 the project's cash flow (either negative or positive) in
time

=	 takes on values from Year 0 to Year n.

ii	 the point in time when the project comes to the end
of its lifespan.

r	 =	 annual rate of discount or time value of money.
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When this expression has a zero or positive value, the project should be undertaken but

when it has a negative value, the project should not be undertaken. Through this

calculation, decision makers could be advised as to which project would pay back faster

among various alternative projects.

The present value technique could be used to compare the efficiency of alternative

Government interventions in the housing market using a set of common and

comprehensive market (Malpezzi, 1988). In such a way, it will help to clarily the

structure of incentives in a given market in a regulatory framework, and will also attempt

to predict the consequences of the changes in those incentives.

Government interventions such as regulations, taxes and subsidies have costs and benefits

which are not often estimated explicitly. Even where costing takes place, some of these

interventions are studied in isolation and therefore their effects cannot be properly

perceived. This technique is therefore capable of giving explicit calculation and

presentation of the financial cost-benefit of each investment from the point of view of each

market participant such as developers, landlords, tenants and homeowners; more

especially as costs and benefits accruing from different interventions have various effects

on the different participants mentioned above in the market. This is because one

participant's subsidy will not always cancel another's cost.

Therefore, in order to ensure that shelter and infrastructure investments are productive

in such a way that cost will be recovered over a certain time period and benefits will reach

a certain category of society (the low income groups), it has become necessary to use this

cost-benefit analysis technique. According to the operation of the present value technique,

if a housing project is evaluated and the present value of the benefits to the society

exceeds the present value of its costs, the investment in such a project or unit is efficient

(Malpezzi, 1988). In other words, the returns to such an investment exceeds the
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opportunity cost of capital and this is measured by the discount rate. Although the

present value technique cannot set society's distributional goals, it can demonstrate the

cost of reaching alternative goals. When properly modelled on demand, it may be possible

to predict who will benefit and by how much (Malpezzi, 1988).

Nonetheless, this technique is not without limitations. How, for instance, can we place

monetary value on regulations and such other inventions? Subsidies, taxes and market

imperfections have to be costed as they are inputs to the model. These are not easy to do

and we may have to end up with mere estimates. Unlike other cost-benefit models, risks

and uncertainties are not built into this model. This is a very great drawback. Thirdly,

the model is oversimplified. For example, it only uses fixed rates of mortgage lending that

are currently used in its present form.

In spite of these limitations, the researcher has chosen to use this technique because it

offers the opportunity to compare various government programmes. Moreover, with this

technique it will be possible to assess the effect of various interventions on different

progrsmmes thereby making it possible to predict the general effect of certain

progrimmes depending on the kind of interventions applied by the government. Finally,

this technique will enable us to predict who will benefit from government programmes,

what kind of progrslmmes to undertake, and by how much they will benefit.

4.6.3	 General Criticism on the Use of Economic Demand Models for
Housing Estimation and Policy Analysis

The use of an economic approach to need and housing market policy analysis had been

heavily criticised as follows:

(a) These economic techniques normally fail to recognise any priority

for needs.

(b) They totally neglect the non-material dimensions of welfare.
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(c)	 There is heavy reliance on individual preferences, especially in the

case of willingness to pay.

Arising from these criticisms and the fact that most of these techniques have mainly been

developed and applied to the developed countries, efforts will be made to modify them as

much as possible to suit the local circumstances of the area of study.

Throughout this chapter, effort has been made to explain in as much detail as possible the

various concepts and models which we will come across in the rest of this study. They

include the concepts of housing delivery, housing market, need and demand, affordability

and willingness to pay and some economic demand models such as hedonic indices and

the present value technique. These concepts and models have been explained in the way

that they will affect this study. Later on in this study each one of them will be applied

whenever necessary. it is hoped, that by attempting to briefly describe and define these

basic housing concepts and economic models which will be constantly used in this

research, we may be able to easily understand some of the analytical processes and

methodologies which we will come across throughout the research.

The next section will describe the proposed method of collecting the empirical data to be

used in this study. It is recognized that, without an appropriate survey method, it will

not be possible to show the validity or otherwise of the previous concepts as they relate

to the case study areas.
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4.7	 EMPIRICAL SURVEY METHODS

The objective of the empirical survey methods for this study are:

(a) To identify the household characteristics in the study area

(b) To identify the nature of households' dwelling and general housing

environment in the area of study.

(c) To ascertain the households' housing needs and priorities

particularly in terms of affordability

(d) To explore the relationship between the above and what the

government is providing with a view to making recommendations.

4.7.1	 Survey Methods

A number of survey methods were used and these include:

(a) Respondent household survey: Family composition, age, sex,

marital status, income levels, occupation, education levels, etc. were

among the variables investigated. When analysed and examined in

relation to other surveys, the households variations and trends were

illustrated.

(b) Observation of respondents and their environment: This was

carried out in order to document and observe alterations especially

extensions to and change of use of dwelling units. it is hoped that

this would enable us to assess the suitability of the house types

being provided for the low income households especially by the

government. Also, we observed the suitability of the house types in

relation to the social structure, cultural patterns and human

relationships.
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Cc) Opinion Survey: The main aim of this method is to ascertain the

respondent household attitudes regarding their housing need.

Opinion on such matters as type of unit, method of construction,

site and services, self-help, location, amount households are willing

to pay for rent or mortgage etc., were obtained. Such surveys

cannot only give a better understanding of what the households

believe they want and can afford but can also highlight the degree

of importance which they attach to these needs. Two areas of

survey cover this:

(i) the satisfaction survey

(ii) direct trade-off games.

Although both techniques have drawbacks, those associated with direct trade-off games

are likely to be more acute. Therefore the satisfaction survey method is used.

Instruments:

The instruments include

(a) a questionnaire

(b) a schedule

(c) a scale.

The questionnaire was structured as simply as possible. A schedule is necessary to save

resources. What is referred to as the instrument here was discussed with Dr. Graham

Tipple, Mr. Shitta-Bey in Lagos, and Dr. Ken Willis, and then a test-run was conducted

on some friends. After these preliminaries, a pilot study in Bendel Development and

Property Authority was conducted. Then a number of modifications were made as

necessary; thereafter the instrument was divided into four:

(a) a household characteristics survey

(b) a housing environment survey
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(c) a household satisfaction survey

(d) a dwelling plan survey.

4.7.1.1	 Sampling Methods

Although there are two types of sampling:

(a) Quota Sampling,

(b) Probability or Random Sampling;

A stratified random sample method was used.

The random sample selection is a sampling procedure in which the units of households

are chosen individually and directed through a random process in which each unselected

household unit has the same, above zero, chance of being selected as every other unit.

However, for the private sector survey area, stratification sampling was first of all applied

to the city in order to select an area and thereafter the random sampling method was

used to select the houses or compounds to be interviewed. It is essential to mention that

the weaknesses and limitations associated with the stratification sampling method are

bound to affect the results especially as selectivity bias is likely to create a problem.

Moreover, estimates derived from field surveys are not as accurate as a complete

enumeration or census especially given the heterogenous character of the Nigerian

environment in general and Benin City in particular. The difference between the

household estimates from different samples and the household value is called 'the

sampling error' and is usually expressed in terms of a standard error. The standard error

is therefore a measure of the variability (around the household value) of the household

estimates from a repeated sample. In simple terms, it gives a clear notion of how and

with what probability an estimate based on a sample departs from the value that could

have been obtained with a complete census (Bulmer and Warwick, 1983).
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Since, in practice, the author has only one sample to work from, the standard error is in

fact the key to the measurement of the reliability of the estimate of a population statistic.

4.7.2	 Collection of Primary Data

An empirical survey was conducted by a team comprised of the author as the team leader,

a senior Town Planning Officer, two Senior Assistant Town Planning Officers, one Senior

Technical Officer (Engineering), two Administrative Officers (graduates of psychology and

sociology respectively), all of whom are members of staff of Bendel Development and

Property Authority, Benin City. In addition to the team were five industrial training

students from the Departments of Town Plimning and Architecture at the University of

Benin, Bendel State University, Ekpoma and Auchi Polytechnic, who at the time of this

survey were attached to the Architecture and Planning Division in B.D.P.A. of which the

author is the head. This high calibre composition of the team is made possible because

the author is a Deputy Chief Town Planning Officer in Bendel Development and Property

Authority. The Authority also helped the researcher by providing a vehicle and a driver

for easy movement of the survey team. Because the Bendel Development and Property

Authority manages the Federal low income housing estate, Ikpoba Hill, where one of the

surveys of 127 households took place, it was quite easy to summon a meeting of the

residents and inform them about the survey. Also because one of the members of the

Board of Directors of B.D.P.A. is a local Chief and the next person to the Oba of Benin,

it was equally easy to summon a meeting of the residents' representative of the core of the

city where the popular sector housing survey of 387 households took place. All these

made the entire survey exercise of a total of 514 households possible as it was very easy

to secure the people's co-operation in both cases.

Nevertheless, it must be stated here that in spite of all this assistance, the survey was

not without problems and difficulties. For example:
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(a) About 40 percent of the households surveyed had either a wife or

relation to the head of the household interviewed instead of the

head of the household himselL After visiting some of the randomly

selected flats several times without meeting the head of the

household, the wife or any other mature relative was interviewed.

This is bound to affect the sample as certain details only known by

the head could not be disclosed. A very good example of such a

detail is his income. In spite of this drawback which is apparent if

any person other than the head of the household is interviewed, the

researcher had to continue the survey since time and finance

allocated for the survey were very limited.

(b) Although the people were generally friendly, it was not easy to

obtain information in relation to income. Where the question about

income was freely answered, the actual figures earned were not

known, especially if the person answering the question was neither

the head of the household nor the wife. The difficulty was more

pronounced with those who were businessmen or self employed.

They either deliberately did not disclose their income for fear of

taxation or they were simply ignorant of their total income. Since

it is not possible to actually assess how biased this is, expeiditure

is used as proxy to income, as this would reduce the effect this

discrepancy would have on the analysis.

(c) Information on expenditure was equally difficult to obtain as most

households honestly did not know how much they spent on health,

food eaten outside the house, etc., per month. Most of the figures

obtained were approximcitions. These problems notwithstanding,

our analysis and results were found to be adequate when compared

with similar studies in other countries or cities.
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(d)	 Another area of difficulty was on details about household members,

especially children. This is not unconnected with the superstition

that children should not be counted for fear that some evil may

befall them if they are. A similar problem was encountered in

sample surveys in Kumasi, Ghana, which suffered from an under-

enumeration of small children (Tipple, 1984, 1987; Malpezzi, Tipple

& Willis, 1989).

4.7.3	 Other Sources of Data

In addition to the empirical survey conducted by the researcher, a household survey

conducted by Omokhodion Associates on Benin City as a whole for the preparation of

Benin City Master Plan, and that carried out by Sada in 1981 and 1984 respectively,

formed good sources of information on the Benin City housing situation, employment and

occupation as well as the demographic trends. Other documents such as the House Count

conducted by the Federal Office of Statistics, Lagos, and such other publications by

renowned scholars whose fields are equally related to housing development, were also

used.

Finally, information was gathered directly from Government establishments such as the

Department of Lands and Survey, Governor's Office, Benin City, Ministry of Works and

Housing, Bendel Development and Property Authority, Ministry of Finance and Economic

Development, and Central Bank of Nigeria. While concentrating on the field surveys

conducted by the author, these other sources wifi be referred to from time to time.
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4.7.4	 Data Analysis

The SPSSX computer package, the Modified Davis' Fortran Program, Lotus 1, 2, 3 are

used to analyse the data collected from the field. The Hedonic Index and the present

value method are used as techniques to analyse the data. The choice of these economic

models is to enable the author to assess the costs and benefits of public housing to both

the beneficiaries and the developers, thereby making it possible to carry out housing

policy market analysis. Moreover, the costs and benefits of projects or programmes of

various types will be evaluated thereby aiding the decision maker to decide which type

of programme to undertake. The multiple regression analysis inherent within the hedonic

index will reveal relationships between variables while the present value technique will

evaluate different programmes. These techniques have been discussed in detail in the

previous sections.

4.7.5.	 Data Presentation

The results obtained after the statistical analysis are to be presented in the form of tables,

graphs and written text. Whenever it is possible, photographs and plans will be used for

illustrations.

4.8	 SUMMARY

This chapter has reviewed the extreme views of John Turner and the Marxists (Burgess)

on the low income housing question. The structuralists advocate a mid-way approach

between the two extremes; while the researcher proposes an application of the neo-

classical economic theory in finding a solution to low income housing provision. Also,

some basic housing concepts such as the concept of housing delivery system, the concept

of need and demand, and economic demand models (hedonics, present value method and
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willingness to pay approach) were also discussed. The usefulness and weaknesses

associated with these concepts were highlighted; while the chapter was concluded with

a brief discussion of the research methodology.

The next section which is comprised of chapters 5 and 6 will discuss in detail the findings

on the case studies for the public and popular sectors' housing respectively.



SECTION II

CASE STUDIES



CHAPTER 5

CASE STUDY I
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From the foregoing chapters, it has been revealed that the Bendel state Government

managed to complete a few housing estates for the low income groups. The extent to

which these dwelling units actually went to the target group is one of the issues which

this chapter would attempt to investigate. Secondly, although the dwelling units were

highly subsidised by the Government, doubts were expressed in previous chapters on the

level of affordability by the low income groups for dwelling units which turned out to be

expensive. A dwelling unit in the context of this research is referred to as a room or suite

of rooms and its accessories in a permanent building or structurally separated part thereof

which is intended for habitation by one household and not used for other purposes at the

time of the survey. In other words, a room, a flat and a house are all defined as a

dwelling unit if they are intended or used by one household. The size of the households

in the completed housing estate would be determined through the survey and this would

be compared with 7.2 persons per household assumed by the consultant commissioned to

prepare a master plan for Benin City.

The household occupancy and the level of satisfaction in relation to the amenities and

facilities are other important issues which this chapter investigates. In order to rationally

examine these issues and some other matters such as relationship with the head of

household, the household income and expenditure etc., an empirical study, was essential.

Consequently, a household characteristic survey and housing conditions survey was

conducted on Ikpoba Hill low income housing estate (popularly known as Federal Low

Cost Housing Estate Phase I) (fig. 2.1, P . 38) The questionnaire administered for this area

and the popular sector, the core is presented as Appendix 5.1. The SPSSX computer

package was used for simple statistical analysis. The survey method, problems and

constraints encountered during the survey were all discussed in chapter 4. The analysis

that follows in this chapter and that of chapter 6 are mainly to provide data for the

detailed analysis and evaluation process conducted in chapters 7 and 8.
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5.1	 TIlE CASE STUDY AREA

The phase I of the low income housing estate is located along Benin-Auchi express

highway at Ikpoba Hill, Benin City (fig. 1.4, p.16). Ikpoba Hill is a fast developing area

within the periphery of the city. Within the vicinity of the estate are various

establishments like the Federal Court of Appeal, Nitel Headquarters Office, Federal

Secretariat, Bendel Brewery, Guinness Ltd., Oregbeni Housing Estate etc. These

establishments have immense growth potential and attract the vast majority of the middle

and low income workers, who work and live within the area and for whom this scheme

is principally designed.

5.1.1	 The Housing Stock

The federal low cost housing estate, Ikpoba Hill comprises of 250 dweffing units, out of

which 127 or 50 per cent of the households were interviewed. This phase is mainly

composed of two house types, viz:-

1. type MD/i: these are one bedroom dwelling units. A high

proportion of this house type is a semi-detached bungalows while a

few of them are within a block of flats.

2. Type MD/2 (fig. 5.1) are two bedroom dwelling units in two storey

blocks of flats. The blocks contain 4,8,12 or 16 flats.

Type MD/2 (fig. 5.2) are also two bedroom detached bungalows.

By 1973 when the contract was awarded each one bedroom flat cost N5,000 while two

bedroom flats cost N12,500.00. It is important to note that there are no three bedroom

flats in this phase and that the one bedroom flats are two room accommodation and two

bedroom flats are three room accommodation.
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Very much similar to Shitta-Bey's (1988) fmthngs in similar developments in Lagos, most

of the buildings have been altered externally and internally. While the external

alterations are remarkable and in various forms and shapes the internal alterations are

limited to conversion of use of space as the load bearing nature of most internal walls

could not allow structural alterations. No physical measurement took place but the

observed alterations include:

a) the extension of the kitchen area to include a store for the sale of

beer or provisions. This occurred mainly on the one bedroom

duplex bungalows.

b) Generally, burglar proof bars are not fitted in Government low

income housing for financial reasons. Therefore there was a

general installation of burglar proof iron bars of various shapes and

designs on doors and windows by the occupants. However, this is

not surprising as virtually every building in Benin City has this

installation on windows and doors as a form of protection against

thieves.

c) Some of the households who have become owner-occupiers have

replaced their doors and windows for better quality carved wooden

doors and steel or glass doors, while some have changed the wooden

shutters to louvre blades and jambs.

d) Residents of three flats were observed to have changed their

kitchen to bedroom by extending backwards. These are equally

found among the one bedroom semi-detached

e) Two flats were observed to have converted their verandas to a store.

There are likely to be more flats in this category especially those

within the block in which we had no access. Unfortunately, it was

not possible to enter some of the flats especially where the head of

the household was not at home.
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5.2	 HOUSEHOLD PER DWELLING UNIT

A household is a group of people who normally live together and share the same

housekeeping arrangements. As Sada puts it,

"the heads of the households in an African city are a special class. They
are generally an established class, usually with a permanent job, old
enough to be independent and with enough income from within the
household to provide for the family's minimum needs" (Sada, 1984, p.39).

In most cities in Nigeria, especially among the indigenes, marriage is the most common

means of assuming the headship of a household even though this is slightly different

among the migrants as the married ones immediately assume the headship of their

household as soon as they arrive in the city, especially if they already have a job. The

single men, particularly those without jobs, have to depend on some relations or friendly

households until they get a job.

The above notwithstanding, and perhaps due to the size of the flats and design type, 87.4

per cent of the dwelling units sampled have one household, and 2.8 per cent two

households, while there was no response from 10 per cent of the households interviewed.

There are a number of reasons for this trend which is contrary to the typical traditional

Bini (l3ini refers to the indigenes of the city) dwelling units where there may be one to

three households in a dwelling unit. The reasons for this trend are as follows:

a) the modem design with one or two bedroom flats or semi-detached

bungalows;

b) the traditional compound type of design and the rooming

accommodation which characterizes the typical traditional Bini area

are not found in this estate. Therefore it is not surprising that the

number of households in a dwelling unit is limited to 1 and 2 as

shown above;
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c) Married children tend to live with their parents especially among

the Binis for a very long time before moving out to their own

dweffing unit. This trend is equally not found in this area of the

city;

d) Although 86.6 per cent of the households interviewed are

Bendelities, from personal observation, a considerable proportion of

the number are non-B mis, i.e. they are migrants from other parts

of Bendel state and a very small proportion of the sample

population are Binis by origin.

A very peculiar characteristic of the sampled population is the high percentage of nuclear

family households which is about 75 per cent of the total population under survey. This

finding is very similar to Anikantamo, the federal low cost housing estate at Lagos where

about 72 per cent of the households are nuclear families (Shitta-Bey, 1988). The Benin

and Lagos cases slightly differ from the findings in Warri, Bendel State where 52 per cent

are nuclear family households. However, this is not surprising as the Warn survey was

based on the entire town which is likely to have influenced the result. As regards the

heads of the households of the sampled population, 88.9 per cent are between the ages of

30 and 60 years (table 5.1). It is not unexpected that only 7.9 per cent of the heads of the

households are below 30 and only 1.6 per cent are above 60. An interesting observation

to be made here is that heads of households are usually middle-aged persons. Usually in

the Nigerian society the successful heads of households among the urban low income class

construct their dweffing unit around the age of 60 or above even though a lot of

households in the middle and upper classes achieve this role in their middle age.

Nigeria being a patrilineal society, it is not unexpected to find that 93.7 per cent of the

head of households of the sampled population are male while 5.5 per cent are female

heads. This is very similar to the findings found in Warn in which 94.3 per cent are male
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Table 5.1 Age Frequency of Household Head.

Age	 Freq. %
	

Cum%

Mean Age 44
	

Median 47

Source:	 Field Survey, Sept. 1988.
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heads and only 5.7 are female (Sada, 1984). This notwithstanding, it is essential to plan

for both spouses as both are entitled to own properties in the Nigerian society

(Fapohunda, 1988).

5.3	 HOUSEHOLD SIZE: NUMBER OF PERSONS PER DWELLING

uNrr

Household size and its changing structure is one of the most fundamental variables

necessary for development planning, more especially for housing provision estimation. In

an African setting, the household is a complex entity because of the component elements

such as female fertility, cultural attitude to marriage and socio-economic responsibilities

regarding the dependents. Each of these elements of household size correlates differently

in terms of socio-economic features and, therefore, the household size is a consequence of

the behavioural pattern of all these components put together. The above factors often

make it difficult to compare countries on the basis of household size. Nonetheless,

comparison will be made where possible. Although the survey revealed a high percentage

of nuclear families among the households sampled, yet the fact that there is only 3.1 per

cent of one person household and 2.4 per cent of two person households (table 5.2) show

that most of the households have dependents. For married couples, their dependents are

mainly their children, brothers and sisters. The field work experience actually reveals

that most of the single young men and women have brothers and sisters who are either

going to school in the city or looking for work. Perhaps of greater significance to this

study is the mean household size which is 6.3 among the sample population of 127

households. Although this figure appears high, especially when compared with the

average household size in other parts of the world (table 3.4, chapter 3) it is very close to,

but lower than the figure of 7.2 mean household size for the whole city in similar surveys

and being proposed for the master plan. The fact that a mean household size of 6.30 for

the population is equally high when compared with similar developments in Lagos, 6.03,
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Table 5.2 Number of Persons in a Household.

Household Size	 Freq. %
	

Cum. %

Mean 6.3
	

Median 6.0

Source: Field Survey, 1988.
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and Abuja 6.15 is also reniarkable. Nevertheless, since the figure obtained above is close

to the Benin City mean household size of 7.2 and this is the figure proposed for future

planning, it is therefore an indication that estimations based on these findings would be

rational for planning purposes assuming that other factors such as mean occupancy rate

are within the accepted standard.

On further consideration between household size and income, there is a positive

relationship between the two and this tends to confirm the hypothesis that household size

generally increases with increasing income. However, this relationship between

household size and income does not show a clear relationship to the income of the head

of household. This is not surprising as the income of the head of the household in most

urban centres in developing countries is often added to by the earnings of the other

working members of the household. Consequently, while the income of the head of the

household may fall within a certain range, the total household income may not be in that

same range. Occupancy of the dwelling units has not rigidly followed in accordance with

the household size. For instance, a household of two persons could have been allocated

a two bedroom flat while a household of 7 could get a one bedroom flat. This is because

allocation was strictly based on 'first come first served' through a balloting system;

although the initial qualification to be included in the ballot in the first instance was

income. Other factors which were equally considered included:

a) state of origin,

b) length of stay in Benin,

c) ownership of other property.

Due to the traditional nature of Benin City and the people, household size was carefully

excluded for the allocation exercise. However, how wise it was to have excluded such a

vital issue in housing allocation is a question which this study cannot directly address.
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5.4	 HOUSEHOLD SIZE AND OCCUPANCY BATE

The Association of Housing Corporations of Nigeria, of which LSDPC (Lagos State

Development and Property Corporation) and Federal Housing Authority are founding

institutions, use 2.5 persons per room as a standard for the measurement of overcrowding.

In other words, a dwelling unit is said to be overcrowded if there are more than 2.5

persons per room. Note that this standard is supposed to be adopted by all the states in

the country. Even though a child under 15 is regarded as half for the above standard, we

have regarded a child as a whole in this study since this would take care of frequent up-

dating of records from time to time as children become adults. As a matter of fact, the

housing estimation for Benin being planned in the proposed master plan counted a child

under 15 years as a whole and this is similar to that obtained in the Lagos state master

plan (U.N.1980).

From table 5.3, it could be seen that only 12.5 per cent of occupants of one bedroom flat

live at about 2.5 persons per room, 4.2 per cent live in conditions between 3 and 3.9

persons per room, while as high as 83.3 per cent of occupants of one bedroom flats live in

a very high level of overcrowding (i.e; above 4 persons per room). Of greater significance

is the fact that 83.3 per cent of the occupants of one bedroom flats have between 4 and

5 persons per room. This figure indicates an alarming level of overcrowding for a

government housing estate. When compared with the two bedroom flats, there appear to

be great disparities. Up to 49.5 per cent of the occupants of two bedroom flats live in good

conditions (i.e; between 2 and 3 persons per room), while those of one bedroom flat is 83.3

per cent per room. This in fact confirms the earlier claim that allocation of flats did not

take into consideration household size.

In examining both one and two bedroom flats, it could be observed from table 5.3 that

about 55.7 per cent of the households interviewed live under a high level of overcrowding.
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Table 5.3	 Occupancy rate by flats.

Occupancy	 One-Bed Flat
	

Cum.%
	

Two-Bedroom	 Cum. %

(2 Room Unit)
	

Flat

freq. (%)
	

(3 Room Unit)

freq. (%)

Source:
	

Field Survey, 1988.
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Table 5.4 Level of Services and Utilities as Assessed by the Households

Level of	 Distribution of Services:

Adequacy	 Kitchen	 Bathroom	 Toilet	 Water	 Electricity

(Shower)

Very Adequate

Adequate

Inadequate

Very Inadequate

Total Percent

5.5

55.9

36.2

2.4

100.0

4.7

64.6

28.3

2.4

100.0

4.7

66.9

26.0

2.4

100.0

4.7

66.1

27.6

1.6

100.0

4.7

63.0

29.9

2.4

100.0

Source: Field Survey, 1988.
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This figure compares favourably with Sada's figures for Benin in which 58 per cent of the

households live in overcrowded accommodation (Sada, 1984). It is interesting to observe

that as many as 45 per cent are aggrieved and agreed that they live in overcrowded

conditions, 45 per cent do not think they are overcrowded, while 9.4 per cent are happy

with the occupancy and feel it is ideal.

From the above, therefore, the high level of overcrowding at Ikpoba Hill is not surprising.

The mean occupancy rate for Benin City is 3.2 persons per room. While the mean

occupancy rate for two bedroom flats is 2.25, that of one bedroom flats is 3.15. With the

foregoing analysis and the figures above, a number of vital issues have emerged:

a) Government has failed to reduce overcrowding (through direct construction)

which is one of the major targets of the state policy.

b) As regards the one bedroom flats, it does seem as if the wrong house type

has been provided. In fact, this was clearly evident in many parts of the

country when the low income households rejected the 'Shagari' popular one

bedroom flats in 1981. To date, some of those houses are still vacant. This

is a direct consequence of projects developed by the Government without

previously finding out what the target population wants. Perhaps, this

situation will change with the present day economic situation. We shall

see whether this situation is true or not and what the people want later in

this study.

c) The great disparity between the mean occupancy rate for one and two

bedroom flats indicates that some allottees in the two bedroom fiats

perhaps got more space than necessary for them while those in one

bedroom fiats have very little space.

d) Using 2.5 persons per room for planning purposes in a city where the mean

occupancy rate is 3.2 and the greater proportion of the low income

households live in very poor conditions of overcrowding would result in
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under-estimation of the housing need. It is therefore of absolute necessity

to reappraise the figure proposed for projections.

The high level of overcrowding in Federal low income housing estate, Ikpoba Hill becomes

more apparent when compared with similar developments such as Anikantamo with a

rate of 1.89 for 2 bedroom flat and Festac Town with 2.2 for the same house-type while

Ikpoba Hill has 3.15 and 2.25 for one bedroom and two bedroom flats respectively. This

becomes more astonishing, considering the fact that the Lagos rate of overcrowding is

higher generally than other cities in Nigeria.

5.5	 DWELLING SPACE PER PERSON

In Benin City, the minimum space requirement per person is 9 square metres (where

space does not include verandas, toilets and kitchens), and the same standard (9 square

metres) was used for the low income housing at the new capital city of Nigeria, Abuja.

While the Lagos Master Plan had recommended 8.4 square metres per person. In spite

of these standards, fig. 5.3 reveals that the mean dwelling space per person in one

bedroom and two bedroom flats at Ikpoba Hill are 5.68 square metres and 9.63 square

metres respectively. Figure 5.3, Appendix 5.2 and Appendix 5.3 present the

distribution of space in the estate.

The poor dwelling space which exists at Ikpoba Hill becomes clearer when compared with

the dwelling space in similar developments in Lagos (fig. 5.4). From figures 5.3, 5.4, and

the foregoing analysis, four important issues have been re-confirmed:

a)	 The allocation method did not bring into consideration household

size hence the very poor dwelling space per person in the one

bedroom flats (although these dwelling units were initially allocated
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in 1977, most of the present occupants were re-allocated the units

in 1986 when the tenancy policy was changed).

b) It is very likely that the one bedroom house type is inadequate for

a traditional citysuch as Benin.

c) The high level of overcrowding in a Government housing estate has

been re-emphasised.

d) Since household size increases with increase in income as has been

observed earlier, the very poor dwelling space tends to point to the

fact that a greater proportion of the occupants of this estate are not

necessarily low income households.

Even at the Lagos Master Plan standard which recommended 8.45 sq. metres per person,

the Ikpoba Hill housing estate still did not measure up to standard. Among the

households interviewed 99.2 per cent are willing to pay more rent or mortgage provided

they have more space. When asked whether they required more space, 98.3 per cent

indicated that they required more space but at the present rent. Even those households

who only wanted to pay less rent still required more space or bigger space. All these are

clear indicators that the space allocation is grossly inadequate.

5.6	 AVAILABILITY OF INFRASTRUCTURE AN]) LEVEL OF
ACCESSIBILITY

Generally, every dwelling unit has a kitchen, bathroom (shower) and toilet (water closet).

At the initial stage of development water mains are extended to every street and the flats

were adequately provided with galvanised iron pipes, while the occupants were expected

to connect to their individual dwelling units. Similarly, overhead mains for electricity

were extended to the streets and all electrical wiring was done including the installation

of meters and the occupants or households were to connect to their dwelling units.

Apparently, all households have treated water and electricity although the level of

accessibility and satisfaction could vary from one household to another. The data
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presented on table 5.4 (see page 188) summarizes the people's perception of the level of

services accessible to them.

With respect to electricity and water supply, it is not surprising that over 31 per cent and

29 per cent of households respectively found these services inadequate in a city where a

blackout is a frequent occurrence and where taps would be dry for weeks without water;

even in the Government Reservation Areas (G.R.A.) which are supposed to be the best

part of the city in terms of services and standards. This has actually confirmed the

earlier statement in this study that data on availability of water supply could be

misleading because most of the taps could be dry for weeks. Because these dwellings were

planned by the government, there is a very high level of exclusive use of these facifities

which confirms the claim that every flat is provided with them. Nonetheless, the fact that

there is a small percentage between 1.6 and 3.1 of the households sharing these facifities

indicate that there are one or two flats with more than one household. The fact that also

87.4 per cent, 88.2 per cent, 87.7 per cent and 87.4 per cent of the households have

kitchen, bathroom, toilet, water and electricity respectively located inside the flat further

reinforces the fact that there is a high level of accessibility to these services at household

level. But in terms of individual accessibility, the services seem adequate for households

with 1 to 4 persons while accessibility to households with 12 persons having to share one

bathroom and toilet, for instance, is bound to be difficult.

Equally noticeable is the fact that about 3.9 per cent of the households have their kitchen,

toilet and bathroom located outside. This confirms:

a) the conversion of kitchens into rooms and the consequent extension

outwards mentioned earlier;

b) the use of one flat by more than one household; and
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c)	 in some cases, the poor maintenance of the kitchen and toilet which

has led to a state of disrepair and the consequent erection of these

facifities outside the house

From field experience, we actually observed one or two households cooking outside and

this was because of very large vertical cracks around the area of the kitchen and toilet.

Since the people were frightened it might collapse on them, they preferred to cook outside.

However, it is difficult to see the rationale in this action since they are stifi sleeping in

the dwelling unit in spite of the cracks.

5.6.1	 O'FHER INFRASTRUCTURE

The roads are not tarred, although roads or streets exist to every block of flats yet some

of them are impassible due to erosion or flood especially during the rainy season. Most of

the households that have cars park them far away from their flats. There are no refuse

disposal points or bins and no incinerators were built. Refuse collection is grossly

inadequate and consequently the estate is ifithy. However, the filthy state of the estate

is uncalled for if the people had cared, as people take some initiative in cleaning and

burning the refuse in some other parts of the city.

5.6.2	 Other Facilities and Amenities

As regards the provision of public facilities and amenities, nothing seemed to have taken

place. Although a number of public amenities such as nursery school, primary school,

public open space and childrens' playground etc., were provided in the layout, none of

them was developed. The lack of development of these amenities is not unconnected with

the delay in the construction of the buildings. At the time the buildings started in 1973

cost was reasonable, but these buildings were only completed in 1977 - 5 years later, by
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which time all the initial estimates had become outrageously high for anyone to be able

to afford, even the Government.

5.7	 OCCUPATION AND ThCOME

Tables 5.5 and 5.6 present the occupation distribution and employment of the heads of the

households. The fact that 68.3 per cent of the heads of the households are civil servants

is not surprising particularly as it has been stated earlier that the federal low income

housing estate, Ikpoba Hill, was mainly developed to house civil servants and other

workers in Government owned companies and firms. Since this is one of the terms of

reference for the development of this estate, the allocation was in favour of Government

employees. This was made feasible by allocating the flats on rental basis and this was

easy on civil servants who would have otherwise found it difficult to raise the lump sums

always required as down payment for mortgages. However, the tenure was changed in

1986 when a new policy for the management of the estate was established. This new

policy shall be discussed in greater detail later in this chapter when examining the

allocation system and the eventual conversion to mortgage through owner-occupation. The

low unemployment rate shows the strict allocation policy which emphasised that an

allottee must have employment and thus an income. In fact, it is not unlikely that the

1.6 per cent of the unemployed are retired people. The mean income of the civil servants

is N627 while the per capita income is only N116. Similarly, while the mean income for

company workers and businessmen was N663 and N748 respectively, the per capita

income was N99 and N127 respectively. The wide disparity between mean income and

per capita income shown on tables 5.7 and 5.8 indicates that there is a very strong

relationship between household incomes and their size. Mean household size is usually

an increasing function of household income; while household size is a decreasing function

of household per capita income. The effect is that there is no correlation between size

distribution using household incomes and household per capita income.
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Table 5.5 Occupation Distribution of Household Heads and Mean Household

Income.

Occupation	 Freq. %
	

Mean Income	 Mean per Capita

(N)
	

Income (N)

Administration

(Managerial)
	

25.1
	

849
	

162

Finance	 5.5
	

770
	

213

Traders	 21.3
	

735
	

108

Professionals	 2.4
	

633
	

212

Contractors	 .8
	

600
	

150

Clerical
	

38.5
	

454
	

67

Driver/Mechanic	 .8
	

400
	

44

Forest Workers	 1.6
	

365
	

53

Joinery/Plumbers	 1.6
	

256
	

25

Transporter	 .8

No Occupation	 1.6

Source: Field Survey, 1988.
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Table 5.6 Employment Distribution of Household Heads

Employment
	

Freq. %
	

H/H Mean	 Per Capita

Income (N)
	

Income (N)

Civil Servants	 68.3
	

627
	

116

Private Business	 18.9
	

748
	

128

Private Filins/Comp.	 10.2
	

663
	

99

No Employment
	

1.6

Source: Field Survey, 1988.
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Table 5.7 Distribution of Household Total Monthly Income

Income	 Frequency %	 Cumulative %

Source: Field Survey, 1988.
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Table 5.8	 Household Per Capita Income

Per Capita Income
	

Frequency %
	

Cumulative %

Source: Field Survey, 1988.
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Although the household income per capita has been calculated and is a better measure

of welfare, it fails to consider the effects of the age composition of the household as well

as economies of scale in the operation of households (Datta & Meerman, 1980). On

examination of household monthly income (table 5.7) and household monthly expenditure

(table 5.9) as well as per capita expenditure (table 5.10) it is found that there are many

inconsistencies between them. This is because there are other sources of household

income that are not always accounted for. For example the mean ratio of household

expenditure and household income is 1:0.8 while it is found to be 2.95:1 and 2.4:1 in

Lagos, Nigeria, Kumasi, Ghana respectively (Shitta-Bey, 1988, Tipple, 1984).

Consequently, expenditure shall be used for purposes of estimation and planning in this

study rather than income. The shortcomings associated with using expenditure are likely

to be less than that of using income; although income will still be discussed for purposes

of classification of the households into different income groups.

While table 5.6 shows the household total income, table 5.8 presents the per capita

income. Table 5.6 reveals that only 32.1 per cent of the households are low income and

only 1.9 per cent are below the N150 poverty level; 50 per cent of the households are

middle income while 17.9 per cent were in the N900 plus and high income group. This

indicates that perhaps a very great proportion of the households are not within the target

population; even though it could be argued that the household income could have greatly

improved since 1977-78 when these flats were completed, allocated and occupied.

Nevertheless, the fact that the flats were only allocated to households in 1986 on owner-

occupier basis through mortgage could have greatly influenced the time lag as only the

very good tenants were retained. Even if it is assumed that about 32 per cent of the

middle income group were within the target population at the time of initial allocation,

about 59 per cent of the households were still in middle and high income groups. This

tends to confirm the statement that Government housing estates originally developed for

low income groups very often go to middle and high income households for whom they
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Table 5.9	 Total Household Expenditure.

Expenditure	 Frequency %
	

Cumulative %

Source: Field Survey, 1988.
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Table 5.10 Per Capita Monthly Expenditure

Source: Field Survey, September, 1988.
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were not initially intended. This finding is not unique to this estate. It is equally true of

most Government housing estates in many developing countries, for example Ghana

(Tipple,1987).

5.8	 MORTGAGE AND RENT REPAYMENT

At the initial completion of this scheme, the dwelling units were allocated to households

on rental basis. The economic rent originally calculated by the Government was N25 and

N45 for the one-bedroom and two-bedroom flats respectively (i.e. 2 room and 3 room

accommodation). This is because the rent was very heavily subsidised as the appropriate

rent would have been N65 and N75 for the one-bedroom and two-bedroom flats

respectively. The aim of Government at the time was to ensure that the low income

households did not pay more than 8-15 per cent of their monthly income on housing. At

that time this objective would have been achieved if the target population had been

allocated these dwelling units as originally planned; and if all the estates planned were

developed. Unfortunately this objective seemed not to have been achieved.

On the other hand, this laudable policy was abused by the households occupying the

dwelling units. Available records from Bendel Development and Property Authority

showed that by 1984 the rate of rent defaulters had reached about 40 per cent of the

households occupying the dwelling units. Efforts at rent collection were intensified by

Government by setting up task forces and by 1985 the rate of rent defaulters dropped to

30 per cent (BDPA, 1985). As a result of this unco-operative attitude on the part of the

households to rent payment, in spite of the heavy subsidy, the tenure policy was then

converted to owner-occupier through mortgage loan. The tenants who had large arrears

were requested to pay off their arrears and where they were unable, they were ejected and

new tenants were allocated the dwelling units. The tenants of good standing were given

priority and the total amount they had paid up till that time became a part of the
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mortgage loan repayment. The new allotees were expected to pay N1000 or N3000 deposit

depending on whether the flat was one-bedroom or two-bedroom.

From the data, it could be seen that the new system has taken off effectively as 89.5 per

cent of the households now own the flats through owner-occupier system by mortgage

loan, while only 10.5 per cent of the households are still renting. Those who were renting,

were no longer renting from the Government rather they were renting from those who

have been allocated the fiats on owner-occupier basis through mortgage but perhaps have

other properties and could rent out their flats. Here again is another abuse of the new

system. Nevertheless, our data shows that 89.5 per cent of the renters would rather buy

the flats. This is not unexpected as there is a great deal of prestige and self-esteem

attached to home ownership in the Nigerian culture.

It was found from the field survey that while 75.2 per cent of the households paid rents

between Ni and N50 when it was heavily subsidised by the Government, 77.5 per cent

of the households now pay between N51 and N100 under the new system. The 20.4 per

cent of households who now pay between NiOl and N150 must have been those

households who have constantly rented from other allottees and not from the Government.

This is because subletting is normally more expensive.

Even though payments have gone up, now that it is through mortgage loan repayment,

63.4 per cent of households stated that they were still satisfied with the mortgage/rent,

17.1 per cent stated that they were very satisfied with mortgage/rent, while 18.7 per cent

said that they were not satisfied with the mortgage/rent. The 18.7 per cent of households

who said they were not satisfied are likely to be among the 20.0 per cent of households

who were renting from households who got the allocation from government and were

paying between NiOl and N200 per month. This amount is defmitely more than 20 per



206

cent of their monthly income especially if they are within the low and middle income

households.

5.9	 WILLINGNESS TO PAY

When the households were asked the amount they would be willing to pay as rent or

mortgage for the same or similar flat 78.3 per cent said they would be willing to pay only

between Ni and N50, 17.2 between N51 and NiOO and none would be willing to pay above

Ni0O, while 4.5 per cent had no response. The results of this survey tends to indicate

that willingness to pay approach is likely to suffer from 'strategic bias' (Birdsal1 &

Chuham, 1983). Although Whittington et al (1991) tend to indicate in their study of

contingent valuation, that strategic bias may not pose a problem in willingness to pay

approach, it is the researcher's view that the problems associated with strategic bias in

developing countries cannot be easily dismissed. The households may have concealed the

true amount they would be willing to pay as rentlmortgage perhaps for fear of being asked

to pay more than they are presently paying, an amount which has been heavily

subsidised. This notwithstanding, the willingness to pay approach appears to be one of

the reasonable guides which could be used to assess what households are willing to pay

for a dwelling unit.

5.10	 OWNERSHIP OF LAND, OThER PROPERTIES AN]) LUXURY
GOODS

Out of the 127 households interviewed, 59.8 per cent have acquired land. Out of this, 17

per cent have acquired land and commenced with the construction of their dwellings; 22

per cent have their land located elsewhere which is likely to be their home towns without

commencing construction; while 20 per cent have acquired farm land and not for

immediate construction. When the 127 households were asked if they had alternative

plans such as constructing their dwelling units and moving out of the estate, about 89 per
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cent indicated the willingness to stay rather than move. According to most of them, they

would like to keep what they have at the current time as the gloomy economic situation

does not promise any positive progress in the area of home ownership through individual

construction without aid.

The number of households that have acquired some luxury goods is equally outstanding.

Out of the 127 households interviewed, 95.6 per cent, 96.4 per cent and 89.9 per cent have

radios, fans and black and white televisions, while only 29.5 per cent, 10.1 per cent and

27.9 per cent have cars, videos and cookers. The acquisition of land and certain luxury

items such as cars and videos equally indicates that apart from the low income households

there are also middle and high income households living in the estate originally planned

for occupation by low income households.

Chapter 6 shall discuss in greater detail the household survey conducted on the core (the

study area II) - the popular sector housing. Such a detailed description of the popular

sector housing is important particularly as it is going to form the basis for prediction of

market rent in the public sector.



CHAPTER 6

CASE STUDY II- POPULAR SECTOR HOUSING
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Chapter 5 presented household characteristics and housing condition surveys conducted

on a Government low income housing estate. Similarly, this chapter investigates a

popular sector housing development which houses renters and owners. One of the main

reasons for conducting an empirical survey in the central area of the city, where popular

housing sector is predominant is because the data derived from this area is used for the

evaluation and assessment of policy options and levels of affordability respectively in the

later chapters. In addition, because the low income households are likely to concentrate

in this area, it is important to understand their living conditions and household

characteristics. Thus, this area referred to as the core, is located at the centre of the city

(fig. 1.4, p.16). The choice of the core is based on the fact that it represents the most

central rental area of the city, where low income households are likely to be concentrated.

Consequently, among other things to be investigated in this chapter are the household

size and composition, the occupancy rate, the house type and the tenure system so as to

discern any similarities or differences with case study I (the public housing sector). The

socio-economic characteristics of the households, housing consumption pattern as well as

their perception of the amenities and facilities available to them would equally be

examined. Although rental levels would be discussed, it is outside the scope of this study

to examine in details who lets accommodation and the economics of landlordism. This is

because emphasis is more on the tenants affordability rather than the landlords' economy.

A total of 387 households comprised of both owners and renters were interviewed. The

questionnaire administered to households in both case study areas is shown in appendix

5.1.

6.1	 THE CORE (CASE STUDY AREA II)

The core is located within the central business district (CBD) where most of the

commercial enterprises and businesses as well as a greater proportion of the Government
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offices are located. The Oba's Palace, a very significant feature of the city, discussed in

chapter 1, is also located within this area. The core is dominantly a popular sector

housing area characterised by small scale ownership. Most landlords are owner-occupiers

who are merely supplementing their income with renting, while absentee landlords are

relatively very few. Our survey result indicates that 69.1 per cent of the landlords own

only one property while 29.9 per cent own more than one. Most of the landlords occupy

2 to 3 rooms or what is usually referred to as a flat while subletting the remaining rooms

to tenants. This is quite similar to Gilbert and Varley's (1990) findings among the

Mexican landlords for similar areas of the city. The majority of such tenants are low

income households.

6.1.1	 Housing Stock

The housing stock is predominantly the traditional multi-family compound house mainly

in a pitched-roofed style of single storey accommodation arranged around a courtyard.

They are called multi-family rooming house types (Dark,1973). The typical traditional

ones have between 6 and 15 rooms arranged in a rectangular form facing inwards. The

majority of these house types have kitchen, bathroom and toilet (if water closet) located

on the fourth side of the courtyard. While others build different structure for the kitchen,

toilet and bathroom usually located at the back of the compound. The second house type

is normally referred to as the veranda type of rooming accommodation. The design of this

house type varies from locating the veranda at the side of the building to a centrally

located veranda where the rooms appear opposite each other (plate 6.1, fig. 6.1). Mixed

with these two house types are a few multi-storey buildings ranging from two to four

floors. Over the years, incremental renovation has been taking place, with a resulting

fourth house type which is normally the modern bungalows (only about 5 per cent of the

total stock in this area) or renovated two storey buildings (plate 6.2) which have been

modernised by installing modern facilities, e.g. water closet (WC), kitchen and shower
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Plate 6.1 The veranda or rooming type
of accommodation or house type



flflL
FFJM ELEVATION
SCALE 1700

hi

EXISTING GROUND PLAN
SCALE 1?CO

NOTE
1. PAflIOJR
2. BEC R00M
3. ROuM
!,(JHEN
S BAT I
6. EC

- 403-F-H-

3
0

211

]WURRM

-I -
-ii 3600	

2600

I
SECT ION AA
SCALE 1'2CXJ
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inside the buildings. As the years pass, the traditional compound type and the typical

rooming accommodation both tend to be renovated incrementally. Nonetheless, our survey

results indicate that 74.7 per cent of the buildings in this area are built of mud with

cement plaster (fig. 6.2). Considering the type of building materials used, incremental

renovation notwithstanding and poor maintance culture, houses which are over 50 years

old by now should have been outdated and a good proportion of them would have become

substandard. This notion is supported by our data which reveals that 45.9 per cent of the

dwelling stock is above 70 years old (table 6.1). The present condition of these buildings

is further shown by the presence of cracks, broken soakaway and septic tanks (plate 6.3),

broken floors and ceilings. Our data indicates that 58.2 per cent of the dwelling units in

this area are in poor condition. In the midst of these very poor housing conditions are

located some very modern buildings (plate 6.4), used for commercial purposes.

Apart from the structural elements, the quality of the dwellings were also assessed by the

location and degree of exclusiveness of the use of electricity and water supply, toilet,

bathroom and kitchen. According to the figure 6.3 and (appendix 6.1) only 23.8 per cent,

19 per cent and 21.4 per cent of the 387 households interviewed have exclusive use of

kitchen, bathroom and toilet respectively; while only 14.2 per cent of the households have

exclusive use of water and electricity supply. Evidence from other cities for example,

Kumasi in Ghana (Tipple & Willis, 1989) would suggest that sharing of services is a

common urban feature for the low income households in most developing countries

especially for those residing in the poorly serviced parts of the city.

The survey results presented on table 6.2 have further indicated that 71.6 per cent, 77.5

per cent and 79.5 per cent of the households interviewed have their kitchen, bathroom and

toilet located outside their dwelling units. The equivalent figures for water supply is 78.1

per cent. Even though most of the dwelling units have water pipes installed inside the

house and within the compound (see the definition of compound in section 6.1.1), yet these
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Table 6.1	 Age of Building.

Years	 Freq. %	 Cum. %

	

1 - 20
	

15.9	 15.9

	

21 - 40
	

20.8	 36.7

	

41 - 60
	

14.0	 50.7

	

61 - 70
	

3.4	 54.1

Above 70
	

45.9	 100.0

Source: Field Survey, 1990.
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Table 6.2	 Location of Services.

Services	 Inside	 Outside	 Outside

but covered

%
	

%
	

%

Kitchen	 23.0
	

71.6
	

5.4

Bathroom	 17.4
	

77.5
	

4.9

Toilet
	

16.4
	

79.5
	

4.9

Source: Field Survey, 1990.
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taps run dry for months at a stretch. Thus, the households are often forced to go outside

their compounds and dwelling units to collect water from public taps. Occasionally, city

shortage sometimes forces households to fetch water from the river but this practice is

fast diminishing as households now buy water from both private and Government water

tankers.

6.2	 HOUSEHOLDS PER DWELLING UNIT

The typical traditional Bini dwelling unit (see the definition of a dwelling unit in chapter

5), even though intended for one household is normally occupied by more than one

household especially in the core, where the indigenous people are concentrated. Our data

(table 6.3) reveals that only 28.5 per cent of the dwelling units investigated among owners

have one household and 71.5 per cent have more than two households. As stated in

chapter 5, section 5.1, the high rate of multi-occupation of dwelling units is because,

among the Binis, married children continue to live with their parents for some years

before moving out to form their own homes. Experience has shown that young married

children currently stay with their parents indefinitely or until they are able to build or

acquire their own dwelling units which does not happen easily these days because of the

economic recession.

Contrary to this high multi-occupancy of dwelling units among owners, and similar to the

situation in the public sector, is a very high proportion of one household to a dwelling unit

among the renters. This rate which is 92.7 per cent as against 28.5 per cent of owners

is not surprising as most renters occupy one or two rooms. Moreover, a high proportion

of the renters are migrants who can not possibly accommodate another household for a

long period of time. Finally and the most crucial reason is that private landlords frown

on tenants taking on other households. This is because in Benin City, private landlords

are very conscious of pressure exacted on services and utilities if more people than



92.7

2.6

1.6

1.6

1.0

28.5

13.9

15.3

13.1

9.5

19.0

One

Two

Three

Four

Five

5 or More

92.7

95.3

98.4

99.0

100.0

28.5

42.3

57.7

70.8

80.3

100.0
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Table 6.3 Number of Households in a Dwelling Unit.

Number of Households	 Freq. %
	

Cuim%

Owners	 Renters	 Owners	 Renters

Source: Field Survey, 1990.
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necessary occupy a dwelling unit. In fact, a tenant who indulges in accommodating other

people or households for a long period stands at risk of losing his tenancy. In most big

cities in Nigeria, e.g. Lagos, Ibadan, Port Harcourt, etc., similar situations prevail

(Federal Office of Statistics, Lagos, 1983/84 Housing Survey).

Among the owners, the household structure is different. This is because apart from the

owner's children, other relations such as brothers, sisters, cousins and other individuals

connected by lineage could be accommodated by the owners. However, this is not similar

to the situation in Kumasi, Ghana (Tipple & Wilhis,1989) where lineage members have

a strong claim to live in family houses rent free. In the Bini culture, the inheritance of a

property such as a dwelling unit is by the most senior son of the family; and therefore

ownership does not involve members of a lineage as such. The individual who inherits the

property is however, conscious of the extended family ties which characterizes the owners'

households; especially as polygamy is a common feature among the Binis. Contrary to this

but similar to what was found in the public sector, the renters exhibited a high rate of

nuclear family households. Perhaps this is because of the reasons advanced earlier in this

chapter.

Ages of the heads of households, presented in table 6.4 are very similar to the findings in

Chapter 5 on the public sector households (fig. 6.4). For instance, while 88.9 per cent of

the 127 public sector households interviewed have household heads within the age bracket

between 30 and 60 years a comparable figure for the popular sector housing, among which

387 households were interviewed, is 80 per cent. Similarly, while only 7.9 per cent are

between 21 and 30 years and 1.6 per cent above 60 years in the public sector housing,

10.5 per cent are between the age brackets of 21 and 30 years and 3.2 per cent above 60

years among the popular sector households under investigation. The fairly high

percentage (10.5) of household heads between 21 and 30 age brackets in the popular sector

housing reflects on the concentration of clerks and semi-skified artisans who live in this



.5

10.5

32.3

30.2

17.5

5.7

3.2

11 - 30

21 - 30

31 - 40

41 - 50

51 - 60

61 - 70

Above 70

Mean -43

.5

11.0

43.3

73.5

91.1

96.8

100.0

Median -45
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Table 6.4 Age of Head of Household.

Age	 Frequency %
	

Cumulative %

Source: Field Survey, 1990.
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area. In most Nigerian cities, people with this kind of employment are often between the

ages of 21 and 30 years. Sada (1984), had similar findings on Warn and Auchi and

Williams (1974) in Ibadan. Also similar to the households in the public sector, the heads

of households in the popular sector are middle-aged persons. Their mean and median

ages are 43 and 45 respectively. It is equally interesting to observe that the mean and

median for renters is 39 and 35 while that of owners is 51 and 55 respectively.

Out of our total sample of 387 households interviewed, 88.0 per cent and 12.0 per cent

have male and female headed households respectively. This is comparable with 93.7 per

cent and 5.5 per cent male and female headed households respectively found in the public

sector. The higher percentage of the female headed households in the popular sector as

against that of the public sector is a likely indication of the traditional nature of the core.

Secondly, this is a manifestation of the likely presence of a widowed population who have

survived their husbands. Finally, the age range of female headed households is mainly

concentrated between 60 and 70 years which indicates a higher female survival rate.

6.3	 HOUSEHOLD SIZE

The mean household size found among 387 households interviewed is 6.9 and the median

is 6. However, the multi-occupancy system found among owners in the preceding section

has been reflected on the household size. For instance, the mean and median household

sizes for owners are 9.9 and 9 respectively. This is indeed a very large household size by

any standard. Nevertheless, it is not surprising as we have found from our survey that

married children continue to live with their parents until they are able to build their own

dwelling unit. Moreover, a typical Bini man does not marry only one wife. The effect

therefore is that the indigenous households normally have very large families. The family

members are comprised of children, grandchildren and great-grandchildren. Also, among
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owners, there is a higher probability of relatives such as sisters, brothers, cousins, etc.,

coming to live with them.

On the other hand, the household sizes for renters are much smaller, with a mean and

median of 5.1 and 5 respectively. This is because most renters are poor and live in one

or two rooms which automatically limits the number of relatives they can accommodate

apart from their own children. However, renters who are bachelors and spinsters have

other dependent relatives such as sisters, brothers, etc., who are either going to school or

seeking employment. It is important to mention here that the mean household size for

this area is comparable with the public sector area which is 7.3 and some public sector

developments in Lagos (see chapter 5).

Table 6.5 presents the distribution of household size. While only 5.7 per cent of the

households interviewed are one-person households, over 35.8 per cent of the households

are 7 and above person households. Similar to the fmdings on the public sector in chapter

5, household sizes increase with income (table 6.6 and fig. 6.5).

6.4	 TYPE OF TENURE

Although housing specialists have concentrated on owner-occupation which have been

prompted by the work of Turner (1976) and Abram (1964), rental housing has dominated

the tenure system in Benin City. It is very likely that this situation is further encouraged

by large contribution of the popular sector housing towards the accommodation of the low

income households Moreover, rental housing has continued to dominate the tenure

system in Bemn City with the recession which has made home ownership more difficult

for the low income households. Evidence from other developing countries' cities (Gilbert



Above 7

1

2

3

4

5

6

7

5.7

7.5

6.2

12.7

11.9

9.3

10.9

35.8
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Table 6.5 Number of Persons in a Household.

Number of Households	 Freq. %
	

Cum. %

5.7

13.2

19.4

32.1

44.0

53.4

64.2

100.0

Source: Field Survey, 1990.



	4.5
	

4.5

	

5.35
	

5.0

	

5.6
	

5.0

	

7.16
	

7.0

	

6.76
	

6.0

	

8.08
	

7.0

	

9.89
	

8.0
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Table 6.6 Number of Persons in a Household as Related to Income.

Income

o - 150

151 - 300

301 - 450

451 - 600

601 - 750

751 - 900

Above 900

Source: Field Survey, 1990.

Number of Persons in a Household

Mean	 Median





230

and Varley, 1988; Tipple and Willis, 1989) would suggest that the number of tenants

households is on the increase in spite of conscious efforts to encourage owner-occupation.

Our findings on the tenure system in this part of the city very much correspond with our

detailed description of the tenure system in the entire city (see table 3.13, chapter 3).

Although data do not exist as regards details on economic rent and nominal rent, our data

indicates that 20.4 per cent of the households interviewed are owner occupiers while 79.6

per cent are renters.

6.5	 HOUSEHOLD SIZE AND OCCUPANCY RATE

Chapter 5, section 5.4 clearly sets out the required standards for the measurement of

room overcrowding in the area of study. The mean and median occupancy rates for these

areas is 2.7 and 2.5 respectively (table 6.7). This is currently the city's general average

Ozo (1990). Although this figure has increased from 2.2 (Federal Office of Statistics,

1983/84), when compared with other urban centres such as Ibadan 3.2, Kaduna 3.8 and

Lagos 4.1 (Federal Office of Statistics, Lagos, 1989), the occupancy rate for Benin is

comparatively low. Interestingly, the mean and median occupancy rate for owner

occupiers is 2.27 and 2 respectively; while a corresponding figure for renters is 2.82 and

2.50.

The analysis so far shows that owner occupiers and renters have different housing

conditions even though they may physically occupy the same building or compound. This

is because owner-occupiers occupy more rooms than renters. Thus, although owner-

occupiers' household sizes may appear larger than those of renters, owner-occupiers have

better living conditions and space allocation. For instance table 6.8 indicates that while

69.9 per cent of the owners' households have an occupancy rate of between 1 and 2.5 (the

standard), among the renters' households, a comparable figure is 55.6 per cent. The same

table equally reveals that about 30 per cent of the owners and over 50 per cent of renters'
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Table 6.7 Mean and Median Occupancy R.ate* for Owners and Renters.

No. of Rooms	 Occupancy Rate

Owners	 Renters

Mean	 Median	 Mean	 Median

1
	

3.3
	

3.0

2
	

2.6	 3.0
	

2.8
	

2.5

3
	

2.5	 2.5
	

2.4
	

2.3

Source: Field Survey, 1990.

*rj rate continues to reduce as the number of rooms increases.

The mean and median for this area is 2.7 and 2.5 respectively.
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Table 6.8 Number of Persons per Room by Tenure.

Rates	 Owners	 Renters

	

%
	

%

	

1.0
	

3.3
	

14.3

	

1.5
	

23.3
	

8.0

	

2.0
	

13.3
	

22.7

	

2.5
	

30.0
	

10.6

	

3.0
	

10.0
	

12.7

	

3.5
	

10.0
	

15.8

4+	 10.0
	

15.9

Source: Field Survey, 1990.
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households in this area live in overcrowded conditions. In other words, these households

live in conditions where the occupancy rate is above 3. In the totality of the analysis, the

living conditions of the renters are worse than those of the owner occupiers.

6.6	 TENURE AND RENT

Generally, it is claimed by renters and some housing experts in Benin City that rent

levels are high. On the other hand, most landlords claim that rent levels are low

especially when considered in relation to the cost of the dwelling units. These conflicting

claims tend to correspond with the situation in Mexico as highlighted by Gilbert and

Varley (1990). Although, it is not within the scope of this study to conduct a detail

analysis of the economics of landlordism, it is essential to examine the rent levels in

relation to international standards.

The mean and median rent paid per room in this part of the city is N45.00 and N30.00

respectively. Table 6.9 presents the percentage share of income and expenditure on

various needs. The rent/income share for Benin is 21 per cent, while that of expenditure

is 12 per cent. Gilbert and Varley (1990) found that in Guadalajara and Pueba a relative

mean proportion of rent/income share is 13 per cent. The World Bank estimate for 13

cities in developing countries reflects that an average rent/income shares vary from 7 per

cent in Cairo (Egypt) to 22 per cent in Seoul (Korea); although the rent/income shares of

those earning less than $50 range between 10 per cent in Cairo and to 77 per cent in

Seoul (Malpezzi and Mayo,1987a) (Appendix 6.2).

The minimum wage per month in Nigeria is N125.00, (Government approved salary

grade, 1989, appendix 2.1) and the mean minimum wage is N183.00 per month. Based

on these figures, it apparently means that households on a monthly minimum wage of

N125.00 are spending as high as 36 per cent of their income on rent, while households on

a mean monthly minimum wage of N183.00 are spending about 24 per cent of their



50.0

13.0

21.0

11.0

5.0

Food

Fees

Rent

Health

Transport

50.6

18.4

12.0*

11.0

8.0
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Table 6.9 Amount Spend on the Various Needs as a Percentage of Total

Household Income and Expenditure.

Percentage of Household
	

Percentage of Household

Total Income	 Total Expenditure

Source: Field Survey, 1990.

* The fact that the amount spent on Rent under income and expenditure are

different tends to indicate that there are some hidden income which are not

disclosed. Secondly, most owners were unwilling to diclose rent figures.
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income on rent. When these figures are compared with the international figures on

appendix 6.2, the rentiincome shares for Benin City is low. But in terms of national policy

which states that no household should spend more than 20 per cent of their income on

rent, the rent paid in Benin is high. According to Mayo (1985, P. 5) average rent/income

shares increase as the cites become more prosperous. Thus, "as income increases from

Cairo to Manila (Philippines) to Bogota (Colombia), and then to Seoul- so too does the

average fraction of income allocated to housing." This statement could only be applicable

to cities where the household expenditure allocation to various needs are evenly

distributed. In the Benin case, where over 50 per cent of the household expenditure is

allocated to food the rentiexpenthture share is likely to be high in relation to other needs.

On the part of the landlords, rents are considered low because of the very high cost of the

building materials (see tables 2.6 and 2.7 in chapter 2). The landilords claims become more

apparent (as we shall see in appendix 8.1) which indicates that the price of most goods

increased more than 8 per cent between 1986 and 1987 while that of housing

(accommodation,fuel and light) increased with only 4.3 per cent for the same period. For

the period of 1987 and 1988 the price of food increased with over 50 per cent while

housing decreased with -5.5 per cent. These figures notwithstanding, the tenants as well

as the general public hold the view that rent levels are high particularly in a situation

where most of the dwelling units are poorly serviced.

The rent indicated in the preceding paragraphs of this section would be used for the

prediction of the market rent in the public sector. This sector has been chosen for the

predictive and evaluative exercise in the following chapters because we have been able to

establish the following:

(a) that the same type of building materials (especially the most

important ones, e.g. roofing, ceiling and to some extent walling

materials) are used in both housing sectors;
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(b) that since the households are mostly low to medium income, with

a concentration of low in both cases, we felt that the core is the

most appropriate area to use for forecasting rent in a public housing

sector purposely built for low income households;

(c) finally, there are parameters (housing characteristics) which are

present in the core area but lacking in the public sector area, for

example tarred roads, availability of neighbourhood facilities etc.,

which tend to balance out for those parameters which the core does

not possess.

6.7	 WILLINGNESS TO PAY

In chapter 4, it was pointed out that strategic bias often affects the results obtained from

asking households how much they would be willing to pay for housing. The results on

appendices 6.3& B.0 & I) confirm that those who are presently paying between 0- N20 rent

per room per month, and are earning between 0- N150 per month, are willing to continue

with the same rent. While 20 per cent, 20 per cent and 40 per cent of the households

earning N151 - N300, N301 - N450 and N601 - N750 respectively are willing to pay 0 -

N20 per month per room. Even among households who are presently paying between N21.

- N40, for income ranges between N151 and N300 up to those households earning above

N901 per month, 8.2 per cent are willing to pay between 0 - N20 and only 11.9 per cent

are willing to continue paying their present rent (N21 - N40) per room per month. While

the mean and median rent per room at the moment is N45 and N30 respectively, over 60

per cent of the households out of the 387 households interviewed are only willing to pay

N20 per room per month.

The argument that willingness to pay approach does have a problem in assessing what

households can afford to pay for housing seem to have been reflected in the preceding
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discussion. This notwithstanding, the researcher however shares the view that it is a

reasonable guide to policy makers as this would pose a task of reconciling what the people

want, what they can afford and what they are willing to pay for as well as the sort of

minimum standards which meet health and safety measures that should be imposed.

Also, these two aspects have to be reconciled with what the Government can afford in

terms of resource allocation. However, evidence abounds that households' reaction to

housing payment or rent after the actual provision of housing is quite different (as most

of them are likely to be willing to pay more when a dwelling unit is available for

occupation), from their reaction during pre-plimning survey when they are requested to

say what they can afford and are willing to pay. Another important point which has

emerged from this survey (Appendix 6•3B) is that the upper-lower and middle income

brackets, i.e., 20th to 50th percentiles of the households are more wiJEng to spend on

housing than those below the poverty line and the upper income bracket. This finding is

not unique to Benin as the World Bank research conducted in many developing countries'

cities which concentrated on people's willingness to pay rent has shown that poorer

households pay a higher proportion of their income on rent than higher income groups

(Malpezzi et al, 1985). For those below the poverty line, it could be argued that they do

not have enough for food and therefore cannot really afford anything for housing. But for

the upper income brackets, It is possible that, at this level, most of the households have

achieved the sort of housing of their dream and taste and would not bother to spend more.

Alternatively, it could be that these high income households now have different

preferences. Whichever be their reason, it is essential to note for pisnning purposes how

little the upper income households are willing to spend on housing.

6.8	 DWELLING SPACE PER PERSON

In chapter 5, section 5.5 the detailed standard for dwelling space per person for Benin

City showed that even the public subsidized housing provided by the Government does
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not meet the required standard. In this area (the core), the mean dwelling space for

renters and owners is 6.4 sq. metres and 7.9 sq. metres respectively. From these figures,

two main issues have emerged:

a) the dwelling space per person for owners is larger than the dwelling

space per person for renters. This finding corresponds with what

Ozo (1990) also found in his study of rented accommodation in

Benin, Tipple and Willis (1990) in their study of Kumasi, Ghana;

and Gilbert (1983, 1987) in most of his studies in Latin America.

b) Similar to Ozo's findings, we have equally discovered that the

dwelling space per person in the public sector development is

slightly larger than the dwelling space per person in the popular

sector. While the mean dwelling space per person in the public

sector development is 7.65 sq. metres, that of the popular sector

development, owners and renters combined, is 7.1 sq. metres. In

both areas, space allocation is small, reflecting the problem of

overcrowding which we have discussed in detail earlier in this study

which further reveals the level of housing shortage in Benin City.

6.9	 TENURE, MOBILITY ANI) ETHNICITY

Our findings have once again confirmed the mobile nature of some of the population of the

core as already stated in chapter 3. We found from our survey results that about 45.9 per

cent of the 387 households interviewed have moved houses within the last five years.

This mobifity is mainly among the renters. The reasons advanced for moving are

presented on table 6.10. Movement to locations close to place of employment seem to be

the most common reason for moving and this confirms our earlier assumption in chapter

3. Further interviews with the households confirmed that some movement was mainly

prompted by economic reasons as they have to move to smaller dwelling units. For
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Table 6.10 Reasons for Mobility.

Reason	 Freq. %

Seeking Proximity to Place of Work 	 31.3

Problems Generated from Landlord!

Landlady	 29.1

Financial Reasons	 20.3

Built or Allocated a House 	 19.4

Source: Field Survey, 1990.
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instance, one of the interviewees said "1 have to move to my present accommodation not

only because it is close to my place of work but because it is smaller and cheaper. With

the 'SAP" one has to cut one's coat according to one's cloth'. This sort of remark was

received from a good proportion of the households whom we had the opportunity to

interview in addition to ifiling in the questionnaire.

A very vital issue has been raised here and that is the 'ifitering down' effect which we

discussed in chapter 4, section 4.3. This is because this sort of downward movement

equally affects the middle income households thus putting pressure on low income

housing. Our data, however, has not established a relationship between ethnicity and

mobility but there is a strong relationship between mobility and renters. This is because

most migrants keep a close contact with their home town and villages and would prefer

to build a house (whenever that dream comes true) in their home village rather the town

where they are residing. Moreover, while owners are committed to permanent residence

in the city some renters are temporary although they may have the intention to stay until

retirement; and others become owners as they get absorbed into the city system depending

on choice constraint (Gilbert, 1983).

In the Nigerian society this is not unusual. Nevertheless, among the 387 households

interviewed in this area, we found that 87.5 per cent are of Bendel State origin while 12.5

per cent hail from the other states in Nigeria. The implication of this is that while

plsrnning for housing and other services, it should be recognized that most people in this

area are Bendelites and as such, as much as possible every household has to be catered

for. If a good proportion of the inhabitants of this area were non-Bendelites, it would

follow that some of them would return to their state of origin with time.

1 SAP - means structural adjustment Programme introduced in Nigeria since 1986 as
a strict economic measure imposed towards the recovery of the economy.
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(UO	 AVAILABILITY OF INFRASTRUCTURE AN]) LEVEL OF
ACCESSIBILITY

In the popular sector development, one of the most fundamental housing problems for the

low income households are inadequate housing facilities and services. In some dwellings,

housing facilities and services are non-existent. Facilities including kitchen, toilet and

bath as well as services including water and electricity supply, are grossly inadequate.

Access to the services is laborious and tedious. This is because there is a very high level

of sharing as against the existing situation discussed in chapter 5, section 5.5 in the

public sector area. The poor housing conditions identified in this area are not unique to

the core of Benin City. In fact, the core of most urban centres in Nigeria such as Lagos

(UN, 1987), Ibadan, Kaduna, Port Harcourt, Kano etc. (Federal Office of Statistics

1983/84) exhibit very high levels of sharing of housing facilities and services. Table 6.11

shows the level of adequacy of the housing facilities as perceived by the consumers. The

consumers' assessment of housing facifities and services appears to be fairly subjective.

About 50 per nt of all the services are said to be adequate. From personal experience

and the data, this assessment seems to be over generous. Nonetheless, we should not

overlook the fact that some of the poor households may be willing to accept certain

conditions as adequate even though the conditions may not necessarily meet the set

standards. Moreover, some respondents are very dissatisfied with the Government and

as such are very reluctant to criticise their private landlords. For example, when some

respondents were asked why they feel that the dwellings were adequate in spite of the

high level of sharing, the following was the reply: "why should I say that the facilities

provided in the dwelling are not adequate? Can I build? Or is the Government prepared

to help us?" Another respondent said "why should I criticise a man who is able to build

when I have none and there is no hope to own one. The government has done nothing to

help us. Even if the condition is poor, what can we do?" People with these sorts of views

can hardly complete the questionnaire to reflect how they actually feel about the

conditions of the dwellings. However, the fact that table 6.2 shows that about 70 per cent



Very Adequate

Adequate

Indifferent

Not Adequate

Very Inadequate

1.9

49.6

10.9

30.1

7.2

100.0

4.2

52.5

11.2

27.4

4.7

100.0

3.3

64.6

7.5

20.3

4.2

100.0

1.7

56.6

12.3

27.6

1.9

100.0

3.1

50.4

6.7

30.8

9.0

100.0
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Table 6.11 Level of Housing Infrastructure as Perceived by the Consumers.

Level of	 Distribution of Services:

Adequacy	 Kitchen	 Bathroom	 Toilet
	

Water	 Electric

%
	

%
	

%

Source: Field Survey, 1990.
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of all the services are shared tend to indicate that the housing facilities are inadequate.

The tenants are poor and therefore cannot afford to rent dwelling units in better areas.

So they continue to live in this area with poor housing conditions.

Another important feature associated with facilities and services in this area is their

location. Contrary to the situation in the public sector area, our data shows that more

than 70 per cent of the housing facilities and services are located outside the house.

Although shared kitchens may be provided outside the house, most renters cook at the

veranda during the rainy season and outside during the dry season. When some

housewives were asked why they preferred to use the veranda and outside for cooking,

some of them said that it helps them maintain a certain level of privacy with their

cooking. According to some of them, "cooking outside reduces the amount of interference

and other tenants no longer have the opportunity to scrutinize what another tenant is

cooking." Another respondent said "the way we are being crammed in a small kitchen is

horrible. We are living in this areas because we have no choice." These statements have,

no doubt, reflected the level of dissatisfaction among renters about sharing certain

facilities especially kitchens. We discovered from our survey that housewives are willing

to accept a kitchen located outside the dwelling more than they would accept sharing of

a kitchen no matter where it is located.

Our data indicate that about 77.1 per cent of the toilets in the compounds in this area are

pit latrines, while only 22.7 per cent are water closets. These figures are comparable with

findings by Sada (1984) and Ozo (1990) in similar surveys in Benin City. A significant

observation from our survey is that the housing conditions for the owner occupiers are

very different. In most cases, the owners have exclusive use of facifities and services and

quite often W.C., pipe borne water and kitchens are installed within their 'flats'

irrespective of the fact that they (owners) are living in the same buildings or compounds

with their tenants. The preferential treatment which the owner occupiers enjoy is clearly
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reflected in table 6.12. These conditions notwithstanding, the water supply situation is

almost the same. As stated earlier most taps run dry for weeks and months and every

household, whether renters or owners, are forced to buy water or fetch from other areas.

6.10.1	 Other Infrastructure

In comparison with the situation of roads and streets in the public sector area, the

popular sector area under investigation has better roads and streets. Perhaps due to the

location of this area, i.e., within the core from where all the major roads leading out of the

city radiate, about 50.7 per cent of the roads and streets servicing the dwellings are

tarred. The rem pining 49.3 per cent which are earth roads are well maintained. Refuse

disposal points are created and locally constructed bins are located almost at every halt

a kilometer. Unfortunately, the local council seems not to be able to cope with the clearing

of these refuse points frequently. The resultant effect is that some of the areas are badly

littered with waste. This presents some of the ugly scenes in this part of the city. The

market areas are generally worse.

Storm drainage is very poor. Although a drainage scheme was prepared for the whole

city, it has been quite inefficient because it has only been partially executed. This partial

execution has made some parts of the city totally impassable especially during the rainy

season as heavy flooding is always rampant. The drainage scheme was prepared with

good intentions but, unfortunately, the State Government has not managed to find funds

to execute the project. Partial execution means very heavy flooding for most areas that

lie within the core. When the downpour is really heavy, some dweffings are flooded.

Street lighting is non-existent. In some parts of the city where it exists, it is non-

functional as the poles have been standing along such streets for years without the bulbs
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Table 6.12 Exclusive Use of Services by Owners and Renters.

Services	 Kitchen	 Bathroom	 Toilet

Owners	 Renters Owners Renters	 Owners	 Renters

Exclusive	 40.9
	

12.6
	

60.0
	

10.0
	

75.0
	

8.0

Shared
	

54.7
	

77.0
	

39.0
	

88.0
	

15.0
	

91.5

None	 4.4
	

10.5
	

1.0
	

2.0	 .5

Source: Field Survey, 1990.
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and the actual electricity connections to make them function. Street furniture is equally

lacking.

6.10.2	 Public Utilities and Services:

Unlike the public sector area surveyed, the popular sector area is well serviced with public

utilities and amenities such as nurseries, primary and secondary schools, markets,

hospitals, clinics, etc. For example about 97.4 per cent of the households live within a 2

kilometre radius of most of these facilities. From personal observation, it could be said

the dwelling units are located within 1 kilometre or less to most of these facifities. The

reasons for this nearness to public amenities are not difficult to find. The location of the

core (study area II) is right at the C.B.D. - Central Business District -and the centre of

the city where most utilities are concentrated. Consequently, public utilities are more

easily accessible to a greater proportion of the households in this part of the city (the

popular sector area) than to the households in the public sector area, why one may have

expected the reverse to be the case.

6.11	 EMPLOYMENT AN]) rNCOME

In chapter 3, a detailed description of the employment situation in Benin City was

presented. The employment situation of the households in the core (study area II) is not

different from the picture already presented in Section 3.2 of chapter 3. Table 6.13

presents the various employment sectors and their percentages. The striking thing about

this table is that 43.9 per cent of the dwellers are employed in private business, which is

likely indication of a concentration of petty traders and semi-skilled self-employed artisans

who live in this area (fig. 6.6). It is also important to mention here that clerks form a

considerable percentage of the 32.6 per cent of the civil servants. These figures are

confirmed by the figures presented on table 6.14 on occupation. The low percentage of
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Table 6.13 Employment Status of Head of Household.

Employment
	

Freq. %
	

Cum. %

Civil Servants	 32.6
	

32.6

Private Company/Firm	 7.8
	

40.3

Private Business	 43.9
	

84.2

Pensioner	 8.5
	

92.8

No Employment
	

7.2
	

100.0

Source: Field Survey, 1991.
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Table 6.14	 Occupation of Head of Household.

Occupation
	

Freq. %
	

Cum. %

30.7

3.8

2.2

3.6

10.1

.3

14.2

1.9

8.2

7.9

4.4

9.0

3.6

Administration

Finance

Professionals

Teachers

Contractors

Transporters

Traders

Nurse/Midwife

Driver/Mechanic

Craftsmen

Farm/Forest Worker

Retired

No Occupation

30.7

34.5

36.7

40.3

50.4

50.7

64.9

66.8

75.1

83.0

87.4

96.4

100.0

Source: Field Survey, 1990.



250

professionals seem to reflect on the fact that the low income households are concentrated

in this area; while the fairly high percentage (8.5) of pensioners could equally reflect the

fact that the indigenous population concentrate in the core since it is usual for most non

indigenes to return to their home towns after retirement. It has also been observed that

a large proportion of the population in the core are self-employed (table 6.14). Flowever,

we have earlier on commented on the problem of self-employment and the incidence of

disguised unemployment (see section 3.3, chapter 3).

The income was examined at two levels:

a) Household level

b) The head of the household level

Distribution of household total monthly income is presented on table 6.15, The mean

monthly household income is N806.0 and a median of N695.O. Although, the mean

household monthly income appears high, it is not necessarily so when it is realized that

the mean and median household size is 6.9 and 6 respectively.

About 42.3 per cent of the households have a total monthly income of below N600.0, while

about 24.8 per cent of the households have a monthly total income of more than N900.

The reason for this high percentage of those households earning more than N900 is

because of the high proportion of pensioners who are in most cases landlords. In addition

to their pensious and the income realised from rent, they also have other sources of

employment which yield revenue. When all these are added together in addition to what

their children and wives earn, the household income normally becomes a large amount.

Incidentally, this is not the situation with the renters who are generally poor. When the

head's monthly income is assessed, the situation is quite different as well. Table 6.16 and

figure 6.7 present heads' monthly income for owners and renters. The mean monthly



0.9

9.8

13.2

18.4

15.8

17.1

24.8

o - 150

151 - 300

301 - 450

451 - 600

601 - 750

751 - 900

Above 901

Mean = 806.00

0.9

10.7

23.9

42.3

58.1

75.2

100.0

Median = 695.00
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Table 6.15 Distribution of Household Total Monthly Income.

Income Range	 Freq. %	 Cum. %

Source: Field Survey, 1990.



13.1

35.5

27.4

14.7

3.3

.5

5.4

1.8

19.8

18.9

22.6

5.4

9.9

21.6

o - 150

151 - 300

301 - 450

451 - 600

601 - 750

751-900

Above 900

13.1

48.6

76.0

90.7

94.5

94.5

100.0

1.8

21.6

40.5

63.1

68.5

78.4

100.0
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Table 6.16 Head Monthly Income for Owners and Renters.

Head MontMy Income	 Freq. %	 Cum. %

Owner	 Renters	 Owners	 Renters

Owner's Mean = 643.0
	

Owner's Median = 500.0

Renter's Mean = 389.0
	

Renter's Median = 350.0

Source: Field Survey, Jan. 1990.
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income for owners is N640 while that of the renters is N389; the median is N500 and

N350 respectively. Comparatively, the renters are poor. Among the renters, 61.7 per cent

of the heads of households earn below N300 monthly. A comparative percentage for the

owners' head of household who earn below N300 is 21.6 per cent. Following from the

above, there is no doubt, that the considerable proportion of the residents of the core are

low income households. This is confirmed by the fact that over 70 per cent of our

interviewees are renters and they are generally poor as we have seen above.

Because we have earlier stated that we are using expenditure as a proxy for income in all

of our calculation in this research, we then went further to evaluate the total household

monthly expenditure. Table 6.17 clearly reveals the picture which is not very different

from the income situation. For instance, while the mean household total monthly income

is N806, the mean household total expenditure is N870.0. The median values are N695.0

and N654.0 respectively. Similarly, the per capita expenditure is presented on table 6.18.

It should be stated here anyway, that expenditure patterns are often affected by

household's total income in a system where households operate joint accounts. But in the

Nigerian situation where spouses operate separate accounts as has been shown in chapter

4, this may not necessarily be the case. All the same, since it was equally mentioned in

chapter 4 that the urban low income households tend to operate differently because of

their very low incomes, it has been decided in this study to use household total

expenditure assuming that the spouses operate joint accounts. The details of the

expenditure situation in relation to other needs has been discussed in section 6.6.

6.12	 MEASUREMENT OF AFFLUENCE BY THE ACQUISITION OF
SOME LUXURY GOODS

To further assess the level of affluence or poverty of the households who reside in the core

we decided to evaluate their ownership of some luxury goods such as cars, coloured



1.0

6.0

21.9

16.6

15.5

11.2

27.8

1.0

7.0

28.9

45.5

61.0

72.2

100.0

o - 150

151 - 300

301 - 450

451 - 600

601 - 750

751 - 900

Over 900
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Table 6.17 Age of Head of Household.

Expenditure	 Frequency %
	

Cumulative %

Mean = 870.50
	

Median = 651.00

Source: Field Survey, 1990.
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Table 6.18 Household Per Capita Expenditure.

Per Capita Income

0 - 50

51 - 100

101 - 150

151 - 200

Above 200

Source: Field Survey, 1990.

Freq. %

5.9

40.5

39.1

14.0

.5

Cum.%

5.9

46.9

85.5

99.5

100.0
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television, radio, radio cassette, refrigerator, fan, cooker, etc. Our contention is that this

could enable us to rely more on our data. As very few households inherit cars from their

late parents, it would be absurd, for instance, to discover that a considerable proportion

of those who earn below N450 had cars. In that case, we would be forced to investigate

their other sources of income if the figures they have given us above are reliable and

correct. Goods such as refrigerators and fans are widely owned among the wealthy and

the poor alike. This is because these two items are more of a necessity than a luxury as

the climate makes their constant use imperative. It would not be surprising, therefore,

if most families have refrigerators and fans. Black and white television is equally

commonly owned while the coloured television is owned only by the wealthy households

as it is a very expensive commodity. Table 6.19 gives a summary of what the situation

is like regarding the acquisition of luxury goods by the households. It is important to

point out that those goods which are really luxury goods such as a car, video and cooker

are not acquired by many households, while those which we have identified as necessities

are widely owned by the households. For those items which have no substitute, most

households endeavour to acquire them irrespective of their cost. However, low income

households in most cases go for the smallest size and the cheapest as well. On the other

hand, items such as cookers have many other substitutes, thus low income housebo)ds

only purchase cookers if their finances actually improve and then they usually purchase

the very small and cheap ones. However, preferences and choice still affect ownership

of luxury goods irrespective of households' income grade.

6.13 RELIGIOUS AFFILIATION

Bendel State in general and Benin City in particular is Christian dominated. This has

been confirmed by our findings on table 6.20 which presents the proportion of christians

to moslems and other religions. The effect of these findings is that designers do not

necessarily have to be conscious of the moslem religion which advocates segregation
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Table 6.19 Ownership of Luxury Goods.

Goods	 Yes%
	

No%

Cars	 26.7
	

73.3

Television	 75.4
	

24.6

Radio	 91.5
	

8.5

Video	 8.0
	

92.0

Cooker	 23.1
	

76.9

Fan	 92.0
	

8.0

Source: Field Survey, 1990.
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Table 6.20 Religious Affiliation

Freq. %

Christian	 76.8

Other Religion	 15.4

Moslem	 7.8

Source: Field Survey, Jan. 1990.



260

between male and female in their design types. In addition to the above the occupation

of the dwelling units has no special relationship with religion.

6.14	 SUMMARY

In snmmary therefore, efforts have been made as much as feasible to highlight the

problems inherent with the core (the study area II). The dwelling units, their

characteristics and neighbourhood factors have been discussed, while comparing and

contrasting with the public housing sector (study area I), within the limits of available

data. The rents paid and the income and expenditure of the households were all

examined. It was possible to identi1r areas of similarity in the two study areas as far as

the housing characteristics are concerned (see next page).

This comparison is necessary because the next chapter has to use the existing

characteristics of the popular sector to predict the market rent for the public sector

housing. The proposed prediction exercise will be conducted through the application of

the hedonic technique.



Standard of the Dwelling
Units is higher.

2. Physical Characteristics -
size of rooms, provision
of electricity and water
supply are similar.

3. Housing Facilities -
sharing is common.

4. Location of Housing
Facilities e.g. kitchen,
bathrooms etc - within the
dwelling units.

5. Public Amenities - poorly
serviced.

6. Roads and Streets - good
access roads exist but
poorly maintained and
not tarred.

7. Employment Status - greater
proportion (about 68 per cent)
of households are civil
servants.

8
	

Income Groups - over 50 per
cent are low income.

9.	 Rent - heavily subsidised by
Government.
Mean - N25.00 per room.
Median - N22.50 per room.

26].

Summary of Findings for section II

Public Sector Housing
	

Popular Sector Housing

(Chapter 5)
	

(The Core, Chapter 6)

Standard of the dweffing
Units is lower.

Physical Characteristics
size of rooms, provision of
electricity and water supply
are similar.

Housing Facilities - sharing is
virtually universal.

Location of Housing Facilities
e.g. kitchen, bathrooms etc -
outside the dwelling units.

Public Amenities - well
serviced.

Roads and Streets - very
good roads exist and are
well maintained with about
50 per cent tarred.

Employment Status -
considerable proportion
(about 44 per cent) are
petty traders and
contractors. Only about
32 per cent are civil
servants

Income Groups - over 50
per cent are low income.

Rent - not subsidised.
Mean - N45.00 per room.
Median - N30.00 per room.
(Because rent is not
subsidised in the popular sector
it is used to predict market
rent for the public sector)



SECTION III

ANALYSIS, SYNTHESIS AND RECOMMENDATIONS



CHAPTER 7

HEDONIC PRICE DEMAND ESTIMATES OF SUBSIDIES IN
PUBLIC HOUSING



262

This chapter investigates the subsidized public housing policy through the application of

the hedonic techniques. By applying series of multiple regression analyses, (through the

use of the SPSSX computer software, and the modified Davis' (1973) Fortran program),

to the data generated from the empirical survey; it became possible to identify the

physical characteristics which have significant domonace on rent. Having identified

these characteristics, it was possible to predict the market rent for the public sector

housing; and also to identify the demand factors that determine the quantity of housing

services demanded by households. This analysis enabled the researcher to assess the

costs and benefits of the subsidized public housing to the consumers and the developers;

and the general effect this policy has on low income housing supply. Before the detailed

analysis begins, it is essential to examine the Benin City housing market and the

consumer models.

7.1	 BENIN CITY HOUSING MARKET MODEL

A microecononiic theory of a housing market presupposes that housing and its services

are physically different among localities. Similarly, consumption of housing services

varies among households. It is these differences that give rise to the housing market

value. The process which attempts to bring a linkage between these differences is often

referred to as a competitive market. Unfortunately, in most developing countries, the

housing market mechanism is imperfect. Consequently, this situation lends itself to

government intervention which include rent control, rent subsidy, and other public

policies which make it possible for some households to occupy dwelling units for which

they pay higher or lower than the market rent. Housing preferences equally differ among

households in a housing market and this makes it possible for a household to occupy a

dwelling unit at a rent which may be less than their maximum willingness to pay. -
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Although many housing market policy options exist, it is often diflicult to know the most

appropriate for a country especially with very limited resources. In some housing

markets, policies that focus on increasing the rental stock may seem more appropriate,

while in others it may be more profitable and desirable to focus on and increase

homeowner stock. In an attempt to arrive at an appropriate policy which is desirable,

affordable and feasible, this research evaluates the policy of subsidized public housing

within the context of urban housing market behaviour.

Under subsidized public housing, government undertakes the payment of a fraction of the

rent for dwelling units constructed for the low income households (refer to chapter 2 for

detailed discussion). The amount of subsidy varies from government to government as

well as country to country. Within the same country, it can also vary from state to state

or amongst localities as the case may be. In the context of this research, the government

is responsible for about 45 percent of the rent while the beneficiaries only contribute 55

percent. Similar to rent control in Kumasi, Ghana (Willis and Tipple, 1988) prices move

from P, tO Pr in Fig. 7.1, simply because rents are subsidized. As a result of the heavy

subsidy, the government cannot construct more dwelling units as resource constraints

limit subsidies. Therefore the number of dwelling mitz now being 'pmice1 b'g t'ne

government for the low income households is fixed at S in the meantime and thus

creating excess demand (Q-Q) at P1.. Eventually, this creates huge shortages of housing

stock as the government does not have enough money to construct more dwelling units.

This leads us to ask some basic questions relating to subsidy:

(a) To what extent are subsidies limited to those who really require

them particularly the poorest households including those below the

poverty line as earlier defined in chapter 3?

(b)	 What cost is incurred by the government in providing the subsidy?
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Cc)	 What are the actual monetary values of these public housing

programmes to the beneficiaries?

(d)	 How far does subsidized public housing actually provide a solution

to low income housing problems?

The answer to the above questions will become clearer when hedonic models are developed

and applied to the field data collected for this area.

7.2	 CONSUMER MODEL

The theoretical background adopted for the evaluation of consumer behaviour in this

research is based on Olsen (1972), Neary and Roberts (1980), Schwab (1985), Malpezzi

(1986) and Willis and Tipple (1988); all of whom used a similar method to calculate

benefits of in-kind transfers on public housing at subsidized prices determined by the

government or in some cases price controls e.g. rent control. However, the dwelling units

produced and provided under these conditions are under restriction. Under the subsidized

housing policy, the consumer pays less than the market price for housing, i.e. r ( P in

figure 7.1 A number of reactions follow: because price (Pr) is now lower than the market

price, the consumers demand more housing services (Q). On the other hand, the quantity

of housing units produced by the government may be restricted to say Q. This downward

filtering in government production of dwellings occurs because supply has to respond to

price change as the government cannot provide more housing due to the heavy subsidy

burden. Those households who are fortunate to benefit from this subsidized programme

can afford to spend more of their money (income) on other goods instead of housing.

Therefore, the amount now spent on housing is equal to P1Q -

Nevertheless, we have assumed that the benefit of this consumption pattern makes the

consumer better off although certain factors could equally make the consumer have a

completely different attitude to the entire system. For example:
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(a) An imposed condition which forces the consumer to remain in this

subsidized house for a certain period of time.

(b) Eligibility to a cash subsidy grant of a certain amount which could

make a consumer prefer to live in unsubsidised or private housing.

The benefit from this rent subsidy can easily be calculated by P,QnPrQz which is the

difference between market and subsidized rent. Incidentally this simple calculation does

not consider the following issues which could have positive or negative effect on the

benefits to both parties (landlord and tenant):

(a) how household values change in simple housing consumptions

(b) the effect of change in disposable incomes

Cc)	 loss or gain as a result of restrictions imposed by the subsidy.

The net benefit is approximately equal to the excess of the consumer surplus at QzPr over

the consumer surplus at In other words, the value of rent subsidy to the consumer

is composed of two parts:

Ci)	 the excess money which is now diverted to non-housing goods, i.e.

P1Q.

(ii) the height of the demand curve multiplied by the change in

quantity, i.e. the amount of benefit lost. This is because the

consumer consumes Q instead of Q of housing services for a given

period. When both Ci) and (ii) are added together the sum is

approximately the net tenant benefit.

For the households or consumers to have received this benefit, someone has to pay for it.

This is what the government pays. In the absence of rent subsidy, the consumer would

be required to pay P IQI for the housing unit, but with the rent subsidy, the consumer pays

PrQz.
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The costs and benefits of the rent subsidy and the economic model discussed in the

preceding paragraphs can only be estimated if the following information is available:

(a) estimated demand rent without subsidy, i.e. estimated consumption

in the absence of the programme.

(b) cost of subsidy or housing consumption for the progrpmme

beneficiaries.

(c) market rent for the current units under the programme

(d) current subsidized rent

(e) price elasticity of demand

These varied data can only be useful in calculating the costs and benefits of public

housing if the monetary values of items (a) - (d) are known. while items Cc) and (d) can

easily be calculated directly from the field survey, items (a) and (c) have to be

mathematically derived by using some economic models. And this is precisely what brings

about the application of the hedonic modelling.

7.3	 THE CONCEPT OF HEDONICS

In chapter 4, the concept of hedonics was briefly introduced, as a multi-variate model

which is often used to investigate housing market policy. A basic feature commonly

associated with a hedonic model is its quality of being 'locality specific'. In other words,

it is not easily transferable to other localities which are unidentical or localities that do

not possess similar characteristics. Additionally, the hedonic price model makes it

possible to compare rent of different dwellings. Thus the hedonic price technique provides

a satisfactory condition which enables us to analyse public policy benefits as it affects the

beneficiaries and the developers and in some cases the economy at large. We therefore

believe that such a dynamic mathematical model used not only for the prediction of rent

but also for ifiumiriating feasible and desirable policies is likely to aid the allocation of

scarce resources for shelter and urban services. This makes it possible to redistribute the
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cost and benefits of urban growth to meet the needs of the people, particularly the low

income households. This is the premise upon which we have decided to use this model

for this research. The main aim, therefore, is to use the hedonic model to estimate

market rent for the subsidized public housing by comparing rents for different kinds of

dwellings in the public and popular sectors.

However, a basic problem often associated with the use of hedonic techniques is how to

choose a reference group which is uncontrolled. This problem becomes difficult to tackle

as it is common knowledge that households in the reference group, in this case the

popular sector and the control group (the subsidized public housing sector), could be

systematically different in their demand for housing. Moreover, choosing the reference

group could be a problem as distortions in rent resulting from rent control and, in some

cases, rent subsidy could make the result unreliable. Fortunately, the latter situation

does not apply to Benin City as rent control is not effective (see section 3.6, p.111).

In fact, the rent control in Benin City could be described as non-existent. Relating to the

former, it is hoped that what Malpezzi (1986) found in Cairo, in which selectivity bias did

not make much difference, would be similar in this research. Based on these reasons and

of course, personal experience, we have assumed in this research that the households in

the reference (popular sector) and control (subsidized public housing sector) groups hava

similar housing demand.

In a similar assumption, gross rent is calculated to be equivalent only to net rent plus cost

of electricity and water supply where the cost of these services are differently costed from

the contract rent (net rent). This is because issues such as advance payment and key

money do not really make impact among this category of households under investigation.

As a matter of fact, key money does not exist in Benin City. Nonetheless, because of the

unique situations which exist in Benin City, net rent is used for the rental model that

follows.
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7.4
	

MATHEMATICAL DEVELOPMENT OF HEDONIC MODEL

7.4.1
	

Basic Approach

A hedonic price presumes a relationship between rent and the physical characteristics

which are classified into three categories (fig. 7.2.) in which

(a) structural characteristics represent building materials, plumbing

fixtures, etc., herein referred to as "S".

(b) neighbourhood characteristics denote availability of electricity and

water, condition of the access roads and some other spatial

locational factors within the housing market and the city, referred

to as

(c) rent contract characteristics represent factors which affect the

contract terms such as mode of ownership, length of tenure, etc.,

referred to as DC".

RENT

STRUCTURAL
	

NEIGHBOURHOOD
	

RENT C0NrRAcr
CHARACTERISTICS
	

CHARACTERISTiCS
	

CHARACTERISTICS
(e.g. Building Materials)
	

(e.g. Aess Road)
	

(e.g. Length of Tenure)

Fig. 7.2 Relationship between Rent and Physical
Characteristics
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The market rent R is generally expressed as a function of the physical characteristics:

R= F (S,N,C,)........................(1)

The independent variables (S,N,C) are in turn comprised of many characteristics which

are snmmarized as follows:-

(a)	 Structural Characteristics

(i) Number of rooms normally used by the household:- MNR:

This refers to number of rooms normally used by a

household in a dwelling. Because of accessibility problems

to many households during the field survey, room

measurements were difficult to conduct. Thus all rooms

including a sitting room are herein referred to as rooms with

an average size of 12' x 14' (3.6m x 4.2m). This figure has

been estimated from public housing estate plans as well as

plans submitted to the planning authorities for approval.

From these two sources it was discovered that an average

room size in Benin City is generally of the figure (7.2)

quoted above.

(ii) Ceffing - XXC

The climatic condition of Benin makes it important for

dwelling units to have a ceiling but some private landlords'

rooms do not. It has therefore been assumed that the

presence of ceilings in a dwelling may probably influence

rent.

(iii) Building Materials:- XXM

This variable refers to materials used for constructing the

wall of a dwelling: i.e. whether the wall is of concrete block,

mud with plaster or mud only. This variable is necessary

not only for aesthetics but more importantly for the
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structural stability of the dwelling. It is therefore likely to

affect rent.

(iv) Condition of Building:- XXB

This refers to whether a dwelling is in good condition, in

which case there are no cracks, broken septic tanks and

soakaways, broken floors, broken ceilings, leaking roofs, etc.

If in bad condition, all or some of these faults listed are

present. The structural condition of a dwelling unit is likely

to affect rent.

(v) Type of Toilet:- TTOIL

This variable refers to the type of toilet: whether water

closet, pit latrine or bucket latrine. Although the bucket

latrine has virtually been eliminated in Benin City, there

are stifi some isolated places where it exists. it is assumed

that the type of toilet is likely to influence rent positively or

negatively, depending on the type that exists.

(b)	 Neighbourhood Characteristics

Ci)	 Adequacy of Water Supply:- SERWAT

This variable refers to water use; i.e. IF water is exc1usive1y

used, shared or not available. it is assumed that all

dwelling units in this part of the city use pipe borne water

whether it is exclusively used or not and this should have

some influence on rent.

(ii) Adequacy of Electricity supply:- SERLET

This variable equally refers to exclusive use of electricity

which is assumed to have effect on rent.

(iii) Other Services Available in the Dwelling Unit:- XXS
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This variable specifically refers to availability of water

within the dwelling, within the compound or outside the

compound. Although this variable appears to be similar to

the first variable (SERWAT), it is different in the sense that

it helps us to know exactly the location of water supply as

opposed to use of water by the household. It is equally

likely to affect rent.

(iv) Adequacy of Bathroom:- SERBATH

As noted in SERWAT, this variable simply refers to

household use of bathroom; exclusively, shared or none. As

one of the vital services in a dwelling unit, it is possible that

it affects rent.

(v) Adequacy of Kitchen:- SERKIT

This variable refers to the use of kitchen, exclusively, shared

or none. it is assumed to be adequate if it is exclusively

used. it is within the same category as SERBATH and it is

possible that it affects rent.

(vi) Adequacy of Toilet:- SERTOII4

Although types of toilet have beeix ssed with rpect to

TrOlL, adequacy of toilet is taken to be different from types

of toilet, as adequacy of toilet stands for exclusive use,

shared or none. A dwelling unit could have a pit latrine but

if it is exclusively used, it could be more efficient than if it

were a water closet that is shared by many households.

Therefore, it is assumed that this variable is likely to affect

rent.

(vil) Other Neighbourhood facilities:- XXF
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These refer to the presence of market, school, hospital or

clinic within a two kilometre radius of a dwelling. Those

facilities are neighbourhood as well as local factors and are

likely to affect rent.

Cc)	 Rent Contract Characteristics

(i)	 Length of Tenure:- YMOVE

This variable is directly related to the period of time a tenant or

owner has stayed in a dwelling unit which is likely to affect rent

either positively or negatively. it is assumed that in some

circumstances (i.e. in situations where the landlord and tenant

become very friendly) the longer a household stays in a dwelling

unit, the smaller the amount of rent; while the reverse is the case

with new tenants. Therefore, it appears that length of tenure

affects rent.

It is possible to rewrite equation (1) with the introduction of the 14 independent variables:

14

R=K0 +!KX ............................................(2)
i=1

where

R	 repre.sents Rent,

X1	denotes the various characteristics (independent variables) under

S,N, and C.

K0,K1 are the constants

Equation (2) is an example of linear multi-variate regression model, which can be

analysed using the SPSSX programs. Apart from the linear multi-variate regression

model, a non-linear model can be constructed out of rent and the 14 independent

variables. One basic approach begins with the following expression:

R = aSbNdCe(3)
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or in the expanded form:

R = }ç)K1;K2vK3 x141u4 (4)

Equation (4) exemplifies a typical hedonic model that will be used in rent predictions.

For the application of SPSSX or similar programs to equation (4), we need to linearise it,

and thus the solution approach follows that of equation (2). However, the resulting values

of the constants, K1 are not the same for equations (2) and (4). And this undoubtedly

accounts for the difference in the mathematical structure of both models (linear versus

non-linear). Linearisation of equation (4) may proceed to the right-hand side (RIIS) only

or on both sides by taking natural logarithms:

R = K,+K1LnX1+K2Lnx2+K3Lnx3+...+K14Lnx14.......... (5)

(for RHS transformation only)

or

LnR = K0^K1Lnx1+K2Lnx2+K3Lnx3+...+K14Lnx14....... (6)

(for LHS and RHS transformation).

Analysis of the multi-variate regression runs resulting from equations (2), (5) and (6) will

be made for selection of one that best represents the data of the study area. Major

statistical parameters such as the square of regression coefficients - R2 or Goodness of Fit,

F-Test, etc., will be considered during model selection.

7.4.2	 Regression Analysis

The 14 independent variables theoretically chosen are likely to manifest some degrees of

influence at different levels of significance over rent. Therefore, we are concerned with

the measurability of these effects by quantifying them. Using such statistical parameters
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as the Coefficient of Regression (R); Goodnes of Fit (R 2); F-Test, etc., the variable that

shows the largest value for these parameters obviously is the most dominant. The least

dominant apparently gives the smallest value for the same parameters. This

measurement process involves four methods, three of which are run on the SPSSX

program while the last one is run using the modified Davis Fortran Program (Davis,

1973).

For the four methods, 10 and 5 percent levels of significance for R 2 or Goodness of Fit

respectively are used as criteria for the variable selection. In the case of the SPSSX

program, when these percentages are applied the elimination exercise is performed within

the program and the output lists dominant variables only. This is called step-wise

regression analysis. In contrast, the modified Davis Fortran programme outputs the

values of R2, etc., from which the prescribed percentages are applied for variables

selection.

7.4.2.1	 SPSSX Program: Variable selection with SPSSX

The preliminary analysis of the data using SPSSX is tailored to the use of the linear

multi-regression component. This involves the use of Stepwise methods (for details of

these methods refer to SPSSX User's Guide 3rd Edition for the SPSSX Program ud).

Table 7.1 contains the definitions of the regressors included in the hedonic price function.

These 14 independent variables are defined in the preliminary regression equations

categorized under S,N and C (fig.7.2). In the final equation, all utilities (refers to rent

contract characteristics) and locational variables are eliminated. This is because there is

a very clear collinearity between the locational variables and the neighbourhood variables;

while the rent contract characteristics variables perhaps do not make much impact on

rent as had been anticipated in the area of study. Consequently, both the locational and

rent contract characteristics were eliminated in the preliminary regression runs. As
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Table 7.1 Definition of Variables for the SPSSX Program

S/No.	 Variables
RP

1. SERWAT =1
=0

2. SERLET	 = 1
=0

3. YMOVE

4. XXS	 =1
=0

5. FOIL	 =1
=0

6. MNR

7. XXC	 =1
=0

8. =1

=0

9. XXT	 =1
=0

10. XXB	 =1
=0

11. XXF	 =1

=0

12. SERBATH = 1

=0

13
	

SERKIT	 = 1
=0

14.	 SERTOIL	 = 1
=0

Definition
Rent

If water supply is adequate
Otherwise

If electricity supply is adequate
Otherwise

Length of tenure (years)

If water is available within the dwelling
Otherwise

If toilet is watercioset
Otherwise

Number of rooms normally used by the
household

If dwelling has a ceiling
Otherwise

If material used for the wall is concrete
block
Otherwise

If access road is tarred
Otherwise

If dwelling is in good condition
Otherwise

If neighbourhood facilities such as market,
school, hospital are within 2 km of a dwelling
Otherwise

If bathroom is adequate, i.e. used exclusively
by a household
Otherwise

If kitchen is exclusively used by a household
Otherwise

If toilet is exclusively used by a household
Otherwide

Source: Field Survey, 1990.
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shown on table 7.2, the preliminary runs displayed a very high F-value (significance) with

significant R2 and only 4 out of the 14 variables have significant regression coefficients.

Thus, it is only these 4 variables as follows:

(a) Adequacy of water supply - SERWAT;

(b) Adequacy of electricity supply - SERLET

(c) Number of rooms normally used by a household - MNR;

(d) Condition of access road to dwelling - XXT;

that were eventually selected (table 7.2) and included in the final equation.

7.4.2.2	 Modified Davis Fortran Program

Although SPSSX seems to be commonly in use for the analysis of hedonic modelling, the

researcher feels that there are other programs which can analyse hedonic models equally

efficiently. Three main reasons underline the choice of the second computer program,

namely:

(a) running a set of data using two different programs one will expect

to get similar results. Any difference in the results may be

attributable to the input data. Apparently, the two computer

programs serve to revea1 errors .ri the inpnt ó.ata.

(b) Applying the two programs in the variable selection exercise, for

instance, is likely to give much credence to the variables eventually

selected.

(c) The accessibifity of small packages such as the Davis programs

relative to the SPSSX to housing analysts in developing countries

adds to its attractiveness. Such programs are readily available

(from the textbooks) and easily adaptable to microcomputers. On

account of the reasons stated above, a program developed by Davis
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(1973) for data analysis in Geology and Engineering was modified

and applied to this research (Appendix 7.1).

The data for the regression analysis using this programme was specially prepared from

the total sample of 387 households interviewed from the popular sector. Applying a very

strict screening exercise, only 220 households or 57 percent of the total sample size were

used for this program as these were the households that completed all the 14 independent

variables. Using equation (3) from Section 7.3.1, a number of runs were conducted,

adding the independent variables one after the other until the 14 variables were entered

into the equation. The variables were then ranked in accordance with their level of

dominance using our present criteria (Table 7.3). To determine the order of dominance,

each one of the variables which had been initially selected is regressed against rent

individually. The result is shown on table 7.4.

In table 7.4, variables 1-4 have been selected based on the fact that any variable with less

than 0.05 goodness of fit or 95 percent confidence level is regarded as not having

significant dominance. This is because we are assuming 5 per cent margin of error or 95

per cent level of confidence on the data. However, to further ensure that the selected

variables are those with the greatest dominance on rent, another regression analysis was

performed by selective addition of the key variables and noting the value of the resulting

coefficient of regression. The results are as presented on table 7.5. The resulting R 2 from

the third (3) run on table 7.5 does not pass the 5 per cent significance test over and above

the second to the last run. In other words, there is little or no difference (0.0010) on the

R2 for the second and third runs when the variable XXC (ceiling) was added to the run

and therefore the independent variable XXC is dropped.

On the basis of the variable selection procedures presented in the preceding paragraphs,

the following variables were selected:
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Table 7.3 Ranking Variables in Terms of Dominance.

S/No.	 Variables	 Rent VS	 Goodness
Other	 of Fit
Variables	 (R2)

Added
Effect
on New
Variables

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

RENT

SERWAT +1

SERLET 2

YMOVE

xxS

'11OIL

MNR4

xxc+5

XXM

XXT3

XXB

XXF

SERBATH

SERKIT

SERTOL

1,2

1-3

1-4

1-5

1-6

1-7

1-8

1-9

1 - 10

1 - 11

1 - 12

I - 13

1 - 14

1 - 14

0.3528

0.4391

0.4420

0.4420

0.4451

0.4614

0.4734

0.4767

0.5047

0.5047

0.5047

0.5082

0.5106

0.5107

0.3528

0.0863

0.0029

0.0031

0.02

0.012

0.0033

0.028

o.aass

0.00024

0.0001

Source: Field Survey, 1990.

+	 Dominant Variables.
Those without + sign are of no significant dominance.

1 - 5 Ranked variables iii order of dominance.



1.

2.

3.

4.

5.

Rent Vs SERWAT

Rent Vs SERLET

Rent Vs MNR

Rent Vs XXT

Rent Vs XXC

0.5939

0.5823

0.3785

0.2543

0.1532

0.3528

0.3391

0.1433

0.0647

0.0235
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Table 7.4 Ranking the Selected Dominant Variables.

S/No.	 Variables
	

Coeff.	 Goodness of Fit

Source: Field Survey, 1990.
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Table 7.5 Combined Effects of Selected Variables on R2.

S/No. Variables	 Coeff.	 Goodness of Fit R2

1.	 Rent Vs SERWAT,SERLET,MNR	 0.6725	 0.4523

2.	 Rent Vs SERWAT,SERLET,MNR

&XXT
	

0.6939	 0.4815

3.	 Rent Vs SERWAT,SERLET,MNR

XXT & XXC	 0.6949	 0.4825

Source: Field Survey, 1990.
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(i) Adequacy of water supply - SERWAT

(ii) Adequacy of electricity supply - SERLET

(iii) Number of rooms normally used by the household - MNR

(iv) Condition of access road to the dwelling - XXT

It should be noted that the above four variables were selected following two different

regression analyses - the runs with the SPSSX program (see Section 7.2) and that with.

the modified Davis Program (refer to section 7.4.2.2). Three out of the four independent

variables selected (i.e. items (i), (ii) and (iv)) are neighbourhood characteristics, mainly

services. This perhaps reveals that neighbourhood factors are very strong rent indicators

and that they have very great impact on rent predictions in Benin city. Megbolugbe

(1983) had similar findings in Jos, Nigeria.

The exclusion of rent contract characteristics and locational factors (variables) in the final

equation is likely to be as a result of;

(a) The location of the study area II which is situated at the core of the

city (CBD), where most employment centres are located.

Consequently, most public facilities such as markets, schools,

hospitals, etc., are located within 2 kilometres of most dwellings

sampled.

(b) The main mode of transportation within this area is the motor

vehicle (taxi and mini-bus). However, people walk most of the time

particularly as they are low income households and distances to

various facifities and establishments are very limited. The taxis

and minibuses are used to commute to other parts of the city, in

rare cases. This is, however, consistent with Grigsby (1975) in

which he argued that only in large cities (SMSAs) where a

significant distant barrier starts to emerge, does the issue of

locational choice become crucial (as cited inMegbolugbe 1983, p.68).
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(c) The rent contract characteristics have a rather negative influence

on rent and are, moreover, not as important a parameter as we had

originally thought.

7.4.2.3	 Choice of Functional Form

On the transformation of non-linear models in the preceding section of the type

exemplified as equation (4) to linear equivalent equations (5) or (6) were earlier obtained.

With this detailed transformation exercise, it should be borne in mind that it is only the

dependent variables (R) and the third variable X3 (number of rooms) among the 4

independent variables that could be transformed as the rem2inirig 3 independent

variables are treated as dummies. Using the linearised equations, a number of runs were

conducted with rent as dependent variable and four independent (but dominant) variables

leading to the selection of the best functional form which fits the data. Although several

runs (for example table 7.6) were actually performed, only four different functional forms

have been chosen to ifiustrate the processes that took place. Based on the above the first

run was then attempted by linearising the equation on the right hand side through the

transformation of X3 (number of rooms) into logarithm and squaring it as well. The

resultant equation is as follows:

R = a0+a1x1+a2x2^a3Lnx23+a4x3^a5x4.......................(7)

The resultant Goodness of Fit = 0.5570.

This equation was then tried in a slightly different form thus:

R= a0+a1x1+a2x2+a3Lnx23+a4x4............................... (8)

and the resultant Goodness of Fit = 0.5233.



0.5570

0.5568

0.5233

0.4556

0.4917

0.3834

0.3402
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Table 7.6	 Selection of Functional Form.

Option	 Functional Form	 Goodness of Fit
R2

1.

2.

3.

4.

5.

6.

7.

Rent, log of rooms squared
and the other variables in
their original form

Rent, log of rooms cubed
and the other variables in
their original form

Rent, log of rooms squared
without including the coefficient
multiply by number of rooms
while the other variables are
left in their original form

Log of Rent, and log of rooms
squared and the other variables
in their original form

* og of the 4 independent
variables leaving the rent
in its original form

*Log of Rent and log of the
4 independent variables

Log of Rent leaving the 4
independent variables in
their original form

Source:	 Field Survey, 1990

*&Jthough these included dumies which are not supposed to be transformed,
these runs were performed just to see their reaction under transformation.



286

Thirdly, it was decided to transform the X 3 , i.e. the number of rooms by not squaring this

time but cubing it while retaining the logarithmic function. The equation that resulted

is:

R = a0^a1x1+ax2^a3Lnx33+a4x3^a5x4.......................(9)

The resultant Goodness of fit is 0.5568.

Finally, the equation was then transformed by linearising it both on the left hand side

and on the right, i.e linearising both the dependent variable and the third (X3)

independent variable. The resultant equation is:

LnR = a0+a1x1^a2x2+a3Lnx23^a4x3^a5x4...................(10)

The Goodness of Fit = 0.455 6.

Because the Goodness of Fit or R 2 is being used as the measurement parameter, I then

decided to rank equations (7) - (10) in order of preference; particularly as the higher the

Goodness of Fit or R 2 , the better the fit:

(1) Equation (7) 0.5570 most preferred

(2) Equation (9) 0.5568 more preferred

(3) Equation (8) 0.5233 preferred

(4) Equation (10) 0.4556 least preferred

Based on the ranking above and also the runs on table 7.6, equation (7) was then selected

as the best functional form that fits the data. Therefore on account of the summary on

table 7.6 and the above ranking both of which are based on the Goodness of Fit (R 2) and

other statistical parameters presented in table 7.7, the best functional form is option 1

(table 7.6) and can be expressed as:

R = -60.80603 + 17.34164x 1 + 25.01584x2 + 20.74989Lux23 -
10 .4299x3 + 8.368454x4......................................... (7A)

in which

R = Actual Rent
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X1 = SERWAT

X2 = SERLET

X3 = MNR

x4 = xx'r

The number of independent variables which appear in equation (7A) is only 4, this is not

unusual. For instance, Malpezzi, Tipple and Willis (1989) in their study of rent control

in Kumasi, Ghana had only 3 independent variables with significant domin pnce on rent.

Follain and Malpezzi (1979) proved that 5 to 10 structure variables (rooms, baths, etc.)

produce about as good a fit as 40 variables. The model that has been developed (equation

7A) has a coefficient of determination (R2) of 0.56 (table 7.7) which is considered adequate.

Fifty six percent of the variance in rent is accounted for by the regression equation while

44 percent is unaccounted for. In other words, the regression of the number of rooms, log

of number of rooms squared, adequacy of water and electricity supply and the condition

of access road account for 56 percent of the variance in rent in Benin City. Obviously,

there are other variables which influence rent in Benin City which account for the

remaining 44 percent. In this type of research, it is practically impossible to include all

parameters which influence rent. And moreover, the parameters included are not free of

measurement errors. Nonetheless, the erceritage ehange in gross rent canbe explained

by interpreting the coefficient of Ln (MNR) 2 given a percentage change in the variable

itselL While the coefficient of the dummy variables can be interpreted to explain the

change in rent when compared with the variables which have been omitted.

The coefficients are generally positive and as expected. It is important to note the high

coefficient which adequacy of water and electricity supply have exhibited; while length of

tenure, type of toilet and adequacy of toilet are variables with no statistical significance

on rent. This could perhaps be explained by the fact that a few neighbourhood services

tend to explain the others. Also the fact that building materials did. not have much



20348.15	 53.8057

378.18

5

214

219

Regression

Deviation

Total
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101740.75

80930.19

182670.94

0.5570

0.7463
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Table 7.7 Hedonic Index

Source of
	

Sum of
	

Degree of
	

Mean	 F-Test
Variation	 Squares	 Freedom	 Squares

Source:	 Field Survey, 1990.
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statistical significance on rent is surprising. Perhaps, the homogenous nature of this

variable as it appears in the area of study may have affected its significance.

Alternatively, it is likely that it is really not as significant on rent as it appears to be.

7.5	 APPLICATION OF IIEDONICS

The application of the hedonic model is made using equation (7A) of the preceding section,

representing a non-linear prediction model. Evaluation of the model is achieved by direct

substitution of the median values of the independent variables (table 7.8) and the

predicted value of rent, R is N31.82. The value of R compares favourably with the median

rent value of N30.00 (table 7.8). The error accruing from the predicted rent as compared

with the median value of rent is 6 percent, which is considered adequate. Figure 7.3

presents the graph of both values (actual and predicted).

The hedonic model of equation (7A) thus serves a useful purpose in estimating rent values,

given values of the independent variables in the model. In Benin City, the calibrated rent

model, equation (7A) will continue to find greater application in future rent estimates. The

confidence, however, lies on the margins of error of estimate. From our test results, the

error is minor.

7.5.1	 Market Rent for Subsidized Public Housing

The estimated market rent for a room is N31.815 approximately N31.82. Invariably this

means that those households occupying a 1 bedroom flat, which is equivalent to a 2 room

unit according to our definition in this research, are supposed to pay approximately

N64.00 (or N63.63 to be precise). While households occupying 2 bedroom flats or 3 room

units are supposed to pay N95.00 (table 7.9).
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Table 7.8 Dominant Variables and their Median Values.

S/No.	 Variables	 Median Values

Dependent	 Independent

1. R(actual)	 30

2. SERWAT: X1	2

3. SERLET:X2	2

4. MNR:X3	2

5. XF:X4	 1

Source: Field Survey, 1990.
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Table 7.9 Actual and Estimated Rents for the Subsidized Public Housing.

No. Rooms	 Present	 Estimated	 Subsidy	 Percentage
Rent	 Rent	 (N)	 of Subsidy
(N)	 (N)	 on Estimated

Rent

(1)

1 bedroom flat
(2 room unit)
	

25
	 63.63*	 38.63*	 60.71*

(2)

2 bedroom flat
(3 room unit)
	

45
	 9545*	 50.45*	 53.10*

Source: Field Survey, 1990.

* All figures are rounded to two decimal places.
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For the households who benefitted from the 2 room units and those in 3 room units, the

subsidies cost N39.00 (or 60.71 percent) and N50.00(or 52.85 percent) of the market rents

respectively. From the calculations on table 7.9, those households who occupy 3 room

units seem to incur greater cost to the government in terms of the subsidy. We shall see

later in this chapter whether the occupants of 3 room units, indeed, receive greater

benefits or not.

7.6	 COST AND BENEFITS CALCULATED FROM HOUSING DEMAND
EQUATION DATA

A housing demand function is used for the calculation of costs and benefits based on the

field data. Hypothesis no. 2 in chapter I , states that the quantity of housing demand is

a function of income of a household, price of housing, of other goods, etc. This hypothesis

is tested partially through a demand equation by which the rent at equilibrium demand

is calculated. Therefore, the rent consumers are willing to pay, assuming that they are

at their equilibrium demand at market prices, is calculated using a sample of private

sector consumers.

A typical household demand equation is expressed as:

R= F(Y,D)..................................................(11)

where

R = Housing expenditure (rent, cost of services if different from rent,

etc.)

Y = Household income (expenditure is used as proxy to income)

D = Households demographic variables (for example, age of head of

household, household size, sex of head of household, religion, tribe,

length of tenure, etc.); and

F = function.
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In demand analysis, it is often postulated that there is a relationship between the

quantity of housing demanded, the relative price of housing, the income of the household,

and other demographic characteristics enumerated in the preceding paragraph. This can

be expressed similar to equation (11) with the addition of P (relative price of housing) on

the right-hand side.

The dependent variable for this demand equation is the equilibrium market rent (i.e. the

Gross Rent). The Gross Rent in this case is calculated by adding the amount paid for rent

to the amount paid for water and electricity supply as these services are differently

charged in Benin City. In most cases advances are only for a very short duration of about

3 months. In some cases no advances are charged at all particularly in this part of the

city. It should be noted that units rented for commercial purposes normally attract

advances of one year or more. Maintenance and repair expenditures are rarely incurred

by the tenants. Where they do occur, the type of maintenance and repairs are mostly

restricted within the limit of the monthly rent so that tenants can easily deduct the

amount spent from the next monthly rent. We have therefore assumed that maintenance

and repair expenditures have very little significance on demand rent. This becomes more

apparent in this research particularly as no emphasis has been laid on owners in the

model construction. Therefore the effect of the maintenance carried out by owners is

equally insignificant to the total sample as their number is very limited.

The independent variables comprise of household income (total expenditure used as proxy

for income), price of housing and other demographic factors. In developing countries, it

is always dimcult to collect data on income; and as such total household expenditure is

used as proxy for income. The reasons for choosing expenditure rather than income have

been explained in chapter II section 2.5.1. The price of housing is a very important piece

of information on housing demand and at the same time extremely difficult to obtain.

This is so because private landlords find it difficult to supply the information as they fear
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giving themselves away to the authorities and incurring higher property rates. Moreover,

most of the buildings in the area of study are more than 10 years old and the few

landlords willing to respond to our quesfioniiire gave very unrealistic figures.

Nonetheless, we shall see later how we derived the price elasticity of demand which was

used in this research. The other demographic characteristics include household size, age

and sex of head of household; and a non-demographic factor: length of tenure. Including

all these independent variables, equation 12 can be mathematically expressed as:

R = a0-i-a1(Y)+a2H+a3A^a4S+a5M+u...................................(12)

where

R	 =	 market rent at equilibrium price

a0, a2 to a	 =	 constants (partial regression coefficient)

a1(y)	 =	 Income elasticity of demand which can equally be

denoted as Ey.

Y	 =	 Expenditure (consumption) as proxy for income

H
	

Household size

A
	

Age of head of household

S
	

Sex of head of household

M
	

Length of tenure

U
	

Error term.

Religion has been completely excluded from the equation because Benin is a predominatly

Christian society. Tribe is a very sensitive issue in the area of study due to the

heterogenous nature of the state. We therefore decided to avoid direct questions on tribe

and concentrated on whether respondent households were from Bendel State or not. This

has thus compelled us to exclude tribe from the equation as well.
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Using a procedure similar to that applied in section 7.4.2.2 for the selection of variables,

each variable was regressed on rent and the result is presented on table 7.10. Due to the

nature of demand equations, a higher margin of error than what was used in the rental

model has been allowed. This is the reason why all the variables have entered into the

equation.

Based on this higher margin of error, rent was regressed with options 2-6 on table 7.11.

On the strength of the result of the run presented on table 7.10, no variable has been

dropped as all of the independent variables appear to have some range of incremental

effect on rent.

7.6.1	 The Expenditure Model or the Demand Equation

For the functional form, a number of trials were conducted similar to the analysis carried

out on the Rental Model. Various equations, both linear and non-linear models were

evaluated. Eventually, it became necessary that a transformation which involved

linearisation to both right and left hand sides were carried out. On account of this,

equation 12 can be rewritten as:

LnR=	 ................(l

The theoretical framework for this non-linear model of expenditure is based on the work

of Malpezzi and Mayo (1985). This model is, however, based on the assumption that

consumers will maintain constant taste and that household size, age and sex of head of

household dominate demographic factors.



	0.1973
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0.0380
	

0.1948
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0.2485
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Table 7.10 Ranking Variables for Demand Equation.

S/No.	 Variables	 Goodness of
	

Correlation

Fit (R2)
	

Coefficient

1. Rent VsY

2. Rent Vs NPIIH

3. Rent Vs Age of Head

4. Rent Vs YMOVE

5. RENT Vs Sex of Head

Source:	 Field Survey, 1990



1,2

1-3

1-4

1-5

1-6

0.1993

0.1993

0.2073

0.2125

0.2125

0.1993

0.0008

0.00052

0.04821

-0.0795

0.43379

6.43608

0.0097605
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Table 7.11 Ranking Variables in Terms of Dominance.

S/No. Variables	 Rent Vs	 Goodness	 Added	 Regression
Variables	 of Fit	 Effect	 Coefficient

CR2)	 on New
Variables

1. Rent

2. Expenditure

3. Household
Size 4*

4. Age of Head of
Household 2*

5. SexofHeadof
Household 3 *

6. Length of
Tenure 5*

Source:	 Field Survey, 1990.

* 1 - 5: Ranked variables in order of dominance.

Note: When the equation was tranformed by linearization the Regression Coefficients as
well as the R2 reflected different levels of influence by the individual variables.
Household size in particular behaved differently when squared (see table 7.14).
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When the coefficients of the independent variables are substituted in equation (13), the

resulting non-linear expenditure model is as follows:

LnR= 1.4368420 + 0.5479717(Lny) + 0.1205871S + 0.011599411 -
0 . 000780711 2 + 0.0867645A - 0.0010552A 2 +
0.0069379Ym.............................(14)

LnR =	 3.2891

R	 =	 Antilog (3.2891)

R	 =	 26.82

By substitution of the median values of the independent variables on table 7.12 to

equation (14) the median demand rent households will pay at their equilibrium demand

is calculated as 26.82. The predicted N26.82 stands as rent per room per month. For the

consumers of 2 room units and 3 room units, the demand rent is N53.64 and N80.46

respectively (or 26.82 per room). This actually reveals that consumers are willing to pay

more than the subsidized rent in both house types.

7.6.2	 Empirical Results

The demand results appear good. The R 2 is 0.3 (table 7.13) which is higher than 0.18

which Malpezzi, Tipple and Willis (1990) achieved in a similar survey in Kumasi, Ghana.

The estimate for the consumption elasticity is 0.55. This estimate is very high and

comparable with what Malpezzi and Mayo (1985) found in their cross-country model in

which most of the estimates for the sixteen cities in eight developing countries clustered

between 0.4 and 0.6. We have equally observed that consumption elasticity reduces as

R2 increases which means that the higher the number of other variables, for example

demographic factors, which are included in the equation, the lower the consumption

elasticity becomes. The high relationship and correlation between expenditure and rent

indicates that expenditure (consumption) used as a proxy for income is a very strong



1.

2.

3.

4.

5.

6.

7.

8.

Rent (R) Actual

Expenditure (Y)

Sex of Head of Household (S)

Household Size (H)

Household Size2 (W)

Age of Head of Household (A)

Age of Head of Household2 (A2)

Length of Tenure (YM)

33.5

163.50

2.00

13.5

13.52

30.0

30.02

3.5
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Table 7.12
	

Variables and their Median Value.

S/No.	 Variables	 Median Values

Source:	 Field Survey, 1990.



13.1123
4.58

.35

7

212

219

Regression

Deviation

Total
Variation

Goodness
of Fit

Correlation
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32.05

74.02

106.07

.3021

0.5497
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Table 7.13 Demand Equation.

Source of
	

Sum of
	

Degree of
	

Mean	 F-Test
Variation	 Squares	 Freedom	 Squares

Source:	 Field Survey, 1990.
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demand determinant. There is a very weak relationship between household size and rent.

This indicates that number of persons in a household does not necessarily determine

housing demand. A weak relationship also exists between rent and age, and rent and sex

of head of household. The weak relationship between rent and demographic variables

included in the equation indicate that there are perhaps other demographic factors which

equally influence housing demand. Also weak is the relationship between length of tenure

and rent. It is therefore not a very strong demand determinant. Instead, rent decreases

with length of tenure perhaps due to the following reasons:

(a) Generally, landlords grant discounts to long-term renters.

(b) Lower rent is an incentive to stay longer.

(c) It is generally easier for landlords to increase new rents as new

tenants move in.

In spite of these reasons for rent decrease with length of tenure housing demand does not

necessarily increase simply because a consumer has stayed in a particular house for a

long time. Evidence exists to show that older tenants pay less rent than incoming tenants

for similar accommodation. Housing demand is likely to increase as a result of increase

in income, household size and perhaps age; but the most dominating factor as we have

seen in the preceding paragraphs is consumption used as proxy for income.

7.6.3	 COST AND BENEFITS DERWED FROM ifEDONIC AND DEMAND
EQUAHONS

7.6.3.1	 Price Elasticity of Demand

In sections 7.2 and 7.5.2, it was stated that the price elasticity of demand is an essential

item of data in order to calculate consumers' benefits from subsidized public housing.

This calculation could not be done because of the difficulty of obthinirig data on price of

housing. Thus, the calculation of costs and benefits are constrained because the price
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elasticity of demand is not known. The share of the land in housing cannot be estimated

because the price of the house is not known and therefore equally constrained to make

this calculation. However, in the work of Malpezzi and Mayo (1985) in which similar

surveys were conducted in sixteen cities in eight developing countries which were

reviewed, this essential parameter was estimated. They found that most estimates are

between -0.5 and -1.0. In the absence of comparable data, it is proposed to adopt these

values in this study as the lower and upper limits for the measurement of elasticity of

demand in calculating costs and benefits for the subsidized housing in the study area.

Using a model similar to that of Olsen (1972) which he applied to the econometric analysis

of rent control in New York, the cost benefit, for the subsidized housing discussed in the

preceding paragraphs and referring to figure 7.1, can be calculated thus:

Benefit =

( i	 b	
b+i	 b+1

() [ 
(P,Q-P,Q,1 	- (P.QJ)	 +	 (15)

where:

Benefit represents the cash equivalent value, which is a measure of change in the

consumer surplus.

P,Q	 =

PQ1 - PrQz

=

PrQz	 =

b	 =

Estiiated Demand Rent without subsidy, i.e estimated housing

consumption in the absence of the progrnmme.

Cost of subsidy of Housing Consumption for the programme

beneficiaries.

Market Rent for the current units under the programme.

Current subsidized Rent.

Price elasticity of demand.
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The programme efficiency can be calculated from the ratio of benefit to cost. Equation 15

is only used for the calculation of cost-benefit when the elasticity of demand is assumed

to be -0.5. This is because it is difficult to evaluate 	 if the price elasticity of
b^1)

demand is -0.1. Therefore a non-linear equation is formulated to take care of this

dirncuity as:

Benefit =

P,Q,, [log(P,Q) - Iog(P,Q,j] +	 - rQz ............()

According to the results of the calculations from equations 15 and 16, participants of 2

room unit benefit N32.62 and N38.48 when price elasticity of demand is -1.0 and -0.5

respectively. For consumers of 3 room units, the benefit is N41.42 and N50.03

respectively (table 7.14).

7.7	 TFLE PROFITABILITY OF suBsmIzE1J HOUSDG AI]) SUPPLY

it is apparent from the calculations on table 7.14 that consumers of subsidized public

housing benefit from the scheme. The benefit is large in relation to both the rent and

their consumption. Those households who consume 1 bedroom flats (2 room units), pay

only 39 per cent of the estimated market rent and a comparable figure for those

households that consume 2 bedroom flats (3 room units) is 47 per cent. Secondly, the

participants of subsidized public housing consume better housing services than they would

have otherwise consumed. The consumers of 2 room units have increased their spending

on housing service consumption by about 18.62 percent while consumption on other goods

was greatly increased by 86.77 per cent (table 7.15). Comparable figures for consumers

of 3 room units are 18.63 per cent and 41.72 per cent respectively assuming thal both

households are on the same income level.



63.63 95.45

53.64 80.46

38.63 50.45

32.62
38.48

41.43
50.03
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Table 7.14 Cost-Benefit Measure Derived from the Demand and Hedonic
Equations.

Type of Unit
1 Bedroom Flat	 2 Bedroom Flat
(2 Room Unit)	 (3 Room Unit)

Current Subsidized Rent (N)
	

25.0
	

45.0

Market Rent for Current Units
under the Prog. (N)

Estimated Demand Rent (N)

Cost of Subsidy (N)

Tenant Benefit (N)

(a) a1 = 1.0
(b) a1 = -0.5

Programme Efficiency
(Benefit/Cost)

(a) -1.0
	

0.84
	

0.82
(b) -0.5
	

0.99
	

0.99

Source: Field Survey, 1990.



53.64 80.46

63.63 95.45

18.62% 18.63%

N310.00

N579.25

N525.00

N744.00

86.77% 41.72%
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Table 7.15 Effect of Public Housing on Expenditure.

S/No.	 2 Room Unit
	

3 Room Unit
Median	 Median

1. Monthly Housing Expenditure
of households in absence of
Rent subsidy

2. Market Rent of public
housing units

3. Percentage increase of
housing consumption

4. Monthly Expenditure on other
goods with no Rent Subsidy

5. Monthly Expenditure on other
goods under Rent Subsidy

6. Percentage Increase on
consumption of other goods
by housing subsidy
beneficiaries

Source:	 Field Survey, 1990.
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The median cost of the subsidy to the government is N39 and N50 for 2 room and 3 room

units respectively. When assessed in relation to the consumers' income and the actual

rent, the benefit is large for both house types, but in terms of the cost to the government,

the benefits are small but perhaps could be said to be what they could have under market

conditions. This is because the costs of subsidizing the units for both house-types are

more than the benefits accruing to the households (tenants). Moreover, the cost of the

benefit calculated above does not include a number of costs from which the government

is either exempted when undertaking a project or for which the government is charged

a small fraction of the full cost. Such items which are likely to carry a hidden cost to the

government are:

(a) Financing of the construction of the dwelling which carries some

interest burden.

(b) Extension of overhead electricity cables and water mains for which

the government is exempted from taxation.

(c) Acquisition and financing of the land; as well as all legal and

administrative charges. Acquisition cost is at times reduced to half

while all the other charges are free.

(d) The government does not pay full charge of property rating.

These hidden costs make government capital cost of production lower than that of private

developers. In order to have a clear idea of the cost of total input to the production of

subsidized housing we have to calculate the resource cost. For the purpose of these

calculations, we have assumed that (a) - Cd) above will increase the cost of subsidy by

about 45% allocated thus:

(a) Interest burden on financing of the construction - 10 per cent

(b) Full cost on improvement on land (e.g. opening up of roads,

servicing, etc.) - 10 per cent

(c) Cost of acquisition and financing of land - 10 per cent

(d) full payment of property tax - 15 per cent
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On table 7.16, therefore, is the calculation of the total input into the production of the

subsidized public housing.

The implication of the calculations on table 7.16 is that for every one Naira (N1.00) worth

of housing services provided by the government, an equivalent cost of N1.80 and N2.30

for 2 room and 3 room units respectively are spent by the government. This is because

the market rent is supposed to be equal to the resource costs (Olsen and Barton, 1982).

But with our calculations resource costs are N56.55 and N72.50 for 2 room and 3 room

units respectively, and the market rent is N31.80. Simply dividing the resource costs by

the market rent, gave the above figures. Through this calculation we could infer that the

programme is inefficient as far as cost of providing subsidy is concerned.

Alternatively, the efficiency of the subsidized public housing can be further assessed by

calculating the benefit to cost ratio. Using the figures on table 7.13, when price elasticity

of demand is assumed to be -0.1, a ratio of 0.84 or 84 per cent and 0.82 or 82 per cent for

2 room and 3 room units respectively resulted. While a comparative figure for price

elasticity of -0.5 is 0.99 or 99 per cent for both house types. These figures have further

confirmed the inference above that the programme (Subsidized Public Housing) is

inefficient as far as the cost is concerned. Interestingly, the ratio of benefit to cost

calculated above is comparable to 100 percent inefficiency estimated by Mayo et al (1980)

in a similar survey.

Some relevant issues have, however, emerged from the analysis so far. Consumers are

spending less than the market price for the subsidized units though the standards of the

services are high. This is apparently one of the reasons why the government cannot

produce more dwelling units. A very pertinent question which arises at this juncture is:

who actually benefits from this programme? Public housing accounts for a very small

fraction of the total housing stock in Benin City. Although about 70 percent of the
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Table 7.16 The Total Cost of Subsidy Normally Referred to as Resource Cost.

S/No.	 House Type	 Description of Activity
	

H	 K

1
	

2 Room Unit	 Resource/Cost:
(a) Cost of Subsidy
	

39	 00
(b) 45% of Cost of Subsidy

	
17	 55

Total
	

56	 55

2
	

3 Room Unit	 Resource/Cost:
(a) Cost of Subsidy
	

50	 00
(b) 45% of Cost of Subsidy

	 22	 50

Total
	

72	 50

Source:
	 Field Survey, 1990

Note: The assumptions made on the percentages above are based on the personal
experience of the researcher who is a top Government functionary in Benin, Bendel
State, Nigeria.
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population of the city is eligible to participate in the public housing, less than 1 percent

is served by the programme (Ministry of Works and Housing, Benin City, 1987). In the

first instance, the government is producing very few dwelling units and to reveal the

depth of the problem, it was mentioned in chapter 5 that about 44 percent of the few units

are allocated to those who do not belong to the target population. Interestingly, Olsen and

Barton (1982) found in their study of benefit and costs of public housing in New York that

only 7 percent of those eligible in the 1975 progr pmmes were actually served. Shitta-Bey

(1988) in his study of low cost housing in Lagos equally had a similar finding in which 56

percent of the beneficiaries are within the middle and upper income groups.

Table 7.17 is an affordability table which shows a calculation of the percentage of income

households can afford for housing based on the United Nations (1978) recommendations.

This has equally indicated that the poor households require the public subsidized housing

most as they can only afford between a minimum of 5 per cent and a mi,cimum of 10 per

cent depending on their income. On account of the foregoing, one may ask: what then

is the impact of the government in housing provision for the low income households? The

evaluation in this chapter has shown that the policy of subsidized public housing has not

really made much impact in housing provision for the low income households. The

reasons for this unimpressive contribution are not difficult to find. For instance, the

government is still resporsible for the maintenance (structural and environmental) of the

subsidized units constructed in 1973. Secondly, rent defaulters are many in spite of the

heavy subsidy. These problems added to the current economic recession have virtually

paralysed the government in the area of housing supply. It is therefore not surprising

that huge shortages exist as discussed in chapter 3. The Government has spent a great

deal on subsidizing public housing which only a very small fraction of the population

enjoy. Thus it is difficult to supply more units. The consequence is that the popular

sector is virtually responsible for the provision of low income groups. It is therefore not

surprising that poorly serviced dwelling units attract high rent.
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Based on the problems highlighted in the preceding paragraphs, it is therefore necessary

that other policy options be evaluated along with Subsidized Public Housing in order to

identify such policies and programmes which are not only beneficial to the consumers,

particularly the low income households but also to the developers who in this case is the

Government, while providing a solution to low income housing problems. In the next

chapter therefore, we shall use a present value model to evaluate and assess some policy

options and the level of affordability by the low income households respectively. Through

such an evaluatory exercise, it may be possible to identify the most feasible, viable and

affordable policy option.



CHAPTER 8

HOUSING SUPPLY AND POLICY IDENTIFICATION
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8.1 TIlE EFFECT OF SUBSIDIZED PUBLIC HOUSING ON SUPPLY

Chapter 7 expounded on the government's inabifity to supply enough dwelling units for

the low income households. One of the main reasons for this inabifity is because the

government spends a lot of money to provide a few high standard dwelling units for a very

few households, most of which are not even low income households. Consequently,

housing provision has been left to the play of market forces in which the popular

developers are out to make profit. Thus, the greater proportion of the low income

households are faced with acute housing shortage as identified in Chapter 4. On housing

supply, the Government is equally faced with financial problems. Even though resources

are lean and there are various competing needs, Government cannot remain indifferent

while a greater proportion of its population languish from lack of accommodation.

Therefore a solution which will strike a balance between Government's ability to cope

financially and the target population's ability to afford whatever is provided has to be

sought. In order to assist in this process of decision making, the concept of the present

value method is introduced to enable a comparison to be made of various policy options;

the result of which it is hoped will provide the decision makers the most appropriate and

affordable housing policy.

One of the main objectives of applying the present value model in this research is to

determine among the three policy options being investigated, the most viable and

beneficial to both the end users and the developers. The second objective is to determine

the policy option which is most affordable by the target population.

Finally the chapter investigates and identifies the most appropriate policy option in terms

of affordability to the target population and viability in terms of the developers.
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8.2 THE PRESENT VALUE MODEL A TOOL FOR POLICY
IDENTIFICATION

The concept of the present value model was discussed in detail in chapter 4, section 4.6.2.

Figure 8.1 presents a summary of the present value model and the policy options which

were investigated. In part, the present value model has the capability of documenting the

costs and benefits of government policies. This is simply because this model has the

advantage and potential of directly comparing the costs and benefits of various policies

and interventions. Thus a cash flow model has been constructed for the three policy

options (on housing investments) as presented below.

With this technique, the national cash flows from the investment in efficiency (market)

prices is analysed. The present value of the cost (at market prices) is the real cost of the

investment, and the present value of the benefit (at market prices) is the market value

of the unit. If the market value exceeds the costs, the unit should be built. The present

value model is a summary of the cash flow and its components. It is computed by adding

a stream of net costs and benefits from an investment after discounting them to account

for the fact that a Naira today is worth more than a Naira tomorrow.

For example, consider an investment of N400.00 at 15 per cent discount rate, with

N200.00 returns per annum for four years. A simple 5 year period investment can be

assessed thus:

PV=&+ A1/(1 + r) +A2 /(1 -i-r)2 +A3 /(1 +r)3 -i-A4 /(1 +r)4

where

A	 = Costs and Benefits in each of the five year periods

r	 = Discount Rate

PV	 = -400 + 173.91 + 151.23 + 131.50 + 114.35

NPV =+171
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Following the present value nile, this investment should be undertaken because the Net

Present Value is greater than Zero.

In applying present value in this research, each policy option is analysed in turn by

examining how the policies change the prices and the corresponding present values.

While some interventions such as land subsidy and financial subsidy, where applicable,

offer benefits to developers and end users, other interventions, such as building

regulations, exact costs on developers, end users and government. The three policy

options, subsithsed public housing, sites and services and upgrading being investigated

in this research are evaluated from two approaches:

a) Housing suppliers/developers

b) Households which consume housing (housing consumers).

The analysis has not considered the point of view of the economy as this appears very

broad and outside the scope of this research; particularly as affordability is the key

objective of this present value model.

The model can be constructed in various forms:

a) Renter's model

b) Owner's model

c) Owner's and renter's model

d) Lease with option to buy model

e) Sales model

For the purposes of this study, we have concentrated on lease with option to buy model

which has been chosen because the current housing policy in Bendel State is very similar

to lease with option to buy (refer to Chapter 2, Section 2.1.2)
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8.2.1	 Input Data

The input data (table 8.1) used for the construction of the present value model can be

grouped into two:

(a) General input data

(b) Specific input data.

8.2.1.1 General Input Data

The general input data are those data which are common to the three policy options. For

such data a number of assumptions have been made. Also in pricing and costing the

parameters, real data have been used where possible while estimates are made where the

real data are not available. This is because of the imperfection in the economy as well as

the economic recession. Price of goods, interest rates, etc., are very unstable and rapidly

changing in Nigeria at the current time. Prices which were collected in December 1989

have significantly changed. This notwithstanding, most of the costing and pricing are

based on figures obtained from Bendel Development and Property Authority and the

Ministry of Works and Housing. Therefore the real prices have been used as much as

possible in places where they exist and where they are not available or are overtaken by

inflation, estimations are made.

(a) Discount Rate

We have assumed a single discount rate for the present value

model construction in this research. According to the Central Bank

of Nigeria's Annual Report (1988) the current discount rate

(December 1988') was 13.5 per cent. In 1987, the annual discount

1 As at the time of survey, the available report from the CBN was prepared in
December 1988
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Table 8.1 Input data for the present value model

INPUT DATA

,DISCOUNT RATE (%)
'INFLATION RATE
COSTS
'Land price
'Lot Size
'CONST. COST

'Unit in Structure
'Floor Area Ratio
'Number of Years bf Sale
'Depreciation Rate (%k)
'Maintenance Rate (%k)

'Extra Tranction (%sp)
'PRICES

'Mkt Rent
'RELATIVE PRICE CHANGES

'Wage
'Land
'Structure
'Rent

'INTERVENTIONS
'Registration
'Land Subsidy
'Landuse & Blgd.Reg.
'Tax Rate
'Property Tax (%k)
'Management Fee (%k)
'Financial Subsidy

'DEMAND
'Rent/Income
'Elasticity
'Constant

'POLICY OPTIONS
'Cost of Sub. Housing
'Selling Price (Mkt V)
Cost of S & S
Selling Price (S & S)
Mkt Rent ( S & S
'Cost of Upgrading
Selling Price (UPG)
Mkt Rent (UPG)

0.13
0.15

23
450
100

3
0.5

10
0.04

0.025

0.03

31.82

0.025
0
0
0

0.02
0.01

500
0.03
0.03
0.05

0.025

0.12
0.55
-1 . 4

22500
24500
11000
12000

16
9500
9500

13
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rate was 15 per cent. By March 1988, this figure was reduced to

12.5 per cent, but increased again to 13.5 per cent by the end of

1988. We have therefore decided to use 13 per cent as a single

discount rate for this research particularly after reviewing the

frequent changes with the discount rate. Our decision was equally

guided by a sensitivity analysis conducted using 12.5 per cent to 15

per cent.

(b) Inflation Rate

At present the inflation rate in Nigeria is about 20 per cent. But

based on the 1988 Central Bank of Nigeria's (CBN) Annual Report,

we have adopted an average value of 15 per cent as our inflation

rate for this research. The general price index was, therefore,

calculated using 1975 as the base year and the above inflation rate

(table 8.2. and fig. 8.2). We have equally assumed a constant

inflation rate for the period of the model (Appendix 8.1).

(c) Land Price per sq. metre

The land price used for this research is based on the land price of

the low income housing estate, Ikpoba Hill, which is the case study

i in Chapter 5. The cost of land per square metre is N23.0. This

amount includes the cost of infrastructure. In 1973 when the

project was started, the cost of land per square metre was only

N2.00 but, as a result of inflation and unstable economy, the cost

of land including infrastructure has significantly increased since

then. All cost information about land has been obtained from

Bendel Development and Property Authority (B.D.P.A.). We have
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assumed a constant real land price throughout the period of the

model.

(d)	 Plot size

Plot sizes are quite generous in Benin City and so the plot size

used for the calculations is 15m x 30m (50' x 100') or 450 sq.m.

(4,000 sq.ft.). Generally, plot sizes range from 15m x 30m for low

and middle income groups to 20m x 35m (80' x 120') for middle and

upper income groups. In some areas such as the Government

Reservation Area (G.R.A.), plot sizes are as large as 30m x 60m

(100' x 200') or more. For the low income households the size

normally used is 15m x 30m which is equivalent to the 450 sq.

metres we are using in this model calculations.

Ce)	 Construction cost per metre

Based on the low income housing estate at Ikpoba Hill under

investigation, and information gathered from the Ministry of Works

and Housing, Benin City, and Bendel Development and Property

Authority, Benin City; the construction cost for 1 sq. metre is one

hundred Naira (N100.00) or approximately six pounds (6.00).

Note, however, that in 1973 when the units at the low income

housing estate, Ikpoba Hill were constructed, the construction cost

was much lower than today's price.

(f)	 Depreciation

Bendel Development and Property Authority, Benin City, uses an

index depreciation rate of 1.5 per cent per annum for the

evaluation calculations. This notwithstanding, a straight line
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depreciation has been adopted in this research as this could more

easily be related to the lifespan of the building. We are assuming

25 years of economic lifespan of the building starting from the time

the property is purchased by the end user. In this case, the

depreciation will be 4 per cent. Therefore, in all the calculations

made in this chapter we have adopted 4 per cent depreciation rate.

(g) Maintenance

Generally, the maintenance rate for a building during the first 10

years is very minimal. After this period the maintenance cost

increases significantly. In Nigeria, there is a general lack of a

maintenance culture not only for structures but also for

infrastructure and the like. In such a situation, depreciation is

likely to be higher than the maintenance rate. However, based on

the data collected from both the Ministry of Works and Bendel

Development and Property Authority, Benin City, a maintenance

rate of 2.5 per cent has been used for all the calculations

performed. It is important to mention here that both the

depreciation and maintenance costs are calculated as a percentage

of the construction cost.

(h) Market Rent

The market rents used in the present value calculations are based

on the data derived from the hedonic techniques described in

Chapter 7. For the calculations under the subsidized housing

policy option, the rent predicted from the hedonics was used. In

the case of the sites and services option and the upgrading

schemes, the market rents have been calculated in proportion to
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the predicted market rent for the subsidized public housing. By

this method of market rent calculations, the various policy options

have rents unique to them. For the purposes of this study, we

have assumed no change in rent, although the effect of inflation on

rent is reflected through the calculations of real rent.

Ci)	 Interventions

Included under interventions are registration cost, land subsidy,

land use and building regulations, tax rates and property tax.

Except land use and building regulations each of the other

interventions is calculated as a percentage of structure cost using

the rates fixed by the Bendel State Government. The actual

amount charged for land use and building regulations is fixed for

all structures whose floor area ratio is 50 per cent or 0.5. The

amount for low density structures and commercial buildings are

completely different and varied.

(j) Management Fee

The 5 percent management fee used in this research is based on

the rate of the Nigerian Institute of Estate Valuers. It is the

percentage of the structure cost.

(k) Financial Subsidy

The financial subsidy adopted for calculation is different from the

subsidy granted to the beneficiaries of the subsidized public

housing. This subsidy is derived from the amount granted to

Housing Corporations at the beginning of a given project which is

not refunded at the end. Alternatively, we have an amount
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granted to an end user to enable the household to purchase a

certain dwelling unit by fixing the price lower than the amount at

which the developer, in this case the Government Housing Agent,

would have otherwise sold it.

(1)	 Demand input

The demand input includes rentiincome ratio, elasticity of income

and a constant. These input data have been taken from the

hedonic analysis carried out in chapter 7 which have not only

linked the two chapters but also strengthened the results obtained

from the present value technique. The usefulness of these demand

inputs cannot be overemphasised when we realize that the entire

objective of the present value technique is to select a viable,

desirable and affordable policy option. The task of which would be

almost impossible without affordability calculations based on

reliable data input.

8.2.1.2	 Assumptions

Some general assumptions were made for the construction of these models:

(a) The model was set for a 10 year period. During this period renting

would be adopted but the property has to be sold at the end of the

10 years.

(b) A fixed rent has been assumed. Thus a constant 'nominal rent'

was assumed throughout the period, although the effect of inflation

was clearly reflected in the calculations of the 'real rent'.
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(c) A life span of 25 years was assumed for the structure and this is

one of the reasons why 4 per cent rate of depreciation has been

adopted.

8.2.1.3	 Input Data on Specific Policy Options

Similar to the input data which are common to the policy options are some input data

unique to specific policy options. These input data are discussed in the following sections

under each policy option. Often one of the problems associated with the present value

model is that every parameter in the model has to be reduced to a monetary unit. The

measurement of some government policies is always difficult and cumbersome. A

fundamental problem associated with the measurement of some housing policy options is

that the households or the target population belong to different income strata.

Nevertheless, the monetary measurements of the real situations is conducted where

possible while estimates are used in other cases where real monetary equivalents are not

available. The three main policy options and their costing are as follows:

A)	 POLICY OPTION I:- Subsidized Public Housing

In chapters 3 and 7, a detailed evaluation of the subsidized public housing

was carried out. The costs of construction and land including

infrastructure are calculated using some of the data discussed under

general input data. On the application of hedonic modelling, it was

possible to predict the market rent which the beneficiaries would have

paid assuming the dwelling units were not subsidized. The predicted

market rent which is N31.82 per room was used for the present value

modelling of the subsidized public housing policy option.
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The cost of dwelling, land and infrastructure cost calculated above are

based on the figures obtained from B.D.P.A. and the Ministry of Works

and Housing. Both organisations being responsible for the government

housing provision in Bendel State. All monetary values are calculated or

estimated based on 1989 prices which was the year the survey for the

Ikpoba Hill low income housing estate was conducted. Although the said

estate was developed in 1973, the current monetary values of the structure

and land including infrastructure provision were not diflicult to obtain as

B.D.P.A. where the researcher works has up-to-date information on the

dwelling units.

(B) POLICY OPTION II:- Sites and Services Scheme

The sites and services scheme as defined in this research involves the

provision of 'serviced land' as well as technical assistance and provision of

building materials at factory prices. Serviced land in this context connotes

a laid out piece of land, with earth roads and extension of electricity

overhead cables and water mains. This would make it easy for the

households to connect water and electricity to their dwellings when

constructed. In addition to these are technical assistance from

Government in the area of manpower training on basic construction

methods and provision of simple building plans with about four to five

different designs which the end users have an option to modify to suit

their need provided the change meets the stipulated minimum health

standard.

The objective of this scheme is to assist the low income households in

constructing their dwelling units which is assumed to be perhaps



N3000.00

N2000.00

N1000.00

N1500.00

N1500.00

327

affordable by the target population. Whether or not this assumption is

true, we shall find out after modelling one or two policy options along with

sites and services and making comparisons. The costing for this policy

option is based on the following:

(a) The cost of land (size 15m x 30m)

(b) The cost of providing water and electricity

(c) The cost of land improvement (eg. clearing,

layout, etc.)

(d)	 The cost of road provision

(e)	 The cost of technical assistance

U)	 The cost of subsidizing the building materials 	 N2000.00

Total cost
	

N11,000.00

The selling price is estimated at N12,000.00 because other cost

components such as cost of acquisition of land, cost of compensation and

management fees are indeed estimated to be much more than the

additional N1000.00.

The target population are low income households whose annual income

ranges between N1,500.00 and N5000.00 approximately. The main

objective and the key word in this policy option is 'affordability'.

Therefore, there is need to achieve a delicate balance between what the

beneficiaries have to repay as part of their contribution towards various

levels of services and infrastructure provided and what they can afford.

The second part of this option is modelled as alternative B. This is

because the cost of construction of the dwelling unit estimated to be six
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thousand Naira is included. For this alternative, 50 percent of the cost of

rent being currently paid for alternative A is assumed to be an investment

towards the construction. In other words, apart from the rent being paid

currently for alternative A, a further 50 per cent of that amount of rent is

set aside as investment towards the construction of the structure.

C)	 POLICY OPTION III:- Upgrading Scheme

Generally an upgrading scheme involves the redevelopment of a poorly

serviced housing in such a way that infrastructure and community

services which are lacking are provided. In addition, the end users are

granted some form of security of tenure. The end users are equally

encouraged to renovate the actual structure through loans, grants, or

building materials provision or even, in some cases, technical assistance.

In Nigeria, upgrading also involves the development of village cores

according to a redevelopment plan which determines future land use and

guidelines to future building activities inside the core. The village

redevelopment programme often occurs in situations where villages

gradually become engulfed by a large city sprawling well beyond the

original city limits. Or in areas where sites and services programmes

affect some villages.

Upgrading defined in terms of the above would involve any or all of the

following:

(a) security of tenure,

(b) provision of common community facilities, e.g. clinic, piped borne

water, etc.,

(c) construction of drainage channels,
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(d)	 construction or widening of neighbourhood

streets,

Ce)	 installation of street lighting in the case of the earlier definition,

(0	 provision of refuse collection point or

incinerator,

(g) dwelling improvement, renovation or

renewal,

(h) provision of individual water connection and toilet/sewage facifities.

Items (a)-(f) are normally implemented by public effort, while items (g)-(h)

are usually executed individually. As much as possible, public

participation in the planning process is solicited in order to achieve a

successful upgrading scheme. The costing of the upgrading alternative A

model in this research is based on the above general upgrading scheme.

Incidentally, the sort of upgrading scheme which takes place in Benin City

is slightly different from what has been described above. What we have

in Benin City, which is very much like upgrading, may be called

incremental renovation. As the indigenous people concentrate at the core

of the city, most of the dwellings are over 30 years old and mainly of the

traditional compound type described in chapter 6. As the people's

economic situation improves, they gradually upgrade these dwellings as

well as the environment to a fairly modern dwelling standard by installing

water closets (WC), shower, kitchen, pipe borne water, etc.. Also the

streets are improved by widening and refuse collection centres or points

are established. This sort of incremental renovation, therefore, normally

costs more to implement than the first type and sometimes these

renovations are carried out by the landlords or the owners of the property.
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The alternative B on the upgrading policy option was modelled on this

second definition. The sum of N9,500 was estimated for the general

upgrading, and the estimated cost of alternative B is N15,000.00. It

should be mentioned here that in terms of these models, the difference

between both alternatives is noticeable in the amount of rent calculated

for each alternative.

8.3 TIlE CONSTRUCTION OF T1li PRESENT VALUE MODEL

Three different policy options have been investigated for the purposes of determining the

most appropriate policy option in terms of affordability for the provision of housing for the

low income households. We have investigated policy option I under three alternatives and

policy options II and Ill with two alternatives in order to explore the most suitable

alternative. Thus, we have attempted as much as possible to construct the models in

accordance with the definitions and assumptions made in this research.

A lease with option to buy model was constructed for the three policy options being

investigated using lotus 1232 (See appendix 8.2, 8.3 and 8.4). The cost and benefit of

each policy option as well as the affordable income was calculated under each alternative.

For every policy option alternative, there were three levels of discussion. The first was

to determine the best policy alternative within a particular policy option, by comparing

the benefit-cost ratios to both end-users and developers. The second level of discussion

was the affordability as related to the income generated from the model. The third level

of discussion is the affordability income required by the target population. When the

policy options are compared in the light of the above issues raised, the most affordable to

the end-users and that with greater benefit to the developer is selected. Even if the

developer, who in this research is the government, does not benefit, it should not be seen

2 Details on Lotus 1-2-3, refer to 1-2-3 Manual Release 2.
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to be losing heavily and above the level of subsidy she is prepared to bear. The common

measurement for this sort of analysis and comparison is the benefit-cost ratio to both the

developer and the end-user and the affordability-cost ratio to the end-user.

8.3.1	 POLICY OPTION I - Subsidized Public Housing, SPH

The subsidized public housing has been modelled in three different alternatives. The

three alternatives, however, share the same objective spelt out earlier in this chapter.

The basic differences in the three alternatives are the assumptions related to whom the

rent is credited and at what price the property is sold at the end of the period in question.

8.3.1.1	 SPH - Alternative A

The model in this alternative A, has been constructed with a basic assumption that the

rent being paid for the period of ten years towards the purchase of the property is credited

to the developer. While the property is sold at salvage value at the end of 10 years. For

this alternative, the developer is responsible for all the property taxes, income taxes and

management fees until the property is finally purchased by the end-user.

In evaluating the SPH - Alternative A, four measurement parameters are adopted herein

referred to as 'evaluation parameters' namely:

(a) Benefit-cost ratio (BCR)

(b) Affordability-cost ratio (ACR)

(c) Affordable Income (Al) and

(d) Amount to rent through affordability (ARAJ)3

ARAI means the amount of money which the affordable income can allocate to rent
payment per annum.
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Each of the evaluation parameters is computed for the developer and/or end-user where

applicable (table 8.3). Comparisons of the ratio values in the table show the percentage

gains or losses for the developer or end-user with respect to the evaluation parameters.

For instance, the developer has a benefit-cost ratio of 65.88 per cent, that is a loss of 34.12

per cent, while the end-user has BCR of 137.98 per cent or a gain of 37.98 per cent,

respectively. Table 8.3' presents the entire model.

8.3.1.2	 SPH - Alternative B

In constructing the model on this alternative, we have assumed that the rent paid for the

model period of 10 years is credited to the end user. Also the property is sold at selling

price or market value at year zero. In this case therefore, the rent paid for the 10 years

is subtracted from the market value or selling price of the property. The end-user thus

pays the property taxes and income taxes for the 10 year period. For this model, the

calculations are slightly different from the preceding one. The cost of the taxes are then

added to the amount which initially comprises costs to the end-user. On the part of the

developer, his benefit no longer includes the rent paid for the 10 years but he is relieved

of the property tax and income tax burden. Similar to alternative I, table 8.4 summarizes

the benefit cost ratios to both the developer and the end-user as well as the affordability-

cost ratio and the affordable income for the alternative. Table 8.4A shows the entire model

for SPH alternative B

8.3.1.3	 SPH - Alternative C

This alternative assumes that the rent paid for the model period is credited to the end-

user while the property is still sold at salvage value at the end of the 10 years. Although

the developer is equally relieved of the property taxes and income taxes similar to

Alternative II, the developer does not get the benefit of the rent paid. In other words, the
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Table 8.3: Evaluation Parameters on SPH - Alternative A

EVALUATION PARAMETERS DEVELOPER
	

END-USER

Benefit-Cost Ratio (BCR)
	

65.88%
	

137.98%

Affordability-Cost Ratio (ACR)
	

24.90%

Affordability Income
	

N6881.12

Amount to Rent Through
Affordable Incàme (ARAI)

	
N825.73

Source:	 Field Survey, 1990
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Table 8.4: Evaluation Parameters on SPH - Alternative B.

EVALUATION PARAMETERS DEVELOPER
	

END-USERS

Benefit-Cost Ratio (BCR)
	

57.35%
	

147.72%

Affordability-Cost Ratio (ACR)
	

21.32%

Affordable Income (AIN)
	

N6881.12

Amount to Rent Through
Affordable Income (ARM)

	
N825.73

Source:	 Field Survey, 1990
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rent paid eventually becomes a part of the selling deal. The property being sold at

salvage value means that the developer does not get anything out of the development

except the salvage value.

In table 8.5, a summary of the evaluation parameters are presented for SPH - Alternative

C while table 8.5A shows the entire model for this Alternative. The results are similar to

the two preceding Alternatives.

8.3.1.4	 Comparison of SPH Alternatives

Comparison of Alternatives A-C on the subsidized public housing clearly reveals the

following points:

(a) the salary grade that could afford this policy option is the same for

the three Alternatives expmined.

(b) The benefit-cost ratio to the developer for the three Alternatives

reflected that the developer is making a loss in all of the three

Alternative models. In Alternative A, the developer is making a

loss of 35 per cent, while in Alternatives B and C, the developer is

losing 42.65 per cent in either case. For the developer, Alternative

A appears preferable. This is because the developer's losses are

less than in the other two Alternatives.

(c) Regarding the end-user, the project is beneficial in all of the three

alternatives to the extent of a gain of 37.98 per cent, 47.72 per cent

and 49.43 per cent for Alternatives A, B and C is made

respectively. To the end-user, therefore, any of the three

Alternatives is adequate although Alternative C appears most

preferable.
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Table 8.5: Evaluation Parameters on SPH - Alternative C

EVALUATION PARAMETERS DEVELOPERS
	

END-USERS

Benefit-Cost Ratio (BCR)
	

57.35%
	

149.43%

Affordabifity-Cost Ratio (ACR)
	

22.00%

Affordability Income
	

N6,881. 12

Amount to Rent Through
Affordable Income (ARAI)

	
N825.73

Source:	 Field Survey, 1990
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(d)	 The affordability calculations indicated that only the end-users

with annual incomes of N6,881.00 or more can afford the

subsidized public housing. This annual income of N6,88 1.00 is

much higher than those of the target population (N1,500-N5,000)

per annum. Even within the affordable income of N6,881.00, the

households would pay up to 24.90 per cent, 21.32 per cent and

22.00 per cent of their income for Alternatives A, B and C

respectively.

From the foregoing, it is possible to rank4 the three alternatives in the order of

preference, viz:

(1) SPH - Alternative A - most preferred

(2) SPH - Alternative B - more preferred

(3) SPH - Alternative C - preferred.

8.3.2	 POLICY OPTION H - Sites and Services (S&S)

In modelling sites and services as policy option two, the (basic 'inxption asie

price of land does not change throughout the 10 year model period. On account of the

above, the sites and services scheme was therefore modelled in two ways referred to as

Alternatives A and B. Similar to the policy option I, the two Alternatives share the same

objective. The major difference between them is that Alternative A is modelled without

structure, while Alternative B is modelled with structure.

It is essential to mention that this ranking only applies to the affordable income of
N6,881.12.
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8.3.2.1	 S&S - Alternative A

In constructing this Alternative A model for the sites and services without structure, the

rent paid by the end-user is credited to the cost of the serviced land. A similar method

to SPH has been adopted - Alternative A, in which rent is credited to the developer but

the structure is sold at salvage value. The main difference in this case is that the salvage

value of land is stifi the same selling price or market value as land does not change with

the passing of time. In the calculations therefore, the amount paid as rent was deducted

from the seffing price. Using the same unit of measurement or evaluation parameters as

in the earlier models, table 8.6 siimmirizes the result of the model. While table 8•6A

shows the whole model for this alternative.

	

8.3.2.2	 S&S - Alternative B

Sites and Services Alternative B model assumes that the structure costs N6,000 and that

the end-user is prepared to invest as much as 50 percent of the present rent towards the

construction of the dweffing. In modelling this alternative therefore, cost to end-user has

apparently increased and the annual rent he pays has equally increased. The end-user

does not have additional benefit while the developer's situation does not really change

from the Alternative A model. This model is therefore constructed exactly as in

Alternative A with the changes in the end-user's situation reflected. The summary of the

outcome using our evaluation parameters is as shown in table 8.7, while table 8.7' shows

the detailed modelling.

8.3.2.3	 Comparison of S&S Alternatives

Comparing Alternatives A and B of Sites and Services with respect to BCR, it is very clear

from tables 8.6 and 8.7 that the developer's situation has not changed. The developer is
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Table 8.6: Evaluation Parameters on S&S - Alternative A

EVALUATION PARAMETERS DEVELOPER
	

END-USERS

Benefit-Cost Ratio (BCR)
	

78.44%
	

0.98%

Affordability-Cost Ratio (ACR)
	

14.19%

Affordability Income CAIN)
	

N1971.45

Amount to Rent Through
Affordable Income (ARM)

	
N236.57

Source:	 Field Survey, 1990
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Table 8.7: Evaluation Parameters on S&S - Alternative B

EVALUATION PARAMETERS DEVELOPERS
	

END-USERS

Benefit-Cost Ratio (BCR)
	

78.44%
	

0.72%

Affordability-Cost Ratio (ACR)
	

10.36%

Affordability Income (AIN)
	

N4,120.52

Amount to Rent Through
Affordable Income (ARAI)

	
N494.46

Source:	 Field Survey, 1990
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losing by 21.66 per cent in both Alternatives. For the end-user, the situation is different.

Rather than maintain the low figure in Alternative A for the benefit-cost ratio, it has

reduced by 25 per cent, while the affordability-cost ratio dropped by 4 per cent. Therefore

the end-user is losing in the case of Alternative B. A very crucial issue which has

emerged from Alternative B is that the scheme is no longer affordable by the majority of

the target population as in Alternative A. Rather only 17.6 per cent of the target

population, i.e., only those within the annual income range of N4,000-N5,000 can afford

the sites and services scheme with structure. The preferential ranking for the two S&S

Alternatives are as follows:

(1) S&S - Alternative A: better option

(2) S&S - Alternative B:

8.3.3	 POLICY OPTION III - Upgrading (TJPG)

This policy option is modelled with two Alternatives - A and B corresponding to the two

definitions given earlier in this chapter. The objectives for both Alternatives are the same

while the difference lies on the cost of the scheme.

8.3.3.1	 UPG - Alternative A

This Alternative uses the costing for the general definition of upgrading. The modelling

of this alternative follows the same pattern as the sites and services scheme Alternative

A, in which rent is credited to the developer but the property is sold at salvage value,

which in this case is still the cost of upgrading at year zero. Also, using the same

evaluation parameters, table 8.8 snmniarizes the results while table 8•8A shows the details

of the model.
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Table 8.8: Evaluation Parameters on UPG - Alternative A

EVALUATION PARAMETERS DEVELOPER
	

END-USERS

Benefit-Cost Ratio (B CR)
	

80.33%
	

132.91%

Affordability-Cost Ratio (ACR)
	

12.15%

Affordability Income (AIN)
	

N1351.54

Amount to Rent Through
Affordable Income (ARAI)

	
N162.18

Source:	 Field Survey, 1990
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8.3.3.2	 IJPG - Alternative B

The modelling in this Alternative is exactly the same as in Alternative A except that the

cost of upgrading has changed from N9,500.00 to N15,000.00. The modelling of this

Alternative has strictly followed the second definition of upgrading. Table 8.9 summarizes

the outcome of the evaluation parameters, while table 8•9A shows the detailed model.

8.3.3.3	 Comparison of Upgrading Alternatives

The developer is losing 19.67 per cent and 11.80 per cent for Alternatives A and B

respectively. For the end-user there are corresponding gains of 32.91 per cent and 31.73

per cent for Alternatives A and B, respectively. The affordability-cost ratios to the end-

user are 12.16 per cent and 16.68 per cent, respectively. For the target population within

an annual income of N1,35 1.54 and N2,957.92 respectively (for both alternative) can

afford the scheme. Nevertheless, we should not lose sight of the fact that Alternative A

is mainly for poorly serviced houses and village development which in this case does not

apply to our area of study. And it is no wonder, therefore, that the affordable income is

so low. Considering this fact, and the fact that the BCR and ACR for Alternative B are

more favourable to both the developer and the end-user, UPG - Alternative B is more

preferred to UPG - Alternative A.

We must mention here that we are aware of the fact that some policy and housing

analysts may wonder why we have not included the cost of the structure. This we have

purposely left out as we do not have the intention to change the policy options as they are

currently being operated in developing countries. it is the researcher's view in spite of

the considerable literature that solicits for the inclusion of the structure cost that it

should be left out. This is because the researcher feels that if these policies are modelled
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Table 8.9: Evaluation Parameters on UPG - Alternative B

EVALUATION PARAMETERS DEVELOPER
	

END-USERS

Benefit-Cost Ratio (BCR)
	

88.20%
	

131.73%

Affordability-Cost Ratio (ACR)
	

16.68%

Affordability Income (AIN)
	

N2957.92

Amount to Rent Through
Affordable Income (ARM)

	
N354.95

Source:	 Field Survey, 1990
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exactly as they are currently being operated, it would be easy to see how successful or

unsuccessful the policy options are if they were to have the cost of construction included.

8.3.4	 The Preferred Policy Option

In the preceding sections we attempted to rank Alternatives for each of the three policy

options. The result of the findings are as presented in table 8.10 (and Appendices 8.2, 8.3

and 8.4). In column 2, the listed most preferred alternatives for each of the 3 policy

options are further examined for ranking using the evaluation parameters in column 3.

The result of which will provide us with the most preferred policy option which is

examined along with the existing policy in the study area.

The benefit-cost ratio and affordability-cost ratio to the end-user under subsidized public

housing (SPH) are superior to the other two policy options (table 8.10). On the part of the

developer, the reverse is the case for the benefit-cost ratio. In terms of the affordable

income, the SPH records a value of N6,881.12 which is well above the income range of

N1,500 - N5,000.0 of the target population. Worse still, the amount to rent through

affordable income for the SPH stands at N825.73 which is greater than the values of the

other two policy options.

The affordability evaluation parameter values to the end-user and benefit-cost ratio values

to the developer put sites and services (S&S) and up-grading (UPG) over and above the

subsidized public housing option. In ranking between S&S and UPG using the 4

evaluation parameters, we see a 50-50 outcome. On the one hand, the first two evaluation

parameters, BCR and ACR put the UPG above the S&S. On the other hand, the last two

evaluation parameters, AIN and ARM put S&S ahead of the UPG. The tie is broken

when we fall back to the income range of the target population and compare it with those

in table 8.10 for S&S and UPG, respectively. On that count, S&S is more affordable, and
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by over 70 per cent of the target population within the income range of N1,500-N5,000,

than that of UPG. Thus, we are inclined to rank the policy options in the following order

of preference:

(1) Sites and Services, S&S 	 preferred option

(2) Up-grading, UPG	 second option

(3) Subsidized Public Housing, SPH	 third option

The choice of sites and services becomes more apparent when we consider the fact that

only the target population with approxim ptely N3,000.0^ can afford the upgrading

scheme. Moreover, our earlier definition of upgrading as it is practised in Benin City at

the current time is restricted to home owners who are not necessarily among the target

population.

The Subsidized Public Housing which is presently popular in Benin City but the least

preferred in our analysis, once again confirmed the hypothesis that the existing housing

policy (Subsidized Public Housing) has been unable to provide shelter at costs that

intended beneficiaries can reasonably afford. This becomes more obvious when we realize

that this policy option has already been heavily subsidized as we ex p mined in chapter 7.

8.4 AFFORDABILiTY OF THE PREFERRED POLICY OPTION

It is, however, pertinent to observe that when we assessed the degree of affordability by

the target population, sites and services is not a very rosy policy option. Particularly when

we have seen in this research that sites and services with structure is affordable to only

a very small proportion of the target population. While under Sites and Services A which

is the preferred Alternative, the nominal annual gross rent is N576.0. The target

population whom we have said can afford this scheme according to their annual income,

can only afford to devote N236.57 to rent per annum. When we further examined the
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affordability cost ratio, the target population that can afford this scheme can only afford

14.19 per cent of the annual rent. Consequently, someone has to bear the burden of the

remaining 85.81 per cent.

To further investigate the affordability of this policy option, we examined the financing

of the land at the end of the ten year period when the property has to be sold.

Considering the fact that the selling price of the land is N12,000 and the fact that the

end-user has to spend another six thousand Naira for the structure eventually, we have

assumed that any amount of loan to be requested has to include both costs. To raise the

said amount, therefore, the end-user has to seek for a mortgage loan. This has, therefore,

brought in the whole issue of a financing model in which we attempted to investigate the

interest rate at which the end-user can actually finance or afford a mortgage loan. The

next section has thus attempted to model the mortgage under financing model.

8.4.1	 The Mortgage Financing Model (MFM)

A brief description of the mortgage loan scheme is presented before the actual mortgage

financing model. This is particularly necessary as it will enable us to understand the

input data and the actual Mortgage Financing model. The operation of the mortgage loan

is fairly complicated at the current time in Benin City. Different income groups have

different amounts of loan which they can be granted. In the same way, different people

in the society have different interest rates. For instance, those households who are either

civil or public servants pay 8 per cent interest, irrespective of salary grade. While those

in the private sector operate at a different interest rate which is 10 per cent irrespective

of salary grade (these figures were as of January, 1990). Because we input one interest

rate in our computer software model for the purposes of this research, we have decided

to adopt the mean which is 9 per cent. This conservative interest rate applies to both the

civil servants and their counterparts in the private sector.
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The amount granted, varies with income but not with being either a civil servant or in the

private sector. Nonetheless, a standard has been established to make calculations easy

and to ensure that no household is granted an amount whereby the household is forced

to repay more than 25 per cent of their income. Based on this, the initial amount loanable

to a prospective homeowner is N30,000.00 or 5 times the mortgagee's annual salary,

whichever is less.

By 1984, when Nigeria's economic situation became very depressed, the total amount of

N30,000.00 was increased to N40,000 for the middle and high income households. This

is because N30,000.00 could no longer purchase the house type it could purchase prior to

this date. That for low income households,' which was originally kept at N15,000.00 limit

was increased to N20,000.0 or 5 times the annual salary whichever is less, for the same

reason stated above. Another important issue is the repayment period. This ranges

between 15 and 30 years depending on the following:

(a) the age of the mortgagee

(b) the amount of grant received, and

(c) the anticipated life span of the property.

All these factors are carefully considered for the mortgage finance input data.

8.4.1.1	 Input data and assumptions for (MFM)

In order to effectively construct the mortgage financing model, a number of assumptions

have been made regarding the input data taking cognisance of the exiting situation in

Benin described in section 8.4.1 and the earlier model developed for this study. A fixed

interest rate of 9 per cent has been assumed although in reality the interest rate is

subject to variation. The factors which lead to such variation are outside the scope of this

research. Nevertheless, an average interest rate appears handy and reduces the
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complexity of the proposed mortgage financing model and is thus easy to generate and

appreciate the results.

The amount of mortgage required is as follows:

(a) Cost of serviced land

(b) Estimated cost of structure

Sub-total

The end-user has spent the following amount:

(a) Present value of the nomirnd rent for 10 years N3,106.00

(b) Estimated Investment towards structure 	 N2,880.00

(c) Financial subsidy (benefit from Govt. as

calculated from the present value model)
	

N88.83

Sub-total
	

N6,074.83

The amount required for mortgage loan is

N18,000.00 - N6074.83 = N11925.17

approximately N 12,000.00

From the above calculations, the mortgage amount required by the end-user at the end

of 10 years is N12,000.00 which apparently happens to be the cost of the land. For the

purposes of this study, we are ass uming that the down payment is zero, because the

amount of mortgage grant initially requested is N12,000 and the amount granted is also

N12,000. Moreover, the lack of down payment is because the end-user has already spent

a great deal, about N6,000.0 before the household applied for the mortgage. We have also

assumed a repayment period of 25 years which is tied up with the economic lifespan of

the property (table 8.11). Also included in the input data on table 8.11 are:

(a)	 amount to rent through affordability income (ARM), and
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Table 8.11 Input Data for Morgage Financing Model

PURCHASE INPUT
SALES PRICE	 12000
EXTRA TRANCTION COST 	 0.03

FINANCING INPUT
Mortgage Amount
Interest Rate on Mort.
Mort. Term
EQUITY INVEST. (DOWN PAY.)

RENT - INCOME INPUT
I NTERVENT ION
Financial Subsidy

ANT. TO RENT THRO. AFFORD
AFFORD. @ NORNINAL INCOME

ELASTICITY
CONSTANT
MKT. RENT

12000
0.09

25
0

0.12

0.25

236.57
1971.45

0.55
-1.40

16
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(b)	 affordability at nominnl income;

both of which are brought forward from the earlier model (Appendix 8.2).

8.4.1.2	 Modelling of Mortgage Financing

The theoretical foundation for the Mortgage Financing Model is based on Jaffe (1985).

It has been adopted in this research to further investigate the affordability level of the

target population by using the Lotus 123 program. The main objective of the mortgage

financing model is to further assess the affordability level of the most preferred policy

option which is S&S Alternative A. The selection process for this policy option is

presented in section 8.3.4. In constructing the model, it was attempted to determine the

affordability level by ex pmining various interest rates ranging from the adopted rate of

9 per cent down to 3 per cent, while observing the response of the ratio of amount to rent

through affordability income and mortgage payment. Table 8.12 is a summary of the ratio

generated from this model, while table 8.13 presents the model at 9 per cent interest rate.

Using this ratio as the measurement parameter, it was found that the sites and services

scheme is only affordable at 3 per cent interest rate (Appendix 8.5 A-F). Invariably, this

means that at 3 per cent interest rate the target population can afford 34.33 per cent of

their annual income for mortgage repayment 5. The 34.33 per cent of annual income

devoted to mortgage repayment for low income households who earn between N1,500.00 -

N5,000.00 per annum is rather high.

8.5 T1ii LEVEL OF AFFORDABILITY

The findings in the preceding section indicate that the end-user cannot cope with the

mortgage repayment at 9 per cent interest rate. At 3 per cent interest rate, the target

The higher the ratio (ARAlfMortgage payment), the higher the amount households
can devote to renting or mortgage repayment).
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Table 8.12 Ratio Generated from the Mortgage Financing Model.

MORTGAGE
AMOUNT

REPAYMENT	 MORTGAGE EXTENT TO WHICH
PERIOD	 INTEREST TARGET GROUP CAN

FULFILL MORT.
PAYMENT
(jJAJ*fM0 Payment)

(%)

Source:	 Field Survey, 1990

ARAI*: Amount to Rent through Affordabifity Income.
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population can afford 34.33 per cent of their income on housing whereas at 9 per cent they

can only afford 19.36 per cent. Since the closer the ratio obtained is to 100 the more

affordable it is, it invariably means that N12,000 mortgage is more affordable at 3 per

cent interest rate than 9 per cent interest rate. This notwithstanding, 34.33 per cent of

the target population's income cannot possibly make the required annual mortgage

repayment. Moreover, for this income level, the United Nations (1978) proposed and

recommended between 8-10 per cent of their annual income as affordable rent (which in

this case represents the mortgage repayment). Invariably, by the United Nations

recommendation, at 3 per cent interest rate N12,000 mortgage is not even affordable.

This is confirmed, by the fact that under section 8.4 above, the target population can only

afford 14.19 per cent of the annual rent under the preferred policy option. Whereas with

3 per cent interest rate they require 34.33 per cent of their annual income (table 8.12).

Worse still, there is no financial institution that would be willing to grant a mortgage at

3 per cent interest rate, irrespective of the fact that the Nigerian Government has recently

proposed 3 per cent interest rate, the mortgage institutions and the commercial banks are

still charging an interest rate of between 10 per cent and 20 per cent. The Nigerian

Government's proposal of 3 per cent interest rate becomes more unrealistic and

unworkable when it is realized that the inflation rate is over 20 per cent which in fact

means that the difference between the proposed rate by the Government and the inflation

rate is a negative 17 per cent. This means that the real interest rate is supposed to be

17 per cent. Even in Britain, the current interest rate on mortgage is about 11.5 per cent.

What this actually means is that the real interest rate in Britain is 9.75 per cent after tax

relief on 11.5 per cent and inflation rate of' about 5.8 per cent as at May, 1991 (United

Kingdom National Accounts, 1989; Central Statistical Office, 1991); while in Kenya,

mortgage interest rate is 18 per cent and in Ghana it is 26 per cent (Republic of Kenya -

Development Plan, 1989-1993, the P.N.D.C. Budget and Economic Policy for 1990,

Ghana). For instance, the inflation rate in Ghana is 25 per cent while the interest rate
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is 26 per cent (The P.N.D.C. Budget and Economic Policy for 1990, Ghana). From the

comparison above, it could be observed that the Benin situation is far from being normal.

Consequently, it does mean that in Benin City, Government has to further subsidize the

sites and services policy option by 6 per cent, a figure obtained by subtracting the

affordable interest rate of 3 per cent from the market rate of 9 per cent. In effect,

Government has to subsidize sites and services policy option by 6 per cent plus 2.5 per

cent financial subsidy already granted in the earlier model, bringing the total subsidy to

8.5 per cent. The question that readily comes to mind at this point is: Can government

really bear the burden of 8.5 per cent subsidy on any policy option? The answer to this

question is definitely not positive. This becomes more apparent when we realize that the

whole analysis in this chapter has been prompted by the fact that the subsidized public

housing has failed to meet the housing need of the low income households mainly because

the level of subsidy is huge for government to bear and still be able to provide housing for

the target population.

What has apparently emerged from this chapter is that the low income households may

have to remain in rental accommodation. This is because the low income households

cannot cope with the mortgage for only N12,000.00 and Government is not in a position

to subsidize the policy pption to an affordable level. On account of the foregoing, a likely

proposal will be that which advocates a combination of policy measures. The programmes

drawn out of such policies have to be planned in such a way that the target population

is able to afford a greater proportion of the preferred policy option. This sort of proposal

will be examined ir. detail in the next chapter.



CHAPTER 9

RECOMMENDATIONS AND CONCLUSION
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9.1	 SUMMAItY OF FINDINGS

This study has investigated low income housing problems and provision, the role of the

Government and the popular sector in Benin City. Within the same framework a

sophisticated analysis of the housing policy options being currently operated in Benin was

conducted through the use of economic demand models, hedonics, and the present value

method. While the hedonic technique has been used as an evaluative and predictive tool

for the market mechanism and the policy options, the present value model is used as both

an evaluative and assessment tool for the policy options and the affordability levels for

the low income households. Using the above two techniques in conjunction with a third

one referred to as mortgage financing policy, it became apparent that the most important

single constraint in housing provision in Benin City is the level of household incomes vis-

a-vis costs of housing. From the research, it is found that the ratio of house price (using

Government pricing for the subsidized housing) to annual income for the low income

households, for new dwelling units is in the order of 20:1, which is prohibitive'. The

Benin situation is perhaps only comparable in the literature with that of Kumasi, Ghana

where the ratio of house price to annual income is in the region of 12:1 (Tipple, 1987).

Consequently, this tends to give an indication of how inefficient and distorted is the Benin

City housing market.

The following conclusions were also drawn from the evaluative and assessment

techniques:

9.1.1	 Inappropriateness of Conventional or Subsidized Public Housing

The conventional housing approach operated through the subsidized public

housing is an inappropriate housing policy principally because:

1 This is more than 3 times higher than the ratios which characterize Indian and
Japanese housing which are deemed quite high (Global Report on Human Settlement,
UNCHS, 1986).
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(i) it is not affordable to the low income households due to high standards and

perhaps the use of imported building materials which resulted in high

development costs.

(ii) both the high standard and high cost result in limited numbers of housing

stock as the Government is unable to mobilize more funds for more units.

Therefore, in terms of quantity of output, the policy is one cause of housing

shortage.

Consequently, from the point of view of the Government, the policy is too expensive to

operate, especially in the face of many competing needs; even though it is quite beneficial

to the few households who are lucky enough to participate in the programme.

(iii) A number of inputs within the housing process, including land, finance,

building materials, building codes and regulations, etc., have acted singly

or in combination as a major constraint to the efficient and successful

implementation of the policy.

(iv) Finally, and most significantly, is the fact that the subsidized public

housing is adopted as a policy without actually matching the objectives

with the available resources. In other words, this policy is formulated

without actually evaluating the target population's ability to pay and the

general government resources in relation to other demands. This is indeed

one of the reasons why it is often a failure.

9.1.2	 Inappropriateness of upgrading because of the discriminating
manner in which it is practised in Benin City

Although the upgrading scheme was found to be affordable by the low income households,

the type currently used in Benin City (incremental renovation) is restricted to home-

owners, therefore, this policy option is equally inappropriate since it discriminates against

tenants and new-comers.
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9.1.3	 Long-term Benefit of Sites and Services

Although the sites and services may not necessarily benefit the end-users in the short run,

it could benefit them in the long run. However, it is not as affordable as most people

would have liked it to be, particularly in its present form. An appropriate set of

parameters such as the reduction of plot size and the size of dwelling unit, which may

probably lower the cost of construction, is likely to make it more promising than any other

policy option evaluated in this study. This is because a good proportion of the low income

households could participate in the programme thus making the production of more

housing feasible. However, it does appear that the success of operating the sites and

services scheme as a policy option would depend largely on the success of control imposed

on housing input market thscussed in chapters 3 and 4.

9.1.4	 Reliance on the Popular Sector Housing

Another interesting area which this study has highlighted is the extent to which the

system relies on the private market to supply housing to the low income households. As

stated in chapter 3, this is found to be between 90 and 95 per cent of the total stock of

housing in Benin City. It is common knowledge, and a striking factor about housing

development and thus housing policy, that the private sector grows very rapidly. In

Britain, for instance, the various private sectors contribute over 66.6 per cent of the total

housing stock, and although there has been a major shift in the balance between private

renting and private owning, the public sector grows proportionately quite slowly (Social

Trends, 1991). This fact has been demonstrated to be true of Benin city housing industry

in this study. It is therefore imperative that for housing, Government must consider

market behaviour to a far greater extent than is the case with other social services;

although it is always argued that much of this market behaviour is greatly influenced by

Government interventions. Perhaps, the time has come when these Government
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interventions have to be positively oriented rather than the current negative effects which

they have had on housing. Considering the huge housing shortage which exists in Benin

City and the fact that the low income household can only afford 3 per cent interest rate

on mortgage, it becomes obvious that the current housing situation requires a radical re-

direction of policy. This re-direction has to do with equity and efficiency in the

distribution of national or state resources. Chapter 4, section 4.1 discussed this issue in

greater detail. The issue of equity and efficiency in national resources, especially as

related to housing development, has greater credence when we consider the new housing

policy in Nigeria whose goal is "to ensure that all own or have access to decent housing

accommodation at affordable cost by the year 2,000 A.D." (The Guardian, Monday,

February 25th, 1991, p.11). Based on the preceding section, it is therefore essential to

suggest some policy formulation strategies which are likely to bring the suggested equity

distribution in housing.

9.1.5	 The Application of a Micro Software to the Analysis of Hedonic
Technique

The application of Modified Davis Fortran program to the analysis of hedonic technique

is a major finding and contribution of this study. As shown in chapter 7, section 7.4.2.2.,

modified Davis's Fortran Program is a micro software which can be used for the analysis

of hedonic techniques in developing countries. This is advantageous because this

program can be easily accessible to most housing analysts in developing countries for the

analysis of the hedonic model which hitherto has been analysed by a large computer

software (SPSSX) which is not easily accessible to people in the developing countries

where advanced technology is stifi in its infancy, and the cost of these high technology is

prohibitive.
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9.2	 HOUSING POLICY FORMULATION STRATEGY

In chapter 2, it was discovered that policy formulation strategies were based on a rule of

thumb and this has proved to be disastrous as far as low income housing provision is

concerned. Therefore there is an absolute need for a clear-cut, well-defined housing policy

formulation strategy. Housing policy formulation strategy is defined in the context of this

study, as a plan identifying in operational terms a course of action through which the

goals set in the housing policy could be attained. Therefore, in housing policy formulation,

it is always essential to identifr the target population, their appropriate number and their

most severe needs or problems. When this is known, it would then be necessary to access

and decide the kind of methods and tools required or needed to improve their situation.

For instance, which of the following would be the best methods:

(a) To demolish the present housing stock and replace it with new,

(b) To improve, rehabilitate and upgrade? or

(c) To adopt a completely new approach such as;

(i) to improve the financial system,

(ii) to give assistance and triining to self-help builders,

(iii) to provide them with a secure tenure, a serviced plot, etc., or

(iv) to combine some of these items?

In order to attain or achieve given goals, the formulation of a strategy must be a

comprehensive exercise in which the priority needs are identified on the grounds of a

proper overall view of the resources available. Even in this, it appears as if the only

solution to the housing problem of the low income households is to adopt an incremental

approach both in the plinning and implementation levels. This again may not provide

all the solutions to the problems as management of resources such as land requires

comprehensiveness in pbrnning and implementation. This, however, means that different

tactics should be applied at different levels or stages and in different localities. Perhaps

flexibifity is required in certain projects and this should be guided by a consistent plan.
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9.2.1	 The Use of Strategic Planning and the "Matching Principle"

Quite often in developing countries in general and Benin City in particular, policies are

formulated and projects/programmes started before detailed calculation of needed

resources; in other words, using a "rule of thumb". This is not good enough. It does not

make for effective execution of policies. It is often argued that long term planning is

always a failure; this is perhaps so because the plans are often too detailed and too rigid.

Instead, there should be strategic planning which should be continuous and an iterative

process which could be revised from time to time. In fact, the core of strategic planning

should be "to seek a practical balance between what is desirable (for example in terms of

basic health requirements and structural safety), attainable (technically and

administratively and using local skills, methods and materials), and affordable by the poor

themselves and the nation as a whole" (Berghall, 1987).

The same planning principle could be called the "matching principle", which implies that

objectives must be matched with the available resources. Through such a practice, all the

available resources would be related to the total need and methods, while tools and

standards would be chosen in accordance with the 'matched principle'. The eminent

advantage of this kind of procedure is that the tools adopted would meet the scale of the

need.

The basic philosophy behind the 'matching principle' is to reverse the conventional

approach based on unrealistic objectives. In that way, the final targets on what can be

accomplished are estimated on the basis of the resources available. This approach does

not advocate high standards for a few people; rather it is suggesting that the needs should

be satisfied in some order of priority for all the target populations. The selected policy

strategy should be such that wastage is avoided or reduced to a minimum, so that

resources are utilized to the fullest. Formulation of a housing policy strategy should be
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a bargaining process in which the 'spender' checks all his resources and the possibility to

increase them by choosing the most essential tools and methods. Through this new

approach being suggested, housing should be viewed not as a product but as a process

(Turner, 1976) through which people's residential environment is gradually improved

according to the pace stipulated by the inhabitants' circumstances, economy and the

nation at large.

9.2.2	 Meeting the Quantitative Housing Need

Housing requirements or housing needs are used in this study to express the extent to

which housing conditions fall below the levels or norms considered necessary for health,

privacy and the development of family living conditions. Housing requirements are closely

related to population, number of households, and rates of housing replacement (Struyk,

1988). However, this should not be confused with housing demand which expresses the

economic ability to satisfy what is both desired and affordable. It was discovered from

chapters 2 and 3 that between 500,000 and 800,000 dwelling units were required annually

at the national level to meet the need in 1985. Even if an equal need is assumed for the

21 states of the federation, a total of 23,800 dwelling units would be required by each

state in 1985. This invariably means 119,000 and 143,000 dwelling units by 1990 and

1991 respectively. The financial involvement which is estimated at N297 billion and N357

billion approximately (assuming that the cost of a low income dweffing unit based on the

subsidized public housing costing is N25,000) is colossal. It is clear from the foregoing

that the 'gap' between desired and actual production is enormous.

Therefore, an efficient and effective housing policy which would be able to tackle these

problems should focus on both public and private sectors. In other words, there should

be a redirection of housing policies from construction and the output housing market
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greater improvements in the supply of input housing components such as easy

accessibility to land, credit facilities and provision of infrastructure) on the one hand. On

the other hand, there should be encouragement and easy conditions for the development

of private input industries. Emphasis on these areas is likely to be more appropriate.

The role of private organisations, companies and the target population themselves should

equally be tapped or considered in this radical change or re-direction of policy.

As a means of achieving the above, a careful assessment of what the target population

would prefer if they have the choice has to be made. This will enhance effective

formulation and implementation of the new re-direction of the policy being advocated.

9.2.2.1	 People's Perception of their Housing Need

In order to find out from the people what they would want the government to provide for

them, a number of choices were provided in the questionnaire (Appendix 5.1). Out of the

387 and 127 households interviewed in the popular and public sectors respectively, 31.6

per cent and 26.4 per cent respectively wanted a dwelling unitlflatlhouse from the

government; while another 31.6 per cent and 27.3 per cent respectively wanted only a

mortgage loan. Figure 9.1 and appendix 9.1 present details of the remaining choice as

indicated by the people. What has come out clearly from the people's choice is that,

although it has been shown in this study that it is not profitable for the Government nor

affordable by the people for Government to continue with the policy of subsidized public

housing (or conventional housing policy), a change away from this provision does appear

to be popular among the households interviewed. The reason for this preference is likely

to be because of the present economic recession which has made housing construction cost

to be prohibitive while wages are still very low (see section 9.1). Moreover, the state is

seen by people as a great benefactor and they have got into the habit of expecting
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Government to provide. Thus a number of the low income households probably feel that

their only hope of ever owning a dweffing unit is through Government allocation from

conventional housing (subsidized public housing). Another reason is that the low wage

of the low income households which, as a result of the economic recession, is hardly

enough for daily needs. For instance, in a situation such as in Benin where over 50 per

cent of the household's monthly income and a mean of 50 per cent of the household's head

income is spent on food, it will be difficult to afford housing. This situation is, however,

not unique to Benin. In Kumasi, Ghana, for instance, a mean of 68 per cent of the

household's income is spent on food (Ghana Living Standard Survey, 1989).

In spite of the people's preference, there has to be a delicate balance between what the

people prefer and what government has resources to provide. The only way to achieve

this is to ecnmine what the people can actually afford. In other words, by the time the

effective demand is determined, matched with both the original requirement and the

people's preferences, then the kind of policy which may seem realistic and desirable may

start to emerge.

9.2.2.2	 Affordability

Earlier in this chapter, it has been shown that policy formulated on requirement alone,

without basing it on affordability, cannot be effectively implemented. It has equally been

demonstrated in chapter 8 that the most realistic and desirable policy option is that which

is based on the affordability level. Thus, although the people seem to prefer conventional

housing and the grant of a subsidized mortgage loan, the only housing requirement

affordable by the people is the sites and services scheme. Because the sites and services

scheme is apparently not as affordable as desired, it is therefore being recommended that

the following measure should be taken in order to make it affordable:
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(a)	 The size of the plot currently used - 3Ozn x 15m (450 m 2) - could be reduced to 20m

x 20m (400m2), and 20m x 12.5m (250m2) and 20m x lOm (200m2) respectivel.

These sizes have been recommended because evidence exists from other projects

that people are happy with these plot sizes. For instance, when some of the

households were interviewed (Appendix 5.lb) they indicated that they would

accept smaller plot sizes provided they are serviced and mortgage loans are made

available to construct the houses. One of the respondents said "I can accept any

plot size provided I am granted a mortgage loan to build the house." Another

respondent said, "It is not the size of the plot that is my problem, it is owning a

house that I am worried about."

9.3	 RECOMMENDED POLICY OPTION

The revised sites and services option is being recommended. This is because if modified,

the scheme would become affordable to over 60 per cent of the population, provided

Government is able to implement the mortgage loan scheme, and reform the land policy

in such a way that land is easily accessible to the low income households.

For the suggested revised sites and services to be effective and make an impact on low

income housing provision, a number of parameters which form basic components of

housing which include land, infrastructure, finance, etc., must be reviewed.

In chapter 7, four main physical characteristics were identified to have influence on rent.

These characteristics include:

(a) availability of water supply,

2 It is also known that most of the World Bank funded housing projects in Nigeria such
as in Owerri, Aba and Umuahia (Imo State) are normally based on plot sizes within
200m2, 240m2, 250m2 and 300m2. Investigation shows that the size of the plots
notwithstanding, people are always scrambling for allocation under these projects
(Pm, Project Inspectorate Unit, World Bank, Owerri Imo State, Nigeria, 1989)
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(b) availability of electricity,

Cc) number of rooms and

(ci) condition of access roads to the dwelling unit.

What this apparently means is that any dwelling unit which is serviced with a, b, and d

is likely to attract higher rents than dwelling units either without these services or

moderately serviced. Logically, dwelling units with these characteristics would be more

expensive to build or construct than those without the services or moderately serviced;

depending, of course, on the type of building materials used and the nature of the

finishing. Therefore, to revise the sites and services scheme each one of these parameters

or characteristics must be re-eximined. Already, reduction of plot size from 450 in 2 used

in the original model to 400 m 2, 300 m2, 250 m2, and 200 m2 have been suggested. This

indirectly would cater for the rooms which may not change in number but the sizes of

which have to alter as the entire plot size has changed. Invariably, it is hoped that the

reduction in the sizes of plots recommended would, in turn, result in the reduction in the

cost of the land. For instance studies conducted in Mexico, Botswana and Burkina Faso

have shown that reduced plot sizes below those of conventional public housing

progrpmmes can reduce project cost considerably (World Bank, 1978(c), 1978(h) and

1978(i) as cited in World Bank, 1979). The Owerri, Aba and Umuahia projects (all in

Nigeria) cited in the preceding section have reflected a 30 per cent reduction in cost of

construction mainly because of the plot sizes.

In addition to the reduction of plot sizes, construction cost of dwelling units should be

further reduced by the following measures:

(1)	 registration cost - total eliminption is suggested.

(ii) Land use and building regulation plan approval -25 per cent reduction in

cost.
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(iii)	 floor area ratio - 33.3% and 50% reduction in size (this is

derived from reducing the original area ratio of 0.5 to 0.25)

The rationale behind total elimination of registration cost suggested in (1) above is

because the researcher is of the view that progressive taxation should be introduced into

titling and land registration. It is being suggested that the cost of titling land,

registration and stamp duty for the low income households should be waived. At the

same time, that cost can be recovered by the Government by increasing the cost of tithng

for medium and upper income groups. An amount of N500 for residential building plan

approval has often been frowned upon by the public especially the low income households.

The suggested reduction of 25 per cent brings it to N400 per residential building plan.

Similarly, the reduction of the floor area ratio by 33.3 per cent and 50 per cent is justified

particularly with the reduction of the plots to the suggested various sizes.

In addition to the reduction in the size of plots, floor area ratio and the elimination of

registration fee, it is equally suggested that a further reduction be made on the cost of

providing infrastructure. Although, in our earlier model, the cost of infrastructure to the

site is included in the cost of land, the researcher feels that it is necessary to further

reduce the cost of providing infrastructure. This is because communal water points could

be provided. A stand pipe for every 1-5 plots and 6-10 plots, i.e., between 5 and 25 and

30 and 50 people (assuming a plot is occupied by a household with an average household

size of 5) would probably be ideal to start with. A World Bank study conducted by

Warford and Julius (1977) in the Yemen Arab Republic indicate that the average cost of

communal stand pipes fell in the range of $30 to $50 for individual plots. As the

households improve their economic status or as they re-order their priorities, they could

connect water to their plots and eventually the dwelling units. However, the initial

provision for water mains must be connected to both sides of the streets in order to avoid

damage on the roads later on when the households begin to connect to the individual

homes.
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The level of reduction of the cost of these parameters would, however, depend ultimately

on the level of affordability by the households within the target population. This can only

be determined by using the data generated from the modified sites and services model to

construct and run a mortgage financing model. It is hoped that through this process, it

would be possible to access the amount of mortgage different households in different

income grades within the target population would be able to afford. This exercise is

necessary because the target population can afford the sites and services scheme if a

mortgage scheme is incorporated into the progrlmme. A number of Alternative Mortgage

Financing models have been constructed. While most of the input data remain constant,

the size and cost of land, the amount households would be able to afford to devote to

mortgage per annum (referred to as amount to rent through affordability), the affordable

income, and, of course, the interest rate will continue to vary.

Before simulating the mortgage financing model it is important to highlight certain basic

issues which resulted from the sites and services model constructed earlier.

(a) The nominal annual gross rent for the target population generated from

the model is N576. (i) this is 12 per cent of N5,000 (which is the upper

limit of the annual income of the target population as defined by the

study); and (ii) 28 per cent of N2,0003 (the lower limit of the annual

income of the target population).

(b) From the same model, it was indicated that the target population can only

afford N236.57 for rent per annum. This is 41 per cent of N576.

However, N236.57 is 5 per cent of N5,000, and 12 per cent of N2,000. These figures

discussed in the preceding paragraph were based on the assumption that the cost of the

plot and infrastructure is N12,000 (which is the mortgage amount). Now that certain

Although we have earlier on defined the target population to mean households
between N1,500 to N5,000 per annum, our model indicated a lower limit of N1,971.57
which we have approximated to N2,000.
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recommendations towards reducing the cost of mortgage have been made, the researcher

then conducted a number of sensitivity analyses using both the upper and lower limits

incomes per annum for the target population, in order to determine the amount of

mortgage which 100 per cent of the target population in these income grades can afford.

For those households on N5,000 per annum, four different analyses on the mortgage

financing models were constructed as follows:

9.3.1 RECOMMENT)ED POLICY ALTERNATWES

9.3.1.1 ALTERNATiVE A

The model constructed under this alternative, assumes that the households would be able

to afford the following:

(i) reduction in the size of land - 3 3.3%

(ii) further reduction in cost of infrastructure - 13%

(iii) that the household is prepared to spend 12% of their annual income for

rent or mortgage.

The effect of (i) and (ii) above is:

(i) size of land - 300m2 instead of 450m2

(ii) cost of land per metre - N23 (no change from the original cost)

(iii) cost of 300m2 at N23 ie N6,900 - N900 for extra reduction on infrastructure

cost = N6,000.

The other input data for this alternative is presented on table 9.1. The mortgage

financing model generated from the above is presented as appendix 9.2. Table 9.2

summarizes the evaluation results through a series of sensitivity analysis ranging from

9 per cent interest to 3 per cent.
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Table 9.1 Input Data from which the Recommended Mortgage Financing

Model Alternatives have been Derived as some Inputs are Varied.

INPUT DATA

DISCOUNT RATE (%)
INFLATION RATE
COSTS

Land price
Lot Size
CONST. COST

Unit in Structure
Floor Area Ratio
Number of Years bf Sale
Depreciation Rate (%k)
Maintenance Rate (%k)
Extra Tranction (%sp)
PRICES

Mkt Rent (SPH)
RELATIVE PRICE CHANGES

Wage
Land
Structure
Rent

INTERVENTIONS
Registration
Land Subsidy
Landuse & Blgd.Reg.
Tax Rate
Property Tax (%k)
Management Fee (%k)
Financial Subsidy

DEMAND
Rent/Income
Elasticity
Constant

POLICY OPTION
Cost of S & S
Selling Price (S & 5)
Mkt Rent (S & 5)
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Table 9.2 Summary of Evaluation Results from Mortgage Financng Model for

Alternative A for Target Population with N5000 Income per Annum

Prepared to Pay 12% of their Income for Rent.

MORTGAGE INTEREST RATE
	

AFFORDABILITY RATIO

9
	

98.23

8
	

106.75

7
	

116.54

6
	

127.83

5
	

140.94

4
	

156.22

3
	

174.13

Source:	 Field Survey, 1990

Note:	 Mortgage Amount - N6000

Income per Annum - N5000

Amount devoted to Mortgage Repayment or Rent is 12% of N5000 - N600
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Table 9.2 indicates that if households earning N5000 per annum are willing to devote 12

per cent of their income to rent or mortgage, they will be able to afford N6000 mortgage

grant at 9 per cent interest rate.

9.3.1.2 ALTERNATiVE B

The mortgage financing model generated under this alternative is based on the

assumption that these households, although earning N5,000 per annum would probably

be able to afford the following:

(a) reduction in size of land - 11 per cent.

(b) further reduction in infrastructure - 13 per cent.

These reductions indicated on (a) and (b) have resulted in:

(i) size of land - 400 m2 instead of 450m2

(ii) cost of land per metre - N23 (no change from the original cost)

(iii) cost of 400 m2 = 9200 - 1200 for further reduction in infrastructure = 8000

The amount of mortgage required is therefore N8000.

Similar to Alternative A, the remaining input data is derived in the same way as in table

9.1. The difference between the data input for Alternatives A and B is that the plot size

has increased from 300m to 400m which affects the cost. The mortgage financing model

generated indicates that N8,000 mortgage would only be affordable by these households

at 9 per cent interest rate if the households are prepared to spend 16.5 per cent or 17 per

cent of their income for rent or mortgage payment. Tables 9.3 and 9.3B show the models

generated, while table 9.4 presents the summary of the sensitivity analysis for both the

percentage income the households are prepared to spend on mortgage and the mortgage

interest rate ranging from 9 to 3 per cent.
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9

8

7

6

5

4

3

104.36

113.42

123.82

135.82

149.75

165.98

179.57

101.30

110.88

120.18

131.83

145.34

161.10

174.13
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Table 9.4 Summary of Evaluation Results for Alternative B.

AFFORDABILITY RATIOS

MORTGAGE INTEREST RATE
	

16.5%	 17%

(N825)	 (N850)

Source:	 Field Survey, 1990

Note: Mortgage Amount - N8000

Income per Annum - N5000

Amount devoted to

Mortgage Repayment -	 (1) 16.5% of N500 = N825

(il) 17% of N5000 = N850
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9.3.1.3 ALTERNATWE C

Using the same procedure as in alternatives A and B, the following figures were obtained

for this alternative:

(a) mortgage amount - 9000

(b) annual income - 5000

Cc)
	

percentage of income devoted to mortgage repayment

Ci)	 17 per cent of 5000 - 850

(ii)	 18 per cent of 5000 - 900

Ciii)	 18.5 per cent of 5000 - 925

And table 9.5 summarizes the affordability ratios generated from the models, while

appendix 9.3A-C presents the models. It is obvious from table 9.5 that these households

can only afford a mortgage grant at 9 per cent interest rate if they are prepared to spend

18.5% of their annual income for mortgage.

9.3.1.4 ALTERNATiVE D

Following strictly from the procedures used for alternatives A - C, the main input figures

for this alternative are as follows:

(a) mortgage amount - 10,000

(b) annual income - 5000

Cc)
	

percentage of income devoted to mortgage repayment is 20 per cent of 5000

= 1000

The affordability ratio generated from the mortgage financing model in this alternative

is presented on table 9.6, while the model is shown on table 9.7. From this table

therefore, it has been revealed that those households who earn as much as N5,000 per
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Table 9.5 Summary of Evaluation Results for Alternative C.

MORTGAGE
	

AFFORDABILITY RATIOS

INTEREST RATES
	

17%	 18%
	

18.5 %

Source:	 Field Survey, 1990
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Table 9.6 Summary of Evaluation Results for Alternative D

AFFORDABILITY RATIO

MORTGAGE INTEREST RATE	 20%

9
	

98.23

8
	

106.75

7
	

116.54

6
	

127.83

5
	

140.94

4
	

156.22

3
	

174.13

Source:	 Field Survey, 1990
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annum can only afford a mortgage grant of N10,000 at 9 per cent interest rate if they are

prepared to spend 20 per cent of their annual income for mortgage repayment.

9.3.1.5 ALTERNATWE E

The model developed for this alternative is for the households with an income of N2,000

per annum. This model is constructed on the assumption that these households would

be able to afford:

(a) reduction in size of land - 44 per cent

(b) further reduction in the cost of infrastructure - 33.3 per cent

Similar to the earlier alternatives, these reductions have resulted in:

(i) size of land - 250 m2 instead of 450 m2

(ii) cost of land per metre - 23 (no change from the original cost)

(iii) cost of 250 in2 = N4,600 - N1,750 (extra reduction cost) = N4,000.

Similar to the earlier alternatives, this alternative is then modelled using N2,5004,

N3,000 and N4,000 mortgage grant respectively.

The results obtained from these models are as follows:

(a) These households on N2,000 per annum can afford N2,500 mortgage grant

at 9 per cent interest rate if they are prepared to spend 13 per cent (N260)

of their annual income for mortgage repayment.

(b) Similarly these households can afford N3,000 mortgage grant at 9 per cent

interest rate if they are prepared to spend 15.5 per cent of their annual

income for mortgage repayment.

(c) Finally, these households can only afford up to N4,000 mortgage grant at

9 per cent if they are willing to pay 20 per cent of their income for

' These amounts were derived by further reducing the size of plot by 50 per cent and
cost of infrastructure by 47 per cent and 49 per cent respectively.
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mortgage repayment. Appendix 9•4A present the models for Alternative

E (a-c above).

9.3.1.6 Summary

(a) In compliance with the National Housing Policy, 20 per cent of the target

population's annual income has been adopted as the upper limit which households

can afford for housing. While some households within the target population can

easily afford more than this percentage for housing, a good proportion of the

households are likely to be unable to afford it.

(b) From the analysis, it is obvious that the households with annual income of N5,000

can afford a mortgage grant of N6,000, N8,000, N9,000 and N10,000 at 9 per cent

interest rate depending on how much they are prepared to spend for mortgage

repayment (fig. 9.2).

(c) Similarly, households with annual income of N2,000 can afford N2,500, N3,000

and N4,000 depending on how much they are willing to spend for mortgage

repayment.

From the summaries displayed in (b) and (c) above, it has been demonstrated that this

type of analysis would offer a useful yardstick for assessing and measuring how much

mortgage grant households in different income groups can possibly afford under a given

interest rate. Secondly, the mortgage financing models constructed in alternatives A-E

have re-emphasized the earlier finding that not every household within the target

population would be able to afford a dwelling unit. Therefore these households have to

remain in rental accommodation. The implication of this on housing policy is that

provision must be made for them so that they may be able to afford the rent from the

popular/private sectors. The best method of achieving this is to have an effective input

market.
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The sites and services policy option recommended cannot be implemented only on the

basis of the modifications discussed in section 9.3. A successful policy requires more

input. Throughout the study, it has been identified that the imperfection or failure

associated with the housing market mechanism in Benin City is one of the major

problems in low income housing provision. In chapter 4, section 4.1, it was equally shown

that only equitable and efficient distribution of national resources could give rise to social

welfare. The housing input components including land, finance, building codes and

regulations, etc., act as distortions, constraints and bottlenecks to low income housing

provision. Ineffective co-ordinated use of human resources equally contribute to the

problems and result in inefficient delivery systems. Therefore, it is necessary to suggest

ways and means to eradicate these constraints and bottlenecks to enable the effective

implementation of the sites and services schemes. Towards achieving this the production

process should be the sole duty of the private sector while the input market should be the

major concern of the Government.

9.4	 Recommendation for Various Housing Components

9.4.1 Land Resources

"Land is the foundation of shelter, food, work and a sense of nationhood. Land is

therefore inseparable from the concept of a civil society and it is inseparable from social

and economic relationships within that society. Policies about land are policies about

society, how it shall be organised, and governed and what relationship there shall be

between the different groups and peoples in society. Land policies then must be all-

embracing and cannot be based on any assumption that some land relations are of little

or no account and others are the 'correct' ones because this is tantamount to saying that

some groups or people are of little or no account and others are the preferred ones"

(McAuslan, 1987, p.41). Unfortunately, it seems that the land policy in Nigeria currently
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is based on the assumption that some land relations are of little or no account and others

are the 'correct' ones. It is that land policy which advocates complete public ownership

and control of land. This is not only common in socialist land policies, it is equally a

feature of colonial land regimes. It is a land regime modelled on a former colonial

pattern6; as well as reflecting a feature of strict Islamic land regimes.

Nigeria is a heterogenous society, comprised of Moslems and Christians as well as

atheists and observers of local religions. It is a society with diverse culture and traditions

and treating land as a commodity with only one dimension is sure to create disputes,

confusion and in fact lack of implementation of such a policy. This is indeed what has

happened in the Nigerian land policy. Government declared the Land Use Decree in 1978

with an aim to make land available to all Nigerians. Incidentally, this land policy has

failed to recognise differences within the society, it failed to realise that land is a multi-

dimensional commodity. Therefore the policy has so far been a failure, at all levels. Thus

Government still has not been able to distribute affordable land for housing low income

households because of the problems mentioned in the preceding sentence and thus

inefficient implementation mechanism.

The main points which this study is trying to highlight, therefore, is that whether a state

adopts a basic human needs strategy of development or a more market orientated strategy

to overcome problems of poverty and underdevelopment, the cultural place of land in the

development process should be acknowledged on both sides. Attention should be drawn

to the economic, the anthropological, the political and the developmental aspects of land.

It has to be acknowledged that land is multi-dimensional and this should be reflected in

land policy. According to McAuslan (1987), there are at least two basic approaches to

land:

For example, Northern Nigeria had the land and the Native Land Ordinance 1912.
This was the forerunner of the Land Tenure Law 1962, which in turn provided the
model for the Land Use Act, 1978 (Omotola 1982).
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(a) as a part of the social relations between people and society, and land is also

part of the religio-cultural syntax of many traditional religions - the abode

of the ancestors, etc, the locus of ioyalty.

(b) as a part of economic relations between persons and persons in society.

Unless recognition is accorded to both approaches it will be difficult to formulate coherent

land policies. There are three main factors which overlap and share the same space

which must be recognised by policy makers:

(a) Customary land and its regulation via traditional processes - its space is

principally but not exclusively in rural society;

(b) unofficial market in land regulated by custom and practice - more

dominant in urban and sub-urban areas but gradually growing in rural

areas as well;

(c) the modern official land market regulated by statutory codes of law

interpreted and applied by professionals and state officials - its space is

both urban and rural.

All these factors have a place in any society and any attempt to ignore or eliminate one

factor is likely to result in total chaos and confusion.

For a land policy to function adequately, a nation must clearly sort out what the purpose

or purposes of its policies are, otherwise it will be difficult to justify or explain particular

laws or practices. The components for national interest in land should include:

(a) Efficiency: Land is a scarce community in many societies in general and

Nigeria in particular because it is expensive to purchase or because it is

controlled by a few people who are happy to see land lie vacant, or because

of population pressure, etc. Efficiency in land allocation is, therefore, good

for any society and this justifies Government's land policies.
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(b)	 Equity: is a necessary goal for any form of land policy. Equity means that

a fair and reasonable proportion of land is made available to all members

of the society. Equity could be argued to be an aspect of efficiency and it

could give rise to social and political stabffity. This is particularly

important in the Benin, Nigeria situation as we have already shown in

chapter 4, section 4.1 that 'efficiency and equity are the basic tools for

social welfare'. Therefore, efficiency and equity should be applied in the

distribution of national resources of which land is a major part.

Cc)	 Certainty: Efficiency and equity are economic and social aspects of land

while certainty is a more administrative and legal aspect of land.

Certainty can make reality of efficiency and equity.

Cd)	 The recognition of difference: The existence of different but equally valid

approaches to cultures and traditions of land relations in many parts of

Nigeria should be recognised and policies framed accordingly. For example,

the place of customary land should be affirmed.

Policies must be accompanied by commitment. If customary rights in land, market

relations and all the other dimensions discussed above are implemented without

commitment, the policy will still not be efficiently implemented. "Policy is one thing and

implementation is another" (McAuslan, 1987, p. 23).

While not advocating a total abrogation of the Land Use Decree, it is being suggested that

it should be reformed in such a way that the main issues raised in. the preceding

paragraphs are considered. However, as an interim measure, a better machinery is

required for the efficient and effective implementation of the land policy, such a

machinery should include:

(a) The establishment of an interdisciplinary body such as a Land Use

Commission to be solely responsible for the Land Use Decree review and
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implementation. This Commission should replace the Land Use and

Allocation Committee which is politically oriented. The new body should

be drawn from various Government establishments and the membership

should include professionals such as planners, land surveyors, estate

valuers, builders, etc. Such a commission, whose functions would be as

stated below, is likely to bring efficiency in the implementation of the Land

Use Decree while reducing the red-tape and bureacracy presently inherent

within the procedure. The function of the Commission must include:

(i) To make projections on the quantity of land required to house the

households in Benin City with particular emphasis on the low

income households.

(ii) To prepare projections and estimates on capital-investment and

cash-flow requirements for acquisition, development (layout,

payment of compensation on developments), and disposition of land.

(iii) To ensure that provision is made for the technical and

administrative personnel necessary to execute the policy.

(iv) To ensure that the number of future households and their

affordable housing expenditure is accurately predicted.

(v) To predict and forecast the distribution of various income groups in

Benin City as well as other urban centres in the State.

(vi) To stresmline the criteria for land allocation.

(vli) To simplify the process of certificate of occupancy and land

registration (Holstein, 1987).

(viii) To conduct a comprehensive land survey and land inventory.

To enable the commission to function properly and effectively, Government must work out

a mechanism for a short-term bridging fund and a long term sustainable finance. This
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is absolutely essential because the commission cannot function efficiently if adequate

funding is not made available.

(b)	 There is urgent need for the preparation of a Structure Plan for Benin City.

This would enable Government to plan and manage the growth of Benin

City in such a way that appropriately located and serviced land is provided

for meeting the low income households' housing need in accordance with

their level of affordability and their priorities. When a Structure Plan

exists, it would be easy to select areas for sites and services schemes that

would consider

(i) easy access to commercial and community centres.

(ii) proximity to employment opportunities.

(iii) cheap and simple connection to infrastructure network (for instance

water, electricity, sewage disposal, etc.) (Tailbery and Stockholm,

1983).

(c) All public and private lands which are appropriately located for housing

the low income households, and are either left unused or used inefficiently,

should be expropriated (U.N., 1980). This land could be planned and made

accessible to the low income households. A comprehensive land survey

would act as an adequate means of identifying such lands.

(d)	 Following from the recommendation on (c) above, Government should make

it clear that vacant or undeveloped land especially those that are

strategically located would be subject to expropriation. While those

remotely located but left vacant would be subject to taxation. These

penalties would be enforced after leaving the land vacant for 3 years.

(e) Government should develop a method of paying compensation for

structures or development on land acquired. Where funds are not available

for the payment of compensation in cash, the acquired land should be

quickly planned and infrastructure provided so that about 115 of that
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serviced land could be re-allocated to the original owners as compensation.

Through this method, the communities are likely to accept this gesture and

not disturb the execution of whatever development is planned for the rest

of the land.

(f) Government should always endeavour to develop such land promptly as

this would prevent unnecessary encroachments.

(g) Government must offer incentives to private developers through easy

access to moderately priced serviced land. This is particularly essential in

the light of the newly published National Housing Policy which emphasises

public participation. It is important to mention that after the land reform,

the suggested Commission could stifi exist except that its functions could

be slightly modified.

9.4.2	 Ways and Means of Providing Funds for Low Income Housing

The core of an efficient and equitable housing delivery system constitutes institutions and

instruments for the mobilisation of financial resources and the extension of long term

credit. With concentration of housing need among the low income households who have

less access to conventional formal financing mechanisms, the problem of finance assumes

a critical role in the development of a policy to resolve housing problems. Lending in

small amounts to low income borrowers requires special institutional approaches. In

addition to Government actions geared to generating investment and mobilising savings

into the housing sector, a broad-based housing investment policy in turn requires a well

established housing lending system which will transfer these funds to organisations and

households via short term financing for the housing construction process, long term

financing for land infrastructure development, and long term mortgage to households for

house ownership purposes. The key feature of this system is the operation of the

mortgage lending system, the means by which borrowers have access to long term credit
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for house ownership purpose. The major housing finance institutions at present are the

housing corporations, commercial banks, insurance companies and staff housing schemes

for Government and private employers. The following are suggested as the financial

policies of Government in respect to the housing finance systems:

(a) All commercial banks should be required to set aside a sizeable proportion

of their loanable funds for lending for residential construction. The United

Bank for Africa Ltd., has a housing scheme which it manages directly to

the public and the interest rate is very high (about 13 per cent at the time

mortgage interest rate by Government Housing Corporations was 8 per

cent (1988 figures)). In order to moderate the chargeable interest rate by

these commercial banks, all credit allocation for this purpose should be

deposited with the Central Bank of Nigeria for onward lending to the

Housing Corporations for mortgage purposes.

(b) The housing corporations should charge differential interest rates to

achieve equity and efficiency, for example 8 per cent for owner occupied

houses for the medium income and 6 per cent for low income households;

both of which are social loans; and 9 per cent for mixed purposes including

letting. For large construction industries investing mainly for low income

housing for letting or outright sales to low income households, an incentive

should be given to them by charging them about 6 per cent interest rate6.

This would no doubt, encourage a lot of private developers to invest on real

estate development. However, non-residential development should attract

interest rates of about 13 per cent upwards (commercial loans). In addition

to the above, the following policy measures should be introduced towards

raising funds for housing:

6 All the interest rates proposed in this paragraph are subject to proportional change
depending on what the inflation rate and the Central Bank recommended rate of
discount are at any given time.
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9.4.2.1	 Target Saving

There is great constraint in lending and deposit policies. Therefore, there is a need to

consider improving the efficiency of operations. This could be done by lowering the profit

margins through the reduction of the spread between deposit rates and loan rates to

attract more savings and generate growth. The policy change should include interest

rates paid to depositors and lending policies.

9.4.2.2	 The Pension and National Investment Trust

This institution which should be Government-owned should be established in each state.

The main responsibility for this institution should be the payment of pensions to workers

upon retirement from service. All pension funds, both by the Federal and State

Governments, should be pulled together under this organisation. Funds raised under this

umbrella should be invested on medium and high income housing. Outright sales should

be the mode of disposal. Profits raised from this investment should be shared thus:

(i) 50 per cent to the Pension and National Investment Trust.

(ii) 50 per cent to the Housing Corporation that executes the project. Out of

this profit, the Housing Corporation should invest 25 per cent on low

income housing.

The initial capital of such a fund should be a revolving fund for housing development.

The advantage is that this sort of investment will help to preserve the real value of its

participants' capital.

9.4.2.3	 Finance Through Multi-national Companies

Bendal State is the second largest oil producing state in Nigeria. This could be used to

an advantage. These multi-national companies, especially the oil companies, must be
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encouraged to invest in housing corporations or private construction companies. If the

housing industries both public and private are able to convince these oil companies that

low income housing development is profitable and that they (the oil companies) would

have 50 per cent of the profit, it is likely that most of the oil companies would gladly

participate in financing housing development for the low income households, especially

in their areas of operation. Presently, these oil companies invest in infrastructure

especially road development in their areas of operation. This is because it enhances their

operations. Therefore, if there is evidence to show that investing on housing would not

only enhance the productivity of the participants but also that it would be a profitable

venture, the oil companies are likely to invest certain percentage of their annual profits

(say 2.5 per cent) on low income housing development.

9.4.2.4	 Introduce Measures to Make the Housing Corporations More
Effective

The financial base of the housing corporations should be reinforced by increasing their

capital allocation both in terms of equity and loans. Secondly, the housing corporations

should be allowed to borrow money from the Capital Market for the development of

housing for the medium and high income groups as well as industrial and commercial

estates. The profit realized from such ventures could be partially invested on low income

housing. The Bendel Development and Property Authority has experimented in this for

some years and it has proved to be a viable venture and it should be encouraged.

9.4.2.5	 Mortgage Insurance

The issue of loans and loan repayments assumes a very important position when it comes

to a question of an individual or a households having a title to a property. This becomes

more relevant when resources are scarce as in the case with the low income households.

A property could be lost because of lack of repayment of a loan especially in cases where
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the owner of the house dies or loses a job. Where death occurs, the burden to repay the

loan is passed to the children who may not be in a position to tackle the problem. In

order to avoid such an ugly situation, mortgage insurance companies should be allowed

to function. Moreover, if such a body is introduced and made compulsory, the amount

often required as down payment of an individual home buyer would reduce. This would

no doubt, facilitate increased lending within the reach of the low households.

9.4.2.6	 Building Societies

Apart from the Mortgage Bank and some of the housing corporations in Nigeria, there has

not been a serious drive towards the mobilization of savings for housing development.

The only institution that has attempted to mobilize savings for housing finance is the

Lagos State Investment Board (LSIB). In the United Kingdom and the U.S.A. building

societies and savings and loan societies respectively play very active roles in generating

funds for the provision of housing (Ball, Harloe and Martens, 1988). The Mortgage Bank

derives most of its resources from the Government and Government guaranteed sources

or loans while the contribution from savings is relatively insignificant. The National

Provident Fund, which we have suggested should be managed by a trust, has accumulated

over N300 million (Fadawunsi, 1987). This amount could be invested in housing

development. Such investment should be guaranteed by the Government. In addition,

the State Housing Corporations should have a Housing Finance Company as a branch of

each. Funds for such companies could be generated from contributions by insurance

companies, Pension and National Investment Trust, special percentage allocation from the

various local Government areas, contributions by the oil companies and internally

generated funds. The Housing Finance Company is recommended to be under the

Umbrella of the Housing Corporation in order to reduce cost of operation. Also operating

both establishments under one Executive Officer would enhance coordination and

productivity. Private building societies should be encouraged. Such building societies
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or boards could finance Government housing projects and could also grant loans to private

investors or organisations.

9.4.2.7	 The Federal Mortgage Bank: F.M.B.

The operation of the Federal Mortgage Bank needs some improvements. The F.M.B.'s

main function is to grant loans to individuals all over the federation. The market area

of the F.M.B. is zoned into circles. Thus a client in Bendel State has his desire for a

house load tied to the approval of the far away circle office at Enugu, Anambra State

(about 200 kilometres away from Benin). The fulfillment of this desire may come down

in trickles thereby restricting housing ownership. This process can be simplified by the

F.M.B.'s making bulk amounts available to the state housing corporations as loans which

in turn can grant the loans to the individual households. This would not create any

problems whatsoever as every state in the Federation has a Housing Corporation. The

merit of this new proposal is that residents of various states would henceforth look to the

States' Housing Corporations for easily obtainable housing finance. Unnecessary delays

caused by the F.M.B. or in some cases total denial would be reduced. There is also the

advantage of time saving and promotion of healthy rivalry on the part of various states'

Housing Corporations.

9.4.2.8	 Property Taxation

In most cities in the developing countries, property taxation plays a major role in raising

revenue for urban Government. Unfortunately, the revenue potentials of property

taxation in Benin City have been totally neglected. It is one source of fund which could

be reinvested in low income housing without putting any burden on the low income

households. Revenue could be derived from the taxation of land as well as the building

itself. Taxation on land has two advantages:
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(a) Because taxation on land would reduce the expected future yield, this in

turn reduces the present value, thus lowering land price.

(b) Taxation on land would compel owners to release vacant land for

subdivision and development as they would not want to pay tax on vacant

land. Alternatively, it could compel them to develop the land themselves7.

Taxation has been successfully applied in Taiwan, Senegal and many Latin

American countries (Bali! and Lin, 1978). On the other hand, taxation on

building is a source of raising funds which could be used to develop land

for the low income housing. However, care should be taken in building

taxation so that it would not be counter productive. This is because it

could result in disincentive in new construction and maintenance.

Nevertheless, it has been recommended elsewhere in this study that there

should be no taxation on buildings which are solely constructed for letting

to low income households. Where mixed use occurs, say commercial and

residential, if the residential section is used for housing the low income

households, it should not attract tax. The commercial section should be

taxed proportionately.

9.4.2.9	 Housing Allowance to Public and Private Employees

Currently, the public and private organizations pay housing allowance to their employees.

This amounts to about 25 per cent of their monthly income. While it is recommended that

this system should be continued the method of payment should be modified. Rather than

paying the allowance monthly, it could be paid annually. At the end of the year, a lump

sum equivalent to 25 per cent of their annual income should be paid to them. This would

For example most properties in the G.R.A. have very vast empty land surrounding
them. If the vacant land is taxed, the owners would be forced to redevelop the entire
plot or give out the empty land to Government or other private developers for housing
construction.
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encourage some households to save this money towards house construction or purchase

of land. In fact, some households might decide to purchase storeable building materials

with the lump sum. For example, those on N5,000 per annum require only four and a

half years' savings to be able to purchase a serviced plot without loan. In the Nigerian

situation, experience has shown that many households begin to make genuine effort

towards saving for housing construction after they have been able to acquire a piece of

land. The idea may appear strange and difficult for households in the first few months

of introduction; thereafter the advantages would be much more that the disadvantages.

9.5	 APPROPRJATE BIJILDING MATERIALS

It is no exaggeration that building material accounts for a great proportion of the cost of

building. As a matter of fact, in Nigeria, building material accounts for over 75 per cent

of the cost of a building depending on the quality of the finishing of the house (Fadawunsi,

1987). In Nigeria in general and Benin City in particular, the housing industry has

completely moved away from the use of traditional building materials. This trend is more

pronounced in the urban areas. Cementlsand block has replaced the usual traditional

mud walls, concrete floors have replaced the rsimmed earth floors, sandlcement replaced

the local plastering materials, steel and processed timber have replaced the roof members

which were formally made out of unprocessed timber or palm tree planks, glass louvre

blades replaced the wooden shutters and the corrugated iron sheets plus asbestos or

aluminium sheets have replaced the roof covering which was either made out of leaves,

palm fronds (thatched) or processed soil. While these modern building materials are, no

doubt, adequate for national prestige and good for the well-to-do in the society, their use

tends to set a general pace to which every household aspires. Unfortunately, the majority

of the households, especially the low income ones, cannot afford them. Sites and services

schemes cannot be effectively implemented using imported building materials. Affordable

housing for the low income households must certainly involve a search for less expensive
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building materials. Cost can only be reduced by adopting materials which can be

produced easily and cheaply by many people.

Some research institutions such as the Nigeria Building and Road Research Institute,

Ghana Building and Road Research Institute and Kenyan Housing Research Institute

have developed low-cost construction techniques which have not been effectively used in

Nigeria although some of these have been successfully applied in small quantities in

Ghana and Kenya (The PNDC Budget Statement and Economic Policy for 1990, Ghana;

Kenyan Development Plan, 1990-1992). For example, the sun dried brick wall could be

used for internal partitions while the concrete block is used for the external wall.

Dwelling units are required in large quantities to meet the huge shortage and the

affordability calculations have proved beyond doubt that low income households cannot

afford expensive dwelling units which is the result of using imported building materials.

Governments are no longer in a position to implement heavy subsidies on dwelling units

for the urban poor. Therefore, there has to be re-orientation to the use of local building

materials. Nonetheless, more in-depth research is still required for the local building

materials. While Governments both at the Federal, State and local levels should use

these materials in order to encourage people to use them. For instance, the use of

stabilized mud for the walls could reduce building cost significantly.

9.6	 BUILDING CODES AND REGULATIONS

Building codes and regulations are, no doubt, essential elements of organised built

environment and spatial form. If well formulated and properly implemented, they

enhance the achievement of an orderly, systematic and functional environment. Codes

and regulations set standards and levels and provide the yardstick for measuring the

degree of achievement of such standards in relation to conditions and regulations. They

act as a guide for architectural/building designs and also for planning and development
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control purposes. Unfortunately, there is a lack of national building codes and regulations

on affordable housing in Nigeria at the current time. There exist building codes and

regulations both at the Federal and State levels. But the standards which are prescribed

by these codes and regulations are totally unaffordable to the low income households. In

chapter 2, section 2.3.2, a fairly detailed description of the existing bye-laws in Bendel

State was given. The weaknesses and drawbacks associated with these building codes

and regulations or bye-laws were adequately highlighted. They arise from the fact that

the building codes and regulations or bye-laws are based on the Town and Country

Planning Law Cap 133 of 1981, which in turn is stifi based on the Nigerian Town and

Country Ordinance of 1946 totally drawn from the British Town and Country Planning

Act of the 40s.

This law is, no doubt, obsolete and requires review. It could be argued that the 1981

Town and Country Planning law is an amendment from the 1946 law, yet much still has

to be done to make these laws functional and effective. The advocated review has to be

such that it is based on the present day situations, realities, culture and the national

ideologies. The British Town and Country Acts of the 40s have since been amended over

and over again to incorporate the changing trends of the society. Therefore imported and

colonial building codes and regulations are unrealistic unless they are tailored to the local

needs and circumstances. Areas that require urgent attention in the design and

development of building codes and regulations or bye-laws include:

(a) Health and Safety:- Building codes and regulations have to give priority to

health and safety.

(b) Affordability:- To reach the low income households through sites and

services projects or any such programme, correct design standards which

truly reflect willingness to pay and ability to pay by the low income

households must be developed. Therefore affordability and fmance ought

to have prime importance as far as building codes and regulations are
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concerned while not sacrificing health and safety measures. Thus the

income and purchasing power of the various categories of households in the

society in question should be considered while developing codes and

regulations. Therefore, ability to pay rather than what has hitherto

existed, in which need without effective demand was reflected, should be

considered adequately.

(c) Building codes and regulations should not institutionalize unrealistic

standards and practices which normally exclude the majority of the

population from development. For instance, the use of modified mud walls

(stabilised mud) should be allowed for building constructions in the cities

provided their safety is ensured. Otherwise, all the efforts made to develop

local building materials will be abortive if such local materials are not

allowed in the codes and regulations.

(d) Appropriate technology should be emphasised in the building codes and

regulations rather than imported building standards; for example, concrete

block walls, asbestos roofing sheets etc. could be substituted by stabifised

mud walls and asphaltic roofing materials, both of which are locally

produced and cheaper to purchase.

(e) Flexibility: There is absolute need for flexibility in the building codes and

regulations. This would enhance the frequent adjustment and continuous

improvement of standards as the society changes. The society is dynamic

and thus changes occur from time to time. Therefore, developments should

correspondingly change standards. Moreover, this would accommodate the

existence of appropriate technology as well as the inevitable imported

materials for some specific projects.

(f) The building codes and regulations ought to have graduated standards for

amenities within and around the dwellings. This means the provision of

amenities according to income and affordability of households, which could
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be improved upon when the economic situation of the household improves.

Hitherto this has not been included in the codes and regulations. It is

therefore being recommended that this graduated standards of amenities

provision in a dwelling should be included in the building code and

regulation which hitherto has been omitted.

9.7	 HUMAN RESOURCES AND PROFESSIONAL INTEGRATION

Human resources are one of the most fundamental tools for effective implementation of

housing policies. Professionals associated with the field of human settlement plrnning

and development especially housing development are regarded as those who shape the

environment. Where the role of shaping the environment is left to non-professionals such

as politicans, either by design or by default, it is the professionals who inherit the blame.

A typical example is the highrise buildings in Killingworth demolished in 1987 in

Newcastle upon Tyne. Although many reasons were responsible for the failure of that

project, yet most of the blame was heaped on the professionals, especially the architect

who designed the project. (Kellet, 1987). Therefore, it is the duty of the professionals to

intervene and act in accordance with their professional ethics in this process of shaping

the environment especially housing development. Various complementary disciplines such

as architecture, urban and regional pinnning, engineering, surveying (land and quantity),

estate management or valuers, environmental scientists, social scientists, transportation

planners, technicians, ecologists, etc., are associated with human settlement development,

e.g. housing development. For instance, the planners plan the community at the macro

level while the architects shape the community at the micro level. In other words, while

the planner determines the land use, the form and structure (e.g., layout plans) of the

overall area of the community, the architect determines the land use, form and structure

of individual plots (could be industrial, commercial and residential plots) within the

component land use types in the community. Although planners and architects are key
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designers of the environment and thus housing development, the other professionals

enumerated in the preceding paragraph equally play significant role in shaping the

environment.

Consequently the inter-dependence and inter-relationship between all these disciplines

has to be recognized and thus promote effective teamwork and integration among

professionals. However, while interdisciplinary integration is advocated for effective

housing policy implementation, there is equally a great need to integrate cultural,

technical and socio-economic aspects into the entire process of housing policy formulation

and implementation (fig. 9.3)

9.7.1	 Manpower Training

Manpower training for human settlement development is absolutely essential for various

calibres of staff and at various levels. This sort of tr p ining ranges from the policy makers

to the support staff, i.e. artisans.

9.7.1.1	 The Policy Makers

Project plans and designs prepared by the planners, architects, etc. are not normally

approved by the Policy makers/administrators who may not be professionals in these

fields. Very often, good and well-thought out plans and designs are rejected by the policy

makers due to ignorance, poor communication between the technocrats and the policy

makers, and lack of understanding of the underlying assumptions behind the plans.

Unfortunately, there is no forum to train and educate the policy makers particularly as

most of them are ill-educated in the discipline related to human settlement.

Consequently, it is necessary to introduce short-time, ad-hoc trsining for the policy

makers and administrators. One-day or two-day seminars and workshops on human
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FIG. 9.3. SUGGESTED TEAM WORK & INTERNAL COMMUNICATION
(Adapted from Infraplan, 1986)
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settlement development, mainly geared toward housing policy formulation and

implementation should be organized from time to time by various institutions of higher

learning such as ASCON, NISER, NIM and NBRRI. This type of forum would no doubt

create better awareness and reduce areas of conflict between these two groups - policy

makers and technocrats. This is particularly important because co-operation and

understanding between the policy makers, technocrats, etc. is an essential ingredient for

successful housing policy formulation and implementation (fig. 9.4).

Equally important are short courses and seminars for the well-educated professionals who

in turn train those who operate at lower levels.

9.7.2	 Labour

Human resources are differently viewed here and are regarded as labour which is

required for the actual construction of the dwelling. Traditionally, communal labour was

used for the construction of dwellings. This was carried out by groups of people who live

in some area, say a 'quarter', getting together to assist would-be-builders. Each builder

took their turn within the group. No monetary transaction was involved in this process.

With the advent of the monetary economy, education and 'white collar' jobs, etc., this

system faded away even in the villages. The consequence is that the cost of labour

sharply rose and this equally affected skilled labour. Thus contributing to the escalated

cost of building. This notwithstanding, the cost of building construction can once again

be reduced by re-introducing community activities. Because the urban situation is much

more difficult to articulate, it is therefore being advocated that this could be done through

co-operatives.
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FIG. 9.4. COMMUNICATION BETWEEN VARIOUS TEAMS
(Adapted from Infraplan, 1986)
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9.8	 TIlE ROLE OF TIlE PRIVATETPOPULAR SECTORS

The analysis, evaluation and assessment so far made in this study have shown that the

popular sector plays a very vital role in the provision of housing for the low income

households. In order to make this role more valuable and effective, a number of radical

changes and improvements have been proposed for housing input such as land, finance,

buildings, building codes and regulations, etc. The proposals and suggestions advanced

would not be fully and successfully implemented without the co-operation and full

participation of the private sector. The private developers equally have to ensure that

their housing is affordable by the low income households. However, there are a number

of ways through which this could be achieved.

(a) The private sector must be fully involved in all the human settlement

development processes. In other words, there is need for effective

participation at all levels of human settlement development. For instance,

Benin City is divided into wards. The Ward leaders should always

represent the people in matters concerning human settlement development

such as land allocation, pbrnning and design, recent developments in

building industries and research centres, etc., right from the planning

stages to the execution stage. For example, the people should be fully

informed about the results of the NBRRI findings on local building

materials as well as sources of acquisition of these materials.

(b) There must be a concerted effort between the public and popular sectors as

well as the voluntary agencies. it is possible for the private developers to

increase the stock of housing being provided for the low income households

particularly if they are encouraged. The housing input such as the

provision of infrastructure which cannot be individually provided by the

private developers because of the huge sum of money involved should be
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provided by the Government at a reasonable cost and made easily

accessible to the private developers.

(c) As already recommended in the preceding sections, it is being emphasized

here that bureaucracy inherent with land titling, land transfer and

certificate of occupancy must be reduced or eliminpted.

(d) Tax incentives through the elimination of property rating must be given to

the private developers who build mainly for letting to the low income

households. Low income here is defined as all households who are within

the salary grade levels 01-07 and the equivalent, in the private sector (see

appendix 2.1).

Various non-governmental organizations such as voluntary organisations, churches, etc.,

must play a role in the task of providing affordable housing for the low income

households. For instance, it is possible to convince the Catholic Church in Benin which

has much land to either release a portion of her land for housing development for the low

income households on the understanding that any profit accruing from the development

has to be shared with the church. If the taxation of vacant land recommended in the

preceding section is adequately implemented, the church could otherwise be forced to

either develop the land or allow Government through the Housing Corporation to develop

the land. However, if the church undertakes to develop the land for low income housing,

Government must provide infrastructure.

In Bendel State, some rich individuals have single-handedly extended electricity and

water supply to their villages. Such interested members of the public and traditional and

local clubs, could equally make contributions towards the provision of infrastructure and

land development for the low income households. It has been shown in this study that

if land and infrastructure is provided, the cost of constructing a two bedroom dwelling

unit, for instance by low income households, would be reduced by a third or more. Non-
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governmental organisations are playing important roles in the provision of low income

housing in Kenya (for example, the Harambee projects). It is now time for the Nigerian

business and voluntary organisations to display their wealth by participating in housing

provision for the poor in the society.

The resources of the informal sector should be exploited by encouraging them to produce

more acceptable housing through the adaptation of more realistic plot sizes and building

standards. This could be achieved by encouraging them to form housing co-operatives

through which their resources, both human and economic, could be better utifized towards

the production of acceptable dwelling units. It could be argued, however, that the

informal sectors cannot organise themselves. To a certain extent this may be true.

However, with proper guidance from the Government through the Housing Corporations,

for example, it is likely that they would be able to organize themselves to form co-

operatives when they now realize that they have Government support and, moreover, it

will enable them to obtain security on land and construct better dwellings for themselves.

In summary, the sort of concerted effort being recommended is shown in figure 9.5.

9.9	 IMPLEMENTATION MECHANISM

Adequate and effective administrative and management machinery is essential for the

efficient implementation of the housing policies advanced in this study. The existing

institutional arrangement which was discussed in chapter 2 indicates that the Bendel

Development and Property Authority is a Government Parastatal vested with the powers

for the execution of all public housing policies and progr pmmes under the supervision of

the Ministry of Works and Housing. The current arrangement is good but the BDPA

must be strengthened both legally and financially. Indeed the authority should be vested

with greater powers. Based on this recommendation, the following proposals are being

advanced:
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(a) The Ministry of Works and Housing should be mainly responsible for the

determination of housing policies and programmes.

(b) In addition to the existing functions discussed in chapter 2, the BDPA

should be expanded to include:

(i) Bendel State Housing Finance company. As an ann of the BDPA, this

department should make funds available for middle and high income

mortgage housing whether public or private. This department should be

equally responsible for seeking for possible sources of housing funds.

(ii) Housing Research Development Unit: This department should work in

close collaboration with either the University of Benin or Ekpoma and the

Nigerian Building and Road Research Institute. It's functions would

include:

(a) Assessment of housing requirements,

(b) conducting research on social, economic and technical aspects of housing,

(c) organising and directing surveys and studies related to housing

development,

(d) Co-ordinating housing programmes related to other developments such as

water and electricity corporations.

(e) Invoking participation into housing development programmes through

community development personnel who should work with the people at

neighbourhood levels. Major areas of concentration would include advice

and support on co-operatives and self-help construction and access to

serviced land and finance.

However, the Ministry of Works should co-ordinate the activities of the BDPA and the

land commission proposed earlier on (fig. 9.6).
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If this proposed institutional arrangement is efficiently implemented, it is likely that the

proposed and recommended policies would have the chance of being adequately

implemented.

9.10	 CONCLUSION AND AREAS FOR FUTURE RESEARCH

With the use of economic demand models, hedonics, and the present value methods as

techniques for the evaluation, prediction and assessment of the market mechanisms,

policy options and level of affordability by the target population in Benin City, it became

apparent that the most important single constraint in housing provision is the level of

household income vis-a-vis the cost of housing. Thus, in a situation of this nature policies

which have been based on a 'rule of thumb' and quantity need have been inefficient and

unsuccessfully implemented. This is because the policies have neither matched objectives

with available resources nor put into consideration the target population's willingness and

ability to pay. Consequently, the housing policy being operated in Benin City was a total

failure. Also the market imperfections which exist in the low income housing provision

in Benin City are mainly imposed by public actions such as building codes and

regulations, housing standards and other such interventions by the Government. Finally,

acting as a constraint to low income housing is inaccessibility to serviced land and credit

facilities.

The best way to tackle these problems is not to involve the public sector in direct

construction, rather these housing input components which act as distortions, constraints

and bottlenecks to low income housing provision should be e1iminted directly by the

Government by formulating appropriate policies. It has been shown in this study that

subsidized public housing or conventional housing (direct construction) is not as cost-

effective as S & S (see chapter 8). The popular sectors' initiatives in the provision of

dwelling construction appears to be preferable to public direct construction. This is
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because, when properly organized and executed, it seems to be a more efficient way (as

demonstrated in chapter 8 with the policy options) of using scarce resources in terms of

adoption of appropriate technologies and standards, utilization of unskilled labour

resources, mobilization of low income savings and investments, and conservation of scarce

management, skilled labour and limited capital resources. The appropriate policies being

advocated here would include:

(a) the development of a housing capital market accessible to the low income

households,

(b) basic provision of sites and services and regularization of land titling,

allocation, and so on. These policies could stimulate the mobilization of

private savings for dwelling constructions in sites and services schemes.

Evidence abounds that, if contemporary inputs into housing (particularly

secured tenure, serviced plot and, to some extent, capital) are available, the

low income households would be quite willing to construct their dwellings

in accordance with their ability to pay (World Bank, 1979; McAuslan,

1987). Also, this would enable the private developers who construct for

letting to increase their stock at a reasonable rent.

As a long term measure, the general economic situation of the low income households

must be improved. Towards this direction, emphasis should be laid on the establishment

of industries nationwide. Particular attention should be paid to agro-based small scale

industries which both the public and private sectors could establish. Finally, care should

be taken in the management and utilization of funds generated from oil production.

9.10.1 Areas for Future Research

Issues which are crucial to policy evaluation, assessment and formulation as well as the

target population's level of affordability have been investigated. This notwithstanding,
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there are a number of important issues which this study has not been able to investigate

because of the scope and limitations of the study. Such issues could be subject for future

research. They could be summarized as follows:

(a)	 In chapter 7, section 7.5, it was discovered that 56 per cent of the variance

in rent is accounted for by the variables in the regression equation.

Obviously, the variables determining the remaining 44 per cent which is

unaccounted for should be a subject for future research. Such future

research would help explain the other characteristics which are of

significance to rent in Benin City, which this study has not identified.

(b) The effect of different household size on housing demand equally requires

further investigation.

(c) In chapter 8, the present value method used a fixed interest rate. The

effect of differential interest rate on the PV model constructed and the

mortgage financing model developed is another area for future research.

(d) Greater in-depth research is required for the use of local building

materials. Such a research should not only concentrate on the development

of local building materials, but also on the durability and acceptability of

the materials. The degree of cost saving in the use of local building

material as compared with imported building materials should be

examined.

Ce) Household survey directed towards establishing the household pattern of

expenditure on various sectors of need as related to preferences and taste,

for instance, the simple design types preferred, the level of facilities

preferred, willingness to pay for and ability to pay for them.

(f)	 Finally, the extent to which the low income households would be willing to

share community facffities, e.g., water supply.



423

As a pioneering study in Benin, Nigeria, emphasis has been laid on the process rather

than the end result. However, it is hoped that the technique used in this research, if

further pursued, would provide a reliable method for housing policy evaluation,

assessment and formulation in developing countries in general and Nigeria in particular,

thus providing a solution to the problem of formulating viable, desirable and affordable

housing policies which has hitherto eluded most developing countries.

*	 *	 *
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Appendix 3.1	 Estimated and Projected Population for Some Selected

Cities in Nigeria

Urban	 Estimated and Projected Population in
Agglomerations	 Urban Agglomerations of 500,000

Inhabitants andover as of 1980
(In thousands and millions)

1950 1960 1970 1975 1980 1990 2000

Lagos	 360 700 1440 2100 2790 4790 8340

Ibadan	 432 578 725 839 970 1296 1733

Kano	 140 214 335 424 503 758 1278

Ogbomosho	 147 242 410 539 658 1028 1735

Source: Field Survey, 1990.
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Appendix 3.2	 Benin City: Age-Sex Composition

Age	 Total	 % of Total Population

Group	 Population Total	 Males	 Females

0-4	 80,935
	

15.9
	

7.0
	

8.9

5-9	 95,188
	

18.7
	

9.2
	

9.5

10-14	 64,137
	

12.6
	

6.8
	

5.8

15-19	 48,357
	

9.5
	

5.4
	

4.1

20-24	 49,376
	

9.7
	

4.4
	

5.3

25-29	 45,303
	

8.9
	

3.9
	

5.0

30-34	 30,033
	

5.9
	

2.7
	

3.2

35-39	 23,924
	

4.7
	

2.3
	

2.4

40-44	 19,343
	

3.8
	

1.9
	

1.9

45-49	 15,271
	

3.0
	

1.6
	

1.4

50-54	 10,690
	

2.1
	

1.1
	

1.0

55-59	 6,103
	

1.2
	

0.6
	

0.6

60-64	 7,635
	

1.5
	

0.3
	

0.7

65-69	 3,563
	

0.7
	

0.3
	

0.4

70-74	 2,545
	

0.5
	

0.2
	

0.3

75-79	 2,036
	

0.4
	

0.2
	

0.2

80-84	 2,036
	

0.4
	

0.2
	

0.2

85 and above 2,545
	

0.5
	

0.3
	

0.2

Source: Household Survey, Omokhodion Associates, 1981.

Ratio of
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Appendix 3.3	 Quality Index Classification

CumulativeQuality	 Weight	 Class Value
Criteria

Class

1. Building	 a) Cement-sand block
materials	 4	 wall/G.1 or

asbestos roof
b) mud wall rendered

cementlG. 1 or
asbestos roof

c) mud waIl/G.1 or
asbestos roof

d) mud wall/mud
roof

e) mud wall/thatch
roof

2. Age of	 2	 a) less than 5 years
structure	 b) 5-10 years

c) 11-20 years
d) 21-30 years
e) 31-40 years
f) over 40 years

3. Condition of	 3	 a) sound building
(needs no
maintenance)

b) requires minor
repairs

c) requires major
repair

d) deteriorating
e) dilapidating

4. Services	 3	 a) all 5
b) 4 out of 5
c) 3 out of 5
d) 2 out of 5
e) 1 out of 5
f) none

Source: Modified from Onyeacholem, 1979.

Mark
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Appendix 3.4	 Basic factors underlying the evaluation of environmental
quality by professional assessors in Benin City

Factors	 Description of factors and variables*	 Factor
loadings

Building features and planning standards
Attractiveness of building colours
Exclusiveness of buildings
Level of landscaping
Building decorations
Architectural designs
Planning standards
Monotony of building types
Building density
Building types
Building construction material
Compatibility of house colours
Age of building
Scenic beauty
Percentage variance explained

II	 Environmental health
Tidiness of neighbourhood
Presence of recreational parks
Overall healthiness of neighbourhood
Effectiveness of waste disposal
Level of road maintenance
Natural drainage
Adequacy of kitchen facilities
House ventilation
Percentage variance explained

III	 Land-use compatibility
Land-use compatibffity
Population density/crowding
Neighbourhood symbols
Percentage variance explained

IV	 Social status
Residents' social status
Land-use type
Friendliness of neighbours
Compatibility of neighbours
percentage variance explained

0.730
0.724
0.717
0.713
0.706
0.695
0.690
0.679
0.675
0.667
0.630
0.620
0.610
36.0%

0.775
0.771
0.765
0.724
0.708
0.680
0.666
0.600
9.0%

0.579
0.576
0.560
5.8%

-0.677
-0.632
-0.570
-0.557
5.0%



0.562
2.4%

69.8%
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Appendix 3.4	 (cont.)

Factors	 Description of factors and variables*

V	 Street flooding and erosion
Frequency of flooding
River water pollution
Sedimentation on streets
Severity of street erosion
Provision of drainage facilities
Percentage variance explained

VI Traffic flow
Vehicle traffic flow
Monotony of landscape
Percentage variance explained

VII Ornamentation
Presence of ornamental plants
Percentage variable explained

VIII Migrant status
Migrant status of residents
Dominant conditions of roads
Neighbourhood noise level
Percentage variance explained

IX Vistas
Vistas
Percentage variance explained

Total variance explained by all 9 factors

* Only significant variables are listed

Source: Odemerho & Cholcor, 1991.

Factor
loadings

0.783
0.769
0.712
0.691
0.563
3.5%

0.546
0.530
2.9%

0.501
2.7%

0.711
0.567
0.542
2.5%
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Appendix 3.5:	 Basic factors underlying the evaluation of environmental
quality by lay assessors in Benin City.

Factors	 Description of factors and variables*	 Factor
loadings

Architectural design and planning standards
Architectural designs
Planning standards
Building construction material
Building decorations
Attractiveness of building colours
Building strength/foundation
Monotony of building types
Compatibility of house colours
Level of maintenance of housing shell
Age of building
Adequacy of kitchen facilities
percentage variance explained

0.680
0.679
0.671
0.670
0.667
0.655
0.654
0.640
0.638
0.611
0.604
23.0%

II	 Drainage
Natural drainage
Provision of drainage facilities
Frequency of flooding
Percentage variance explained

III Community feeling
Neighbourhood feelings
Ruggedness of topography
Percentage variance explained

W	 Street erosion
Severity of street erosion
River water pollution
Percentage variance explained

V	 Pest infection
Ant/cockroach infestation
Mosquito nuisance
Percentage variance explained

VI	 Street maintenance
Level of road maintenance
Street tidiness
Percentage variance explained

WI Topographic setting
Steepness of ground slope
Vehicle traffic flow
Percentage variance explained

0.820
0.757
0.679
8.4%

0.666
0.614
5.9%

0.849
0.816
4.4%

0.846
0.754
3.9%

0.653
0.624
3.7%

0.734
-0.635
3.4%



-0.701
2.1%

70.1%
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Appendix 3.5:	 (cont.)

Factors	 Description of factors and variables*	 Factor
loadings

VIII historical significance and neighbourhood compatibffity
Compatibility of neighbours 	 0.6 98
Buildings of historic importance	 0.539
Percentage variance explained 	 3.1%

IX	 Household size
Household size
Percentage variance explained

X	 Social status
Residents' social status
Land-use type
Percentage variance explained

XI	 Crowding
Population density/crowding
Percentage variance explained

XII Migrant status
Migrant status
Dominant conditions of roads
Neighbourhood noise level
Percentage variance explained

XIII Ornamentation
Presence of ornamental plants
Appearance of neighbourhood soil
Percentage variance explained

X1V Neighbourhood symbols
Neighbourhood symbols
Percentage variance explained

Total variance explained by all 14 factors

0.692
2.8%

0.659
0.564
2.5%

0.621
2.4%

0.723
0.661
0.602
2.3%

0.598
0.513
2.1%



433

Appendix 5.1:	 Questionnaire

UNWERSITY OF NEWCASTLE UPON TYNE
SCHOOL OF ARCHITECTURE

CONFIDENTIAL

HIGH DENSITY AREAS OF BENIN CITY - NIGERIA -
HOUSING AND HOUSEHOLDS CHARACTERISTIC SURVEY

INTERVIEW NUMBER

CARD NUMBER

INTERVIEWER

DATE
CALL AGAIN (REQUEST FOR ANOTHER INTERVIEW)

1 = YES
2=NO

HOUSE/NUMBER

STREET

SEX OF RESPONDENT
	

1= MALE
2 = FEMALE

STATUS IN HOUSEHOLD
	

1 = READ H/HOLD
2 = WIFE
3 = OTHERS

Ask the following questions to the head of the household or a close relative. Apart from
questions 6, 24, 25 and 36

7 = Do not know
8 = not applicable and
9 = no response throughout the questionnaire
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Appendix 5.1:	 (cont.)

1.	 How many households are in this house/flat?
1
2
3
4
5 Others, speciir

2.	 How many rooms are in this house/flat?

3.	 Do you or any member of this household own this house/flat?
1 = owner
2 = someone else
3 = no

4.	 If no, do you rent your house/flat from
1 = yes
2 = no

5.	 Would you rather buy this house/flat if you have the choice?
1 = yes
2 = no

6. Please estimate how much you spend on maintenance in a year

7. (Ask landlords) if this house had been built by the Government, how much rent
would you have paid for it?

8. (Ask tenants) if this house had been built by the Government, how much rent
would you have paid for it?

9. (Ask landlords) how much do you charge for rooms let on commercial use?

10. How much rent/mortgage do you pay per month?
1 = 01 - 20
2 = 21 - 40
3 = 41 - 60
4 = 61 - 80
5 = 81 - 100
6 = above 100

11. Are you satisfied with this payment?
1 = very satisfied
2 = satisfied
3 = indifferent
4 = not satisfied
5 = very dissatisfied

Why do you say that?
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Appendix 5.1:	 (cont.)

12. How many rooms in this house/flat are normally used by members of this
household?

(a) If you pay this rent/mortgage would you
a like bigger or smaller room?

1 = bigger
2 = smaller

(b)	 If you pay more rent/mortgage would you like
a bigger or smaller room?

1 = bigger
2 = smaller

(c) If you pay less rent/mortgage would you like
a bigger or smaller room?

1 = bigger
2 smaller

13. Which of the following services do you all use?
kitchen	 1 = none
bathroom	 2 = shared
toilet	 3 = exclusive
water supply
electricity

14.	 Where are they?
kitchen	 1 = inside
bathroom	 2 = outside
toilet	 3 = covered
water supply
electricity

15. Do you think that the house services you receive bearing in mind what is available
elsewhere are adequate?

kitchen	 1 = very adequate
bathroom	 2 = adequate
toilet	 3 = indifferent
water supply	 4 = not adequate
electricity	 5 = very inadequate

16. What type of toilet do you have in this house?
1 = water closet
2 = pit latrine
3 = bucket latrine

If not adequate, reason

17. If you would choose any three of these services to be improved which of them
would you choose? (in order of preference)

1 = kitchen
2 = bathroom
3 = toilet
4 = water supply
5 = electricity
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Appendix 5.1:	 (cont.)

18.	 Would you be prepared to pay extra to have these three services improved?
1 = yes
2 = no

19.	 I will like to turn to land issue.

Do you own land anywhere?
1 = yes
2 = no
3 = I don't know

20.	 If yes, is the house
1 = not started
2 = in course of construction
3 = completed

21.	 Where is the land?
1 = Benin
2 = Hometown
3 = elsewhere

22.	 If question 15 is yes, has the head of the household any other estate property in
Benin or elsewhere? (properties such as)

building	 1 = Benin
plot of land	 2 = elsewhere
farm land
others (specifly)

23. Is it stifi your intention to continue to stay in this house/flat?
1 = yes
2 = no

If no, what plans have you?
1 = have already begun to build
2 = have land in Benin ready to build
3 = yet to build in Benin
4 = I do not know/how will I know?
5 = As God wills
6 = not applicable

INTERVIEWER NUMBER	 CARD NUMBER
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Appendix 5.1:	 (cont.)

24.	 How much do you spend on hosehold every month? (Naira)
(By household we mean everyone who normally lives and shares the same
housekeeping arrangements)

(a) Rent or housing loan repayment
(b) Food eaten in the house
(c) Food eaten outside the house
(d) Services - water, electricity, etc.
(e) School fees
U) Health
(g) Transport
(h) Others

25. How much is the monthly income in this household?

(a) head monthly income
(b) wife monthly income
(c) others monthly income

26. Has any one in this household any of the following?
(code as appropriate)

car	 1=yes
television	 2 = no
radio
video
cooker
fan

27.	 When did you first move into this house/flat?
(specify which year)

28. Ask those who pay rent what was the rent per month when you first moved in?
1= 0-20
2 = 21 - 40
3 = 41 - 60
4 = 61 - 80
5 = 81 - 100
6 = above 100

29.	 If the rent has gone up since you first moved in, when was the last time it went
up?

1= 1- 6
2 = 7 - 12
3 = 13 - 18
4 = 19 - 24
5 = 25 - 30
6 = 31 - 36
7 = above 36 months
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Appendix 5.1:	 (cont.)

30.	 Ask all
When you moved in did you have to pay anything? (advance payment, non-
refundable deposit, etc.) other than the rentlmortgage?

1 = yes
2 = no

31.	 If yes, to whom?
	

1 = landlord
2 = last tenant

32.	 Out of your current monthly income, what is the most you would be willing to pay
in rentimortgage for your present house/flat or for a similar house/flat?

33
	

How long have you lived in Benin?
1= 0- 5
2 = 6 - 10
3 11 - 15
4 = 16 - 20
5 = above 20 years

34. Have you lived in another house in Benin?
1 = yes
2 = no

35.	 If yes, where did you last live?

36. Why did you move out from there? (specify)

37. Where do you come from?

38. What is your religion?
	

1 = Christian
2 = Moslem
3 = Other religions

39.	 If you were to choose, which of the following options would you select?
1 = serviced plot and loan from Government
2 = a house/flat from Goveriiment on mortgage
3 only loan from government
4 = only core house and serviced plot from Government
5 = only serviced plot from Government
6 = nothing from Government
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Appendix 5.1:	 (cont.)

40. Could you tell me about each person (maximum 8 people) in your household? (Give
each person a separate line starting with the head of the household). (A household
is a group of people who normally live together and share the same housekeeping
arrangements)

SEX
	

RELATION- IF STUDENT
	

IF WORKER WHAT IS AGE
WF
	

SHIP TO SPECIFY IF
	

SPECIFY MONTHLY
HEAD
	

PRY, SEC.,	 TYPE OF INCOME
POLY OR UNI
	

WORK

1 = male
2 = female

1 = place
2 = type

1 = head
2 = wife
3 = son
4 = daughter
5 = Brother
6 = Sister
7 = Cousin
8 = Others

1 = primary
2 = secondary
3 = polytech.
4 = University

1=0-10
2=11-20
3=21-30
4=3140
5=41-50
6=51-60
7=61-70
8 = above

70

I	 I	 I
I	 I
H-Il

F-I	 I
I	 I	 I
F-I	 I

I	 I
I	 I
I	 I
I	 I
I	 I
I	 I
I	 I
I	 II	 I

I	 I
I	 I
I	 I

I	 I
I	 II	 I

I	 I

I	 I
I	 I
I	 I
I	 I
I	 I

I	 I	 I	 I	 I
I	 I	 I	 I	 I
I	 I	 I	 I
I	 I	 I
I	 I	 I	 I
I	 I	 I	 I	 I
I	 I	 I	 I
I	 I	 I	 I	 II	 I	 I	 I	 I

I	 I
I	 I

I	 I	 I
I	 I

I	 I	 I
I	 I

41. Finally number of persons in the house

Appendix 5.1A

Which of the following plot sizes would you prefer?

(a) 450 square meters
(b) 400 square meters
(c) 350 square meters
(d) 300 square meters
(e) 250 square meters
(f) 200 square meters.
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Appendix 5.2A	 Dwelling space per person (M2/person) for 1-bedroom flats.

2.37 3.82 4.78 5.97	 7.23 9.85

Frequency
distribution	 30.6 27.3 10.3 6.1	 9.4	 16.3

Cumulative	 30.6 57.9 68.2 74.3 83.7 100.0
%

Mean dwelling space per person is 5.67m2

Source:	 Field Survey, Sept. 1988.

Appendix 5.2B	 Dwelling space per person (M2/person) for 2-bedroom flats

4.47 5.63 7.23 9.43 12.74 18.26

Frequency
distribution	 16.5 11.5 23.0 22.3 20.4	 6.3

%

Cumulative	 16.5 28.0 51.0 73.3 93.7 100.0
%

Mean dwelling space per person is 9.63m2

Source:	 Field Survey, Sept. 1988.
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Appendix 6.1
	

Exclusive Use of Services

Services	 None	 Shared
	

Exclusive

%
	

%

Kitchen	 8.5
	

67.6
	

23.8

Bathroom	 1.0
	

79.5
	

19.4

Toilet
	

0.5
	

78.0
	

21.4

Water Supply	 10.6
	

75.2
	

14.2

Electricity	 2.3
	

83.5
	

14.2

Source:	 Field Survey, 1990.
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Appendix 6.2	 Rent/Income Shares by City and Income Group

Household earnings per month (US$)

50 100 150 300 City Average

Seoul (Korea)
	

77
	

52
	

42
	

29
	

22

Kwangjju (Korea)
	

46
	

35
	

30
	

23
	

21

Cali (Colombia)
	

47
	

32
	

25
	

17
	

19

Taegu (Korea)
	

53
	

36
	

28
	

19
	

18

Bogota (Colombia)
	

33
	

26
	

23
	

18
	

18

Busan (Korea)
	

68
	

42
	

32
	

20
	

16

Bangalore (India)
	

12
	

9
	

8
	

6
	

10

Beth Suef (Egypt)
	

11
	

8
	

6
	

5
	

9

Manila (Philippines)
	

23
	

17
	

14
	

10
	

9

Santa Ana (El Salvador)
	

17
	

12
	

9
	

7
	

8

Sonsonate (El Salvador)
	

15
	

11
	

9
	

6
	

8

Davao (Philippines)
	

9
	

9
	

8
	

8
	

8

Cairo (Egypt)
	

10
	

7
	

6
	

4
	

7

Source: Malpezzi and Mayo (1987a, p. 210)
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-- PRINT Y, ESTIMATED Y, AND DEVIATION
WRITE (LW, 2005)
WRITE (LW, 200 6)
CALL PRINTM (D,N,3,ND,3,LW)

-- PRINT REGRESSION COEFFICIENTS
WRITE (LW, 2007)
CALL PRINTM (B,M,1,MM,1,LW)

448

Appendix 7.1	 Modified Davis Fortran Program

C
	 **************************************************************

C
	

COPIED FROM:
C
	

DAVIS,J.C. 1973: STATISTICS & DATA ANALYSIS IN
C
	

GEOLOGY, 1ST ED., JOHN WILEY & SONS,NEW YORK
C
C
	

MULTIPLE REGRESSION -- DEMAND MODEL
C
C
	

THIS PROGRAM ACCEPTS AN N BY H DATA MATRIX WHERE N IS THE
C
	

NUMBER OF OBSERVATIONS AND M IS THE NUMBER OF VARIABLES.
C
	

VARIABLE 1 IS THE DEPENDENT VARIABLE AND 2 THROUGH M ARE
C
	

INDEPENDENT. PROGRAM COMPUTES MULTIPLE REGRESSION BY
C
	

SOLVING M SIMULTANEOUS NORMAL EQUATIONS AND RETURNS PARTIAL
C
	

REGRESSION COEFFICIENTS AND STATISTICS FOR TESTING SIGNIFI-
C
	

CANCE. LISTS OF Y,Y-EST.,AND DEVIATION FOR EACH OBSERVATION
C
	

ARE PRINTED.
C
	

SUBROUTINE REQUIRED ARE READW, PRINTM, AND SLE
C
C

DIMENSION X(500,20),D(500,3),A(20,20),B(20)
DATA LR,LW,ND,MD,MM/5,6,500,2*20/

C
C
	 -- READ AND PRINT INPUT DATA MATRIX

CALL READM (X,N,M,ND,MD,LR,LW)
C
C	 -- ZERO SLE MATRIX AND OTHERS.

DO 100 I	 1,M
B(I) = 0.0
DO 100 J = 1,M
A(I,J) = 0.0

100 CONTINUE
C
C

102

101
C
C

C
C

104

103
C
C

C
C

-- CALCULATE SLE MATRIX
DO 101 I = 1,N
Y = X(I,1)
X(I,1) = 1.0
DO 102 J = 1,M
B(J) = B(J) + X(I,J)*Y
DO 102 K = 1,M
A(J,K) = A(J,K) + X(I,J)*X(I,K)
CONTINUE
X(I,1) = Y
CONTINUE

-- SOLVE SLE
CALL SLE (A,B,M,MM,1.OE-08)

-- CALCULATE ESTIMATED VALUE &
DO 103 I = 1,N
D(I,1) = X(I,1)
D(I,2) = B(1)
DO 104 J = 2,M
D(I,2) = D(I,2) + B(J)*X(I,J)
CONTINUE
D(I,3) = D(I,1) - D(I,2)
CONTINUE

DEVIATION FOR EACH OBSERVATION.
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C
C

C
C

-- CALCULATE ERROR MEASURES
SY = 0.0
SYY	 0.0
SYC	 0.0
sYYC	 0.0
DO 105 I = 1,N
SY	 = SY + D(I,1)
SYY	 SYY + D(I,1)**2
SYC = SYC + D(I,2)
SYYC = SYYC +D(I,2)**2

105 CONT INUE
SST = SYY - SY*SY/FLOAT(N)
SSR SYYC - SYC*SYC/FLOAT(N)
SSD	 SST - SSR
NDF1 = M - 1
ANSR SSR/FLOAT(NDF1)
NDF2 N - H
AMSD	 SSD/FLOAT(NDF2)
R2	 SSR/SST
R = SQRT(R2)
F = AMSR/AMSD
NDF3 N - 1

-- PRINT ERROR MEASURES
WRITE (LW, 2000)
WRITE(LW,2001)SSR,NDF1,AMSR,F
WRITE (LW, 2002) SSD,NDF2,AMSD
WRITE (LW, 2003) SST,NDF3
WRITE (LW, 2004)R2, R

C
C
	

FORMATS
2000 FORMAT(///1X,'SOURCE OF',13X,'SUM OF DEGREES OF MEAN',!,

'VARIATION',13X,'SQUARES FREEDOM SQUARES 	 F-TEST'!,
lx, 60 C'-'))

2001 FORMAT(' REGRESSION',10X,F10.2,18,2X,FlO.2/51X,F10.4)
2002 FORMAT(' DEVIATION',11X,F10.2,18,2X,F10.2)
2003 FORMAT(' TOTAL VARIATION',5X,F10.2,18)
2004 FORMAT(' GOODNESS OF FIT = ',F10.4/,

CORRELATION COEFFICIENT = ',F10.4)
2005 FORMAT(////,//5X,60(' =')//25X,'MULTIREGRESSION RESULTS'/!5X,

1 60 ('='))
2006 FORMAT(//!/3X,'NO.',2X,'ORIGINAL Y',6X,'ESTIMATED Y',7X,

1 'DEVIATION'/3X,3('='),2X,10('='),6X,11('='),7X,9('='))
2007 FORMAT(////2X,'NO.',2X,'REGRESSION COEFF.'/2X,

1 3 ('=') ,2X, 17 ('='))
STOP
END

C
C
	

PROGRAM 4-1
C
	

SUBROUTINE TO READ A MATRIX
C
	

HAVING N ROWS AND M COLUMNS
C

SUBROUTINE READM(A,N,M,N1,M1,LR,LW)
C
	 *********************************************

DIMENSION A(N1,Ml),TITLE(18),HEADG(80,20)
CHARACTER LOGRIM*3, CUBSQ*3

C
C	 -- ENTER TITLE YOU WISH TO BE PRINTED

READ(LR, 900)TITLE
WRITE (LW, 1002) TITLE

C	 -- ENTER OPTION FOR CONVERTING INPUT DATA TO LOGRITHMIC
C
	

EQUIVALENTS ASSUMING MULTREG. EQ. IS OF POWER LAW &
C
	

NEEDS TO BE LINEARIZED.
READ (LR, 910) LOGRIM
IF(LOGRIM.EQ. 'NO '.OR.LOGRIM.EQ. 'YES' )GO TO 150
WRITE (LW, 1006)
WRITE (LW, 1009)
STOP

150 READ(LR,910)CUBSQ



380
500
900
902
910
1000
1001
1002
1003
1004
1005

1
2
3

1006

1008

1009
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C
180

C

200
C

300
C
320

350
360

IF(CUBSQ.EQ. 'NO '.OR.CUBSQ.EQ. 'YES' )GO TO 180
WRITE(LW, 1008)
WRITE (Lw, 1009)
S TOP
-- READ SIZE OF MATRIX & ECHOE-CHECK.
READ (LR,1000) N,M
-- READ MATRIX ONE COLUMN AT A TIME.
DO 200 K=1,M
READ (LR, 902) (HEADG(J,K),J=1,80)
READ (LR,1001) (A(J,K),J=1,N)
CONT INUE
-- SQUARE SELECTED SET OF DATA
IF(CUBSQ.EQ.'NO')GO TO 320
DO 300 I = 1,N
DO 300 J = 4,4
A(I,J) = A(I,J)**2
CONT INUE
-- CONVERT DATA TO LOGRITHMIC EQUIVALENTS
IF(LOGRIM.EQ.'NO ')GO TO 360
DO 350 I	 1,N
DO 350 J	 4,4
A(I,J) = LOG(A(I,J))
CONT INUE
DO 380 K = 1,M
WRITE(LW,1004) (HEADG(J,K) ,J=1,80)
WRITE (Lw, 1005)
WRITE (LW, 1003) (J,A(J,K),J=1,N)
CONT INUE
RETURN
FORMAT C 18A4)
FORMAT(80A1)
FORMAT (A3)
FORMAT (2110)
FORMAT (10F8.0)
FORMAT (//5X, 72 (f*f) //6X, 18A4//5X,72 (I *))
FORMAT (5 (3X, 13,2X,E8 .2)
FORMAT (////21X, 80A1/)
FORMAT(5X, 'NO. ',lX, 'VARIABLE' ,3X, 'NO.',lX, 'VARIABLE' ,3X,
'NO.', 1X, 'VARIABLE' ,5X, 'NO.',lX, 'VARIABLE' ,4X, 'NO.',lX,
'VARIABLE'/5X,3(''),1X,8('='),3X,3('='),1X,8('='),3X,
3('='),1X,8('='),5X,3('='),1X,8('='),4X,3('='),1X,8('='))
FORMAT(//72 (' *') //4X, 'OPTION FOR CONVERTING INPUT DATA',
'TO LOGARITMIC EQUIVALENTS IS ENTERED INCORRECTLY',
//16X,'INPUT IS: EITHER YES or NO '//72('*'))
FORMAT(//72('*')//4X,'OPTION FOR SQUARING INPUT DATA',
'IS ENTERED INCORRECTLY' //16X,'INPUT IS: EITHER YES or NO',
//72 (*))
FORMAT(///20X,'* * P R 0 G R A H T E R H I N A T E D * *1)

END



C
C
C
C
C

C

C
C

1
C

2
C

101
100

2001

C
C
C
C
C
C
C

C

1

101

2

103

102
100
99
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******************************************************
PROGRAM 4-2

SUBROUTINE TO PRINT A MATRIX
HAVING N ROWS AND M COLUMNS

SUBROUTINE PRINTM(A,N,M,N1,M1, Lw)
******************************************************
DIMENSION A(N1,M1)

PRINT MATRIX OUT IN STRIPS OF 10 COLUMNS
DO 100 IB=1,M,10
IE=IB+9
IF (IE-M) 2,2,1
IE=M
PRINT MATRIX
DO 101 J=1,N
PRINT ROW OF MATRIX
WRITE (LW,2001) J, (A(J,K),K=IB,IE)
CONT INUE
CONT INUE
RETURN
FORMAT(1X,14,F15.7,2X,F15.7,2X,F15.7,2X,F15.7)
END

PROGRAM 4-9
SUBROUTINE FOR SOLUTION OF N SIMULTANEOUS EQUATIONS.
MATRIX A IS N X N AND B IS A COLUMN VECTOR OF N ELEMENTS.
A IS CONVERTED TO THE IDENTITY MATRIX.
B CONTAINS SOLUTION.

SUBROUTINE SLE(A,B,N,N1, ZERO)
**	 ** * * ********** ***************** * ***** **********
DIMENSION A(N1,N1) ,B(N1)
DO 100 I=1,N
DIV=A(I, I)
IF (ABS (DIV) -ZERO) 99,99,1
DO 101 J=1,N
A(I,J)=A(I,J) IDly
CONTINUE
B(I) =B(I) IDly
DO 102 J=1,N
IF (I-J) 2,102,2
RATIO=A(J, I)
DO 103 K=1,N
A(J,K)=A(J,K)_RATIO*A(I,K)
CONTINUE
B (J) =B (J) _RATIO*B (I)
CONTINUE
CONTINUE
RETURN
END
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Appendix 9.5 Recorded and Recommended Plot Sizes for Site and Services Projects

Plot size	 % of completed % of proposed % of	 Countries
sq. m.	 plots	 plots	 total

< 100	 15	 41	 23	 Colombia, El Salvador, Guinea,

101-200	 69
	

21
	

55

201-300	 8
	

14
	

8

301-400	 1
	

24
	

9

>400	 7
	

0
	

5

100
	

100
	

100

Jamaica, India, Indonesia, Korea,
Morocco, Pakistan

Colombia, Chile, Guinea, Indonesia,
Iraq, Kenya, Nicaragua. Pakistan,
Senegal, Zambia

Colombia, Kenya, Senegal, Tanzania

Botswana, Kenya, Zambia

Malawi, Sudan

Plot	 Configuration Assumed
Agency/source	 size	 with minimum household 	 Remarks

sq. m. frontage	 size

United Nations	 105	 7.5 m x 14 m	 5	 Recommended minimum
Relief and Works
Agency - UNRWA

US Agency for	 100	 5 m x 16.7 m	 5
International
Development,
USAID, 1966

USAU) survey	 204
	

5-6	 Average recorded
in 11 Latin
	

(Range: 104-467 sq. m.)
American Countries

Organisationof	 40	 Smx8m	 6	 Recommended minimum
American States,	 plot size
QAS, 1968

Scanning survey 80	 60-200
	

5-8	 Recorded weighted Range
projects, 1973
	

15 to 850 sqm

Survey in 10 Latin	 165
	

5-6	 Recorded Average (Range:
American countries, 	 74-254 sq. m.)
M.LT. 1964

Source: Patel (1974)

plot size

Recommended minimum
plot size



BIBLIOGJ&Jy



473

BII3LIOG1{APIIY

Abiodun, J.O. (1976): "Housing Problems in Nigerian Cities." Town Planning, Review,
October.

Adams, J. (1823): Remarks on the Country Extending from Cape Palmas to the River
Congo, London: Press.

Agunbiade, A.O. (1983): Population Growth and Housing. Lagos: Heinemann.

Amis, P. (1983): "A Shanty Town of Tenants: the Commercialisation of Unauthorized
Housing in Nairobi, 1960-80." D.Phil Dissertation, University of Kent at
Canterbury.

Amis, P. (1984): "Squatters and Tenants: The Commercialization of Unauthorized
Housing in Nairobi." World Development, 12(1) January, pp. 89-96.

Anderson, D. and Cobb, D.F. (1986) Revised by Anderson, D., Well, B. and McBeen, J:
1-2-3 Trips, Tricks and Traps, Que Corporation.

Asabere, P.K. (1981): "The Price of Urban Land in a Chiefdom: Empirical Evidence on
a Traditional African City, Kumasi." Jojrnal of Regional Science, November, pp.
329-339.

Association of Housing Corporations of Nigeria, (1986): Review of Building Codes and
Bye-Laws.

Atkinson, G.A. (1961): "Mass Housing in Rapidly Developing Tropical Areas", The Town
Planning Review, Vol. 31, pp. 228-237.

Awotona, A. (1977): Financing Appropriate Housing in Nigeria. Ekistics 261, August.
pp. 101-105.

Awotona, A. (1984): "Who Gains from Public Housing in Nigeria's Capital?" Housing,
The Journal of the Institute of Housing, London, Vol. 21, No. 7, July, pp. 3-8.

Awotona, A. (1987): "Housing Policy in Nigeria - Government Policies for Housing
Nigeria's Urban Poor and the Working Class: Laudable Promises, Great
Expectations, Colossal Failures." Habitat International, Vol. 11, No. 2, pp. 89-103.

Awotona, A. (1988): "The Perception of Housing Conditions in Nigeria by the Urban
Poor." Habitat International, Vol. 12, No. 2, pp. 75-96.

Awotona, A. (1990): "Nigerian Government Participation in Housing: 1970 to 1980",
Habitat International, Vol. 14, No. 1, pp. 17-40.

Bahi, Roy W. and Hohannes F. Linn (1980): "Urban Public Finance and Administration
in Developing Countries." Washington DC: World Bank.

Barnett, C.L. and Rydell, C.P. (1983): "Price Effects of Housing Allowances", in
Friedman, J. and Weinberg, A.H. (ed). The Great Housing Experiment, Vol. 24,
Urban Affairs Annual Reviews.

Barry, B. (1965): Political Argument, Lond.n: Routledge and Kegan Paul.



474

Bendel State of Nigeria (1979): Edict No. 11 of 1979, Amendment of BDPA Law Cap. 16.

Bendel State of Nigeria (1987): "Ministry of Works and Housing 1987 Interim Report.'

Bendel State of Nigeria, (1984): "Ministry of Finance and Economic Development,
(Government Documentation), Benin City.

Bendel State of Nigeria, (1985): Annual Report. Bendel Development and Prosperity
Authority, Benin City.

Bendel State of Nigeria, (1988): Annual Report. Ministry of Works and Housing.

Bendel State of Nigeria, (1969): Bendel State Building Bye-Law.

Berghall, 0. (1987): "Text of the Contribution by the Ministry of the Environment,
Finland to the Nation Seminar on the Formulation of Shelter Strategies, Lagos,
Nigeria."

Birdsall, N. and Chuham, P. (1983): "Willingness to Pay for Health and Water in Rural
Mali: Do WTP Questions Work?" The World Bank, Washington DC, USA.

Bourne, L.S. (1980): The Geography of Housing, W.H. Winston and Sons.

Box, G. and Cox, D. (1964): "Analysis of Transformation", Journal of the Ro yal Statistical
Society, Series B, pp. 211-252.

Bradshaw, J. (1972): 'A Taxonomy of Social Need', in McLachlan, G. (ed). Problems and
Progress in Medical Care, 7th series, London: Oxford University Press.

Buckley, R. and Mayo, S. (1988): 'Housing Policy in Developing Economies. Evaluating
the Macroeconomic Impacts", World Bank, Infrastructure and Urban Development
Department, Discussion paper No. 19.

Bulmer, M. and Warwick, D. (ed) (1983): Social Research in Developing Countries. John
Wiley & Sons Ltd.

Burgess, R. (1978): 'Petty Commodity Housing or Dweller Control? A Critque of John
Turner's Views on Housing Policy." World Development, Vol. 6 No 9/10, pp. 1105-
1133.

Burgess, R. (1982): "Self-Help Housing Advocacy: A Curious Form of Radicalism. A
Critique of the Work of John F.C. Turner." Self Help Housing: A Critique,
Mausell, Peter (ed), Mansell Publishing Limited.

Burgess, R. (1985): 'The Limits of State Self-Help Housing Programmes", Development
and Change, Vol. 16, No. 2, April, pp. 271-312.

Burgess, R. (1988): "Helping Some to Help Themselves: Third World Housing Policies
and Development Strategies", Trialog, 18, pp. 4-8.

Cameron, S., Nicholson, M. and Willis K. (1991): Housing Finance in Newcastle. Joseph
Rowntree Foundation.

Central Bank of Nigeria (1989): National Report and Statement of Accounts for the Year
Ended 31st December, 1989. Lagos.



475

Central Bank of Nigeria (1989): Economic and Financial Review, Vol. 27, No. 1, March.

Central Statistical Office (1991): "Internal Purchasing Power of the Pound." London.

Charles, S.T. and Webb, A.L. (1986): The Economic Approach to Social Policy.
Wheatsheaf Books.

Clenimer, R. (1984): "Measuring Welfare Effects of In-Kind Transfers', Journal of Urban
Economics, 15, PP. 46 - 65.

Cobb, S. (1984): "The Impact of Site Characteristics on Housing Cost Estimates", Journal
of Urban Economics, 15, pp. 25-45.

Coker, S.A. (1986): From Production to Support - A Review of Housing in South Western
Nigeria with Emphasis on Lagos. Dissertation submitted for degree of D.Phil.
University of York, Institute of Advanced Architectural Studies.

Cullingworth, J.B. (1979): Essays on Housing Polic y: The British Scene. London: George
Allen and Unwin.

Culyer, A.J. et al. (1972): "Health Indicators", in Shonfield and Shaw (ed). Social
Indicators and Social Policy. London: Heinemann.

Culyer, A.J. (1973): The Economics of Social Policy. Oxford: Martin Robertson.

Culyer, A.J. (1980): The Political Economy of Social Policy. Oxford: Martin Robertson,
Oxford.

Davis, B. and Reddin, M. (1978): Universality, Selectivity and Effectiveness in Social
Policy. London: Heinemann.

Davis, J.C. (1973): Statistics and Data Analysis in Geology. New York: Wiley.

Deleew, F. (1971): "The Demand for Housing: A Review of Cross Section Evidence."
Review ofEconomics and Statistics, 53 (1) pp. 1 - 10.

Diko, J. (1991): "The Ghanaian Expatriate Community in Britain as a Source of Finance
for Housing in Ghana". An unpublished M.Phil. Thesis, CARDO, School of
Architecture, The University of Newcastle upon Tyne.

DoE, (1978): Building Research Establishments - Third World Urban Housing
Aspriations. Resources. Programmes. Projects. London: HMSO.

Doling, J. and Davis, M. (1984): "Public Control of Privately Rented Housing." Studies
in Urban and Regional Policy, 2.

Dowall, D.E. (1989): "Bangkok: A Profile of an Efficiently Performing Housing Market."
Urban Studies, Vol. 26, Pp. 327-339.

Doxiades Associates, (1972): Nigeria: Development Problems arid Future Needs of Major
Urban Centres, Benin City.

Draper, N.R. and Smith, H. (1981): Applied Regression Anal ysis. Wiley and Sons.

Dwyer, D.J. (1975): People and Housing in Third World Cities. Longman.



476

Egharvba, J.U. (1971): The City of Benin, KMAS Reprint, Neudain.

Fadahunsi, S.O. (O.F.R.) (1987): "Improved Housing for Rental Population. Ways and
Means of Achieving It." A paper presented at the National Seminar on Rural
Housing Development held on October 14th and 15th.

Fapohunda, E.R. (1987): "The Nuclear Household in Nigerian Public and Private Sector
Policy: Colonial Legacy and Socio-Political Implications", Development and
Change, Vol. 18, pp. 281 - 294.

Federal Republic of Nigeria, (1963): National Census, Federal Office of Statistics, Lagos.

Federal Republic of Nigeria, (1969): Federal Office of Statistics, Benin Branch, 1965-
1969, Population Annual Growth Documentation.

Federal Republic of Ghana, (1970): National Census, Kumasi.

Federal Republic of Nigeria, (1970): Second National Development Plan 1970-1974, Vol.
1.

Federal Republic of Nigeria, (1973): Federal Housing Authority Guidelines on the
Implementation of the National Housing Programme of the Federal Military
Government.

Federal Republic of Nigeria, (1974): Federal Office of Statistics, Lagos, MIMEO.

Federal Republic of Nigeria, (1975): Third National Development Plan 1975-1980, Vol.
1., p . 32.

Federal Republic of Nigeria, (1981): Guideline for the Fourth National Development Plan,
1981-85.

Federal Republic of Nigeria, (1981): Federal Office of Statistics, Lagos, 1971 and 1981.
MIMEO.

Federal Republic of Kenya, (1982): Kenyan Development Plan 1990-1992.

Federal Republic of Nigeria, (1984): National Integrated Survey of Households - Report
of General Household Survey, April 1982 - March 1983. Federal Office of
Statistics, Lagos.

Federal Republic of Nigeria, (1984): 1983/84 National Integrated Surve y of Households.
Federal Office of Statistics, Lagos.

Federal Republic of Nigeria, (1988): Population Estimates, Federal Office of Statistics,
Lagos.

Federal Republic of Nigeria, (1991): "Statement on National Rolling Plan 1990-1992 and
the 1990 Budget." Federal Office of Statistics, Lagos.

Federal Republic of Nigeria, (1991): "The Guardian's Monthly Building Materials Review
February - The Guardian", Monday March 4th.

Federal Republic of Nigeria, (1991): National Housing Policy.



477

Follain, J., Gill-Chin, L and Renaud, B. (1980): "The Demand for Housing in Devioping
Countries: The Case of Korea", Journal of Urban Economics, 7 (3), pp. 315 - 336.

Follain, J.R., and Jimenez, E. (1985a): "Estimating the Demand for Housing
Characterstics: Survey and Critique?", Regional Science and Urban Economics,
Vol. 15, pp. 77 - 107.

Foilain, J.R. and Jimenez, E. (1985b): "The Demand for Housing Characteristics in
Developing Countries", Urban Studies, Vol. 22, pp. 421 - 432.

Friedman, J. and Weinberg, D.H. (1983): The Great Housing Experiment. Vol. 24, Urban
Affairs Annual Reviews.

Friedman, J. and Weinberg, D.H. (1983): "Rent Rebates and Housing Standards" in
Friedman J. and Weinberg, D.H. (ed): The Great Housing Experiment. Vol. 24,
Urban Affairs Annual Reviews.

Garzena, B. and Petsimeris, P. (1984): "Estimating Future Housing Needs at the
National and Regional Scales." Ekistics, July/August, Vol. 51, pp. 309-316.

Gilbert, A. and Gugler, J. (1982): Cities, Poverty and Development. Urbanisation in the
Third World. Oxford University Press.

Gilbert, A. and Ward, P. (1982): "Low Income Housing and the State", in Gilbert, A. et
a!. (ed.): Urbanization in Complementary Latin America, Critical Approaches to
the Analysis of Urban Issues. London: Wiley and Sons.

Gilbert, A. (1983): "The Tenants of Self Help Housing: Choice and Constraint in the
Housing Markets of Developing Countries." Development and Change, 14, pp.
449-477.

Gilbert, A. (1986): "Self-Help Housing and State Intervention: Illustrative Reflections on
the Petty Commodity Production Debate", in Drakakis Smith, D. (ed):
Urbanisation in the Developing World. London: Croom Helm

Gilbert, A. and Varley, A. (1990): "The Mexican Landlord: Rental Housing in Guadalajara
and Puebla." Urban Studies, Vol. 27, No. 1, pp. 23-44.

Gilbert, A. (1991): "Comparative Analysis: Studying Housing Processes in Latin
American Cities", in Tipple and Willis (1991) (ed.): Housing the Poor in the
Developing World: Methods of Analysis, Case Studies and Policy. London:
Routledge.

Gordon R.J. (1984): Macroeconomics, Boston.

Gray, G. and Richardson, R. (1985): "Users and Their Needs, A Review of Two Recent
Housing Needs Assessment Methodologies", Third World Planning Review, Vol.
7(3), pp. 193-202.

Grigsby, W.G. (1963): Housing Market and Public Policy, University of Pennsylvania
Press.

Grimes, O.F. (Jr.) (1976): Housing for Low Income Urban Families: Economics and
Policy in the Developing World, Washington: The World Bank.



478

Hammond, C.H. (1987): The Benefits of Subsidized Housing Programmes. An
Intertemporal Approach. Cambridge University press.

Hardiman, M. and Midgley, J. (1982): The Social Dimensions of Development. London:
John Wiley.

HMSO, (1991): Social Trends 21. Central Statistical Office. London.

Holstein, L.C. (1987): "Considerations for Land Registrations Improvement for Less
Developed Countries." Survey Review, 29, 223 (January), pp. 19-27.

Hopkins, K and Glass, G.V. (1978): Basic Statistics for the Behavioural Sciences, New
Jersey: Prentice-Hall.

Howe, H. and Musgrove, P. (1977): "An Analysis of ECIEL Household Budget Data for
Bogota, Caracas, Guayaquil and Lima", in Liuch, et. al. (ed.), Patterns in
Household Demand and Saving, New York, Oxford University Press.

Ikhuoria, TA. (1984): "Rapid Urban Growth and Urban Land Use Patterns in Benin
City, Nigeria." University of Benin, Nigeria (MIMEO).

Imo State of Nigeria, (1989): Progress Report. Project Inspectorate Unit, World Bank
Project, Mimstry of Works, Owemi.

Inameti, J.E. (1987): Government Housing Polic y in Nigeria 1960-1985. Unpublished
PhD Thesis, University of Nottingham.

Ingram, G. (1984): "Housing Demand in the Developing Metropolis: Estimates from
Bogota and Cali, Colombia", World Bank Staff Working Paper No. 663.

Jaffe, A.J. (1985): Analysing Real Estate Decisions Using Lotus 1-2-3. Reston Publishing
Company, Inc., Reston, Virginia.

James, R.W. (1973): Modern Land Law of Nigeria, fle-Ife, Nigeria, University of Ife
Press.

Karen, E. (1972): Factors Affecting Maintenance and Operating Costs in Private Rental
Housing. Rand Corporation.

Karn, V.A. (1973): Housing Standards and Cost. Occasional paper No. 25, University of
Birmingham, Centre for Urban and Periodical Studies.

Keare, D. and Parris, S. (1982): "Evaluation of Shelter Programmes for the Urban Poor:
Principal Findings." World Bank Staff Working Paper, No. 547.

Keare, D. and Jimenez, E. (1983): Progressive Development and Affordability in the
Design of Urban Shelter Prolects, World Bank Staff Working Paper, No. 560.

Kellett, P. (1987): "Killingworth: What Went Wrong? A Case Study of Multi-Storey
Housing Failure". Open House International, Vol. 12, No. 4, pp. 4-11

Kiamer, A. (1984): The New Classical Macroeconomics: Conversations with New Classical
Economists and their Opponents. Wheatsheaf Books.

Konduga, A.M. (1987): Low Income Housing Policy in Nigeria - A case study of
Maidugun, Burono State, Unpublished MSc Thesis, University of Strathclyde.



479

Lee, M. (1985): "Myths of Affordability", Third World Planning Review, Vol. 7(2), pp. 132-
142.

Lemer, A.C. (1982): 'Strategy to Meeting Housing Needs in Nigeria's Urban Centres:
Methods and Recommendations", International Journal for Housing Science and
its Applications, Vol. 6, No. 1, pp. 51-68.

Lowry, I.S. (1960): "Filtering and Housing Standards: A Conceptual Analysis", Land
Economics, 36, pp. 362-370.

Liuch, C., Powell, A. and William, R. (1977): Patterns in Household Demand and Saving,
Oxford University Press.

Lumby, S. (1988): Investment Appraisal and Financing Decisions, Chapman and Hall.

Makinwa, P.K (1981): Internal Migration and Rural Development in Nigeria: Lessons
from Bendel State, Lagos: Heinemann.

McAuslan, P. (1987): "Land Policy: A Framework for Analysis and Actions." A revised
text of a lecture given at the Faculty of Law, University of Lagos, as part of the
Faculty's 25th anniversary celebrations, April.

McCarthy, K.F. (1983): "Housing Search and Residential Mobility", in Friedman, J. and
Weinberg, D.H. (1983) (ed). The Great Housing Experiment, Vol. 24, Urban
Affairs Annual Review.

Malpezzi, S. and Mayo, S. (1985): "Housing Demand in Developing Countries", World
Bank Staff Working Papers No. 733, Washington DC: The World Bank.

Malpezzi, S. (1986): Rent Control and Housing Market Equilibrium: Theory and Evidence
from Cairo, Egypt. Washington DC, PhD dissertation, The George Washington
University.

Malpezzi, S., Mayo, S. and Gross, D.J. (1987): "Weighing the Benefits of Rent Control."
Urban Edge, Vol. 11, No. 9, p. 1.

Malpezzi, S. and Mayo, S. (1987): "User Cost and Housing Tenure in Developing
Countries." Journal of Development Economics, 25, pp. 197-220.

Malpezzi, S. (1988): "Analysing Incentives in Housing Programmes: Evaluating Costs
and Benefits with a Present Value Model', World Bank, Infrastructure and Urban
Development Discussion Paper, No. 23.

Malpezzi, S.K., Tipple, A.G. and Willis, KG., (1989): "Cost and Benefits of Rent Control
in Kumasi, Ghana", World Bank, Infrastructure and Urban Development
Discussion Paper, INU 51.

Mayo, S.K. (1981): "Theory and Estimation in the Economics of Housing Demand",
Journal of Urban Economics, 10(1), pp. 95-116.

Mayo, S.K. et. al. (1982): "Informal Housing in Egypt", Abt Associates.

Mayo, S.K. (1983): "Benefits from Subsidized Housing", in Friedman, J. and Weinberg,
D.H. (ed). The Great Housing Experiment. Vol. 24, Urban Affairs Annual Review.



480

Mayo, S., Malpezzi, S. and Gross, D. J. (1986): 'Shelter Strategies for the Urban Poor in
Developing Countries." World Bank Research Observer, July (forthcoming).

Megbolugbe, I. (1983): A Hedonic Index-Based Model for Housing Demand for Third
World Cities, Ph.D. Thesis, University of Pennsylvania.

Megbolugbe, I.F. (1989): "A Hedonic Index Model: The Housing Market of Jos, Nigeria",
Urban Studies, 26, pp. 486-494.

Merrett, S. (1985): "The Assessment of Housing Requirements in Developing Countries',
Third World Planning Review, Vol. 7, pp. 319-328.

Merrill, S.R. (1983): "The Use of Hedonic Indices", in Friedmann, J. and Weinberg, D.H.
(eds.), The Great Housing Experiment, Vol. 24, Urban Affairs Annual Reviews.

Mid-Western State of Nigeria, (1969): Edict No. 3 of 1969. BDPA Law Cap. 16.

Neary, J.P. and Roberts, K.W.S. (1980): "The Theory of Households Behaviour Under
Rationing." European Economic Review 13, pp. 25-42.

Nicholson, M. and Willis, K (1991): "Subsidies to Owner-Occupiers: Some Estimates from
Data on Individual Households", Environment and Planning A, Vol. 23, pp. 333-
348.

Odemerho, F.O. and Chokor, B.A. (1991): "An Aggregate Index of Environmental Quality:
the Example of a Traditional City in Nigeria." Applied Geography, Vol. 11, pp. 35-
58.

Okpala, D.C.I. (1977): "Urban Housing Situation and the Issue of Rent Control in
Nigeria." The Nigerian Journal of Public Affairs, Vol. VIII, (May/October), pp. 54-
74.

Okpala, D.C.I. (1978): "Housing Standards: A Constraint on Urban Housing Production
in Nigeria", Ekistics 270, June, pp. 249-257.

Okpala, D.C.I. (1983): "Promoting the Use of Local Building Materials in Nigerian House
Construction: Problems and Prospects." Ekistics 298, JanlFeb, pp. 42-45.

Olsen, E.O. (1972): "An Econometric Analysis of Rent Control", Journal of Political
Economy 80, pp. 108 1-1100.

Olsen, E.O. and Barton, D.M. (1982): "The benefit and Costs of Public Housing in New
York City", Journal of Public Economics, 20(3), April 1983, pp. 299-332.

Olsen, E.O. (1982): "The Role of Government in the Housing Sector", in Giersch, H. (ed.):
"Reassessing the Role of Government in the Mixed Economy". Symposium 1982 -
Institute für Weltwirtschaft an der Universität Kiel.

Olsen, E.O. (1983): "Implications for Housing Policy", in Friedman, J. and Weinberg,
D.H. (ed): The Great Housing Experiment. Vol. 24, Urban Affairs Annual
Reviews.

Omokhodion Associates, (1981): Household Survey of Benin City, MIMEO.

Omorogiuwa, PA. (1981): "Population Projection and Revenue Allocation Among the
Local Governments in Bendel State". P.5, University of Benin, Nigeria (MIMEO).



481

Omotola, J.A. (1982): "The Land Use Act and Customary System of Tenure", in Omotola,
J.A. (ed.): The Land Use Act: Report of a National Workshop, Lagos, pp. 35-41.

Onibokun, A.G. et. al. (1986): Urban Housing in Nigeria, Ibadan, NISER.

Onokerhoraye, A.G. (1977): "The Spatial Pattern of Residential Districts in Benin,
Nigeria", Urban Studies, Vol. 14, pp. 291-302.

Onyeacholem, H.U. (1979): Housing Development in Benin, Nigeria - Problems and
Prospects. Unpublished MA Dissertation, Insitute of Planning Studies, University
of Nottingham.

Orosei, J.U. (1982): Problems of Housing in Benin City. Unpublished M.Phil. Thesis.
University College, London.

Ozo, A.O. (1986): "Public Housing Policies and the Urban Poor in the Third World", Town
Planning Review, 8(1), pp. 51-67.

Ozo, A.O. (1990): "The Private Rented Housing Sector and Public Policies in Developing
Countries: The Example of Nigeria." Third World Planning Review, August, pp.
261-279.

Pahi, R. (1976): Whose City?, Harmondworth, U.K., Penguin.

Pahi, R. (1977): "Managers, Technical Experts and the State: Forms of Mediation,
Manipulation and Dominance in Urban and Regional Development", in M. Harloe,
(ed.) Captive Cities, New York: John Wiley.

Pate!, P.C. (1974): Site and Service Project: Survey and Analysis of Urbanisation
Standards and On-Site Infrastructure. Preliminary Draft Divisional Paper, World
Bank (IBRD), Transportation and Urban Project Department.

Payne, G.K (1984): Low Income Housing in the Developing World. The Role of Sites and
Services and Settlement Upgrading. John Wiley and Sons.

Peil, M. and Sada, P.O. (1984): African Urban Society. Chichester: Wiley.

Quigley, J. (1979): "What Have We Learned About Urban Housing Markets?", in
Mieszkowski and Strastheim (ed.), Current Issues in Urban Economics, Baltimore,
John Hopkins University Press, 1979, pp. 391 - 429.

Quigley, J. (1982): "Non-Linear Budget Constraints and Consumer Demand: An
Application to Public Programmes for Residential Housing", Journal of Urban
Economics, Vol. 12, pp. 177-201.

Republic of Ghana; The PNDC Budget Statement and Economic Policy for 1990, Accra:
Government Printer.

Republic of Kenya - Development Plan (1989-1993).

Roth, A.L. (1972): The First Chronicles and the Discovery: Great Benin - its Customs Act
and Horrors.

Rutledge, WA and Green, S. (1968): Introduction to Algebra for College Students. New
Jersey: Prentice-Hall Inc.



482

Sada, P.O. and Nwanko, CA. (eds) (1978): 1976-1977 Seminar Papers Vol. 1, Housing in
Benin. Centre for Social, Cultural, Environment Studies, University of Benin,
June.

Sada, P.O. (1984): "Land Resources and Requirements for National Shelter Strategy."
Presented at the National Paper Seminar on Formulation of Shelter Strategies,
Lagos, pp. 3-5.

Sada, P.O. (1984): "Household Survey on Benin City, Warn and Auchi." University of
Benin: MIMEO.

Sada, P.O. (1984): Urbanisation and Living Conditions in Nigerian Cities. Research
Triangle Institute, North Carolina.

Sada, P.O. (1986): "Shelter for the Masses: A Myth of a Reality?" A lecture delivered on
the occassion of the general meeting of the Association of Housing Corporations
of Nigeria, Benin City, Bendel State.

Sajo, A. (1987): A search for a Dynamic Population - Housing Equilibrium in Bauchi,
Nigeria: Unpublished MPhil. Dissertation, CARDO, School of Architecture,
University of Newcastle upon Tyne.

Schlyter, A. (1984): "Upgrading Reconsidered - The George Studies in Retrospect", (Garle,
The National Swedish Institute of Building Research).

Schwab, R.M. (1985): "The Estimation of the Benefits of In-Kind Government Programs."
Journal of Public Economics, 27, pp. 195-210.

Sen, A. (1972): On Economic Inequality. The Radcliffe lectures delivered in the
University of Warwick. Oxford: Clarendon Press.

Shitta-Bey, T. (1988): Low Cost Housing in Lagos, Nigeria. Unpublished MPhil
Dissertation, CARDO, School of Architecture, University of Newcastle upon Tyne.

Smith, W.F. (1976): Housing: The Social and Economic Elements, Berkeley, University
of California Press.

Smith, B. (1976): The Supply of Urban Housing. Quarterly Journal of Economics.

Social Science Research Council (1968): Research on Povert y, London: Heinemann.

SPSSX: User's Guide 3rd Edition, SPSS Inc., Chicago.

Stafford, D.C. (1978): The Economics of Housing Policy, Croom Helm Ltd., 2-10 St. John's
Road, London, SW11.

Stockton, D.S. (1979): Essential College Algera. Boston. Nmifflin Coy.

Struyk, R. (1988): "Assessing Housing Needs and Policy Alternatives in Developing
Countries." The Urban Institute Press, Washington DC.

Syagga, P.M. (1987): "Myths and Realities of Low Cost Housing in Africa", African urban
Quarterly, Vol. 2, No. 3.

Syagga, P.M. (1989): "Myths and Realities of Low Cost Housing in Africa." African
Urban Quarterly, August, pp. 202-212.



483

Syagga, P.M. (1989): "Trends in Urban Housing Strategy for Kenya in the Next Decade.'
Paper prepared for Workshop on "Quality in the Built Environment". MIMEO.

Taylor, B. (ed.) (1988): Strategic Planning. The Chief Executive and the Board. The best
of LongRange Planning No. 1, Pergamon Press.

Tipple, A.G. (1984): "Towards a Culturally Acceptable Housing Strategy, The Case of
Kumasi, Ghana", Ph.D. Thesis, University of Newcastle upon Tyne.

Tipple, A.G. (1986): "A Revolution in Property Rights (Ghana)", West Africa 27th
January, pp. 179-180.

Tipple, A.G. (1987): The Development of Housing Policy in Kumasi, Ghana, 1901-1981;
With an Analysis of the Current Housing Stock, Newcastle upon Tyne: Centre for
Architectural Research and Development Overseas. University of Newcastle upon
Tyne.

Tolba, M.K. (1987): "One Earth, One Home", Nairobi: UNEP.

Tullock, G. (1986): The Economics of Wealth and Poverty. Harvester Press.

Turner, J.F.C. (1968): "Housing priorities, settlement patterns and Urban Development
in Modernising Countries", Journal of the American Institute of Planners,
November, pp. 354-363.

Turner, J.F.C. (1976): Housing by People: Toward Autonomy in Building Environments.
Marion Boyars.

Turner, J.F.C. (1978): "Housing in Three Dimensions: Forms of Reference for the
Housing Question Redefined." World Development, Vol. 6, No. 9/10, pp. 1135-
1145.

Turner, J.F.C. (1979): "Issues in Self-Help and Self-Managed Housing", Open House Vol.
4, No. 3, pp. 22-33.

Turner, J.F.C. (1983): "From Central Provision to Local Enablement, New Directions in
Housing Policy", The Courier, AugustlSeptember Issue.

Turner, J.F.C. (1985): "Future Directions in Housing Policies", A paper for the
International Symposium on the Implementation of a support policy for Housing
provision, Development Planning Unit, University College London.

UNCHS, (1986): Global Report on Human Settlements, Nairobi.

UNCHS, (1987): Building for the Homeless, Nairobi.

United Nations, (1978): Non-Conventional Financing of Housing for Low Income
Households. New York.

United Nations Subcontractor Wilbur Smith and Associates, (1980): The Master Plan for
Metropolitan Lagos 1980-2000.

United Nations, (1980): Land for Human Settlements.

United Nations, (1983): Report of UN Seminar of Experts on: Land for Housing the Poor,
Talberg, Sweden, 14-19 March.



484

United Nations, (1986): Global Report on Human Settlements, Habitat, Oxford
University Press.

United Nations (1987): Building for the Homeless, Nairobi: Habitat.

Vernez, G. (1976): A Housing Service Policy for Low Income Urban Families in
Developing Countries. Ekistics, 270, Vol. 41, pp. 8-13.

Vivian, M.J. (1975): The Art of Housing Agency. The Kent Art Printers Ltd, Rochester.

Wahab, K.A. (1974): "Housing Policy for the Urban Areas of Nigeria." Ekistics, Vol. 224,
July, pp. 22-26.

Wahab, K.A. (1983): "More than Shelter." An inaugural lecture delivered at the
University of Ife (now Obafemi Awolowo University) February 15.

Wakely, P.1., Schmetzer, H. and Mumtaz, B. (1976): Urban Housing Strategies,
Education and Realization. Pitman Publishing.

Weale, A. (1978): Equality and Social Policy. London: Routledge and Kegan Paul.

Webb, A.L. and Sieve, J.E.B. (1971): "Income Distribution and the Welfare State." Social
Administration Research Trust, London.

Weicher, J. (1979): "Urban Housing Policy", in Mieszkowski and Straszheim (eds.),
Current Issues in urban Economics, Baltimore: Johns Hopkins University Press,
pp469-508.

Williams, G. (1974): "Political Consciousness Among the Ibadan Poor", in Kadt and
Williams, G. (eds.). Sociology and Development.

Williams, A. (1978): "Need' as a Demand Concept (with special reference to health)', in
Culyer, A.J. (ed.), Economic Policies and Social Goals, London, Martin Robertson.

Willis, K. (1980): The Economics of Town and Country Planning, London: Granada.

Willis, KG. and Tipple, A.G. (1988): Effects of Rent Control: An Analysis of Impact on
Low Income Households in Kumasi, (Ghana) Working Paper Series, No. 6.
Department of Town & Country Planning, University of Newcastle upon Tyne

Whittington, D. et al. (1991): "Contingent Valuation: Estimating the Willingness to Pay
for Housing Services: a Case Study of Water Supply in Southern Haiti", in Tipple
and Willis (eds.): Housing the Poor in the Developing World. London: Routledge,
pp. 189-207.

Wooduield, A. (1989): Housing and Economic Adjustment. Taylor and Francis, published
for and on behalf of the United Nations, New York.

World Bank (1979): Policies for Efficient and Equitable Growth of Cities in Developing
Countries.

World Bank (1980): Meeting Basic Needs: An Overview, Poverty and Basic Needs Series,
September, Washington D.C.


	DX173083_1_0001.tif
	DX173083_1_0003.tif
	DX173083_1_0005.tif
	DX173083_1_0007.tif
	DX173083_1_0009.tif
	DX173083_1_0011.tif
	DX173083_1_0013.tif
	DX173083_1_0015.tif
	DX173083_1_0017.tif
	DX173083_1_0019.tif
	DX173083_1_0021.tif
	DX173083_1_0023.tif
	DX173083_1_0025.tif
	DX173083_1_0027.tif
	DX173083_1_0029.tif
	DX173083_1_0031.tif
	DX173083_1_0033.tif
	DX173083_1_0035.tif
	DX173083_1_0037.tif
	DX173083_1_0039.tif
	DX173083_1_0041.tif
	DX173083_1_0043.tif
	DX173083_1_0045.tif
	DX173083_1_0047.tif
	DX173083_1_0049.tif
	DX173083_1_0051.tif
	DX173083_1_0053.tif
	DX173083_1_0055.tif
	DX173083_1_0057.tif
	DX173083_1_0059.tif
	DX173083_1_0061.tif
	DX173083_1_0063.tif
	DX173083_1_0065.tif
	DX173083_1_0067.tif
	DX173083_1_0069.tif
	DX173083_1_0071.tif
	DX173083_1_0073.tif
	DX173083_1_0075.tif
	DX173083_1_0077.tif
	DX173083_1_0079.tif
	DX173083_1_0081.tif
	DX173083_1_0083.tif
	DX173083_1_0085.tif
	DX173083_1_0087.tif
	DX173083_1_0089.tif
	DX173083_1_0091.tif
	DX173083_1_0093.tif
	DX173083_1_0095.tif
	DX173083_1_0097.tif
	DX173083_1_0099.tif
	DX173083_1_0101.tif
	DX173083_1_0103.tif
	DX173083_1_0105.tif
	DX173083_1_0107.tif
	DX173083_1_0109.tif
	DX173083_1_0111.tif
	DX173083_1_0113.tif
	DX173083_1_0115.tif
	DX173083_1_0117.tif
	DX173083_1_0119.tif
	DX173083_1_0121.tif
	DX173083_1_0123.tif
	DX173083_1_0125.tif
	DX173083_1_0127.tif
	DX173083_1_0129.tif
	DX173083_1_0131.tif
	DX173083_1_0133.tif
	DX173083_1_0135.tif
	DX173083_1_0137.tif
	DX173083_1_0139.tif
	DX173083_1_0141.tif
	DX173083_1_0143.tif
	DX173083_1_0145.tif
	DX173083_1_0147.tif
	DX173083_1_0149.tif
	DX173083_1_0151.tif
	DX173083_1_0153.tif
	DX173083_1_0155.tif
	DX173083_1_0157.tif
	DX173083_1_0159.tif
	DX173083_1_0161.tif
	DX173083_1_0163.tif
	DX173083_1_0165.tif
	DX173083_1_0167.tif
	DX173083_1_0169.tif
	DX173083_1_0171.tif
	DX173083_1_0173.tif
	DX173083_1_0175.tif
	DX173083_1_0177.tif
	DX173083_1_0179.tif
	DX173083_1_0181.tif
	DX173083_1_0183.tif
	DX173083_1_0185.tif
	DX173083_1_0187.tif
	DX173083_1_0189.tif
	DX173083_1_0191.tif
	DX173083_1_0193.tif
	DX173083_1_0195.tif
	DX173083_1_0197.tif
	DX173083_1_0199.tif
	DX173083_1_0201.tif
	DX173083_1_0203.tif
	DX173083_1_0205.tif
	DX173083_1_0207.tif
	DX173083_1_0209.tif
	DX173083_1_0211.tif
	DX173083_1_0213.tif
	DX173083_1_0215.tif
	DX173083_1_0217.tif
	DX173083_1_0219.tif
	DX173083_1_0221.tif
	DX173083_1_0223.tif
	DX173083_1_0225.tif
	DX173083_1_0227.tif
	DX173083_1_0229.tif
	DX173083_1_0231.tif
	DX173083_1_0233.tif
	DX173083_1_0235.tif
	DX173083_1_0237.tif
	DX173083_1_0239.tif
	DX173083_1_0241.tif
	DX173083_1_0243.tif
	DX173083_1_0245.tif
	DX173083_1_0247.tif
	DX173083_1_0249.tif
	DX173083_1_0251.tif
	DX173083_1_0253.tif
	DX173083_1_0255.tif
	DX173083_1_0257.tif
	DX173083_1_0259.tif
	DX173083_1_0261.tif
	DX173083_1_0263.tif
	DX173083_1_0265.tif
	DX173083_1_0267.tif
	DX173083_1_0269.tif
	DX173083_1_0271.tif
	DX173083_1_0273.tif
	DX173083_1_0275.tif
	DX173083_1_0277.tif
	DX173083_1_0279.tif
	DX173083_1_0281.tif
	DX173083_1_0283.tif
	DX173083_1_0285.tif
	DX173083_1_0287.tif
	DX173083_1_0289.tif
	DX173083_1_0291.tif
	DX173083_1_0293.tif
	DX173083_1_0295.tif
	DX173083_1_0297.tif
	DX173083_1_0299.tif
	DX173083_1_0301.tif
	DX173083_1_0303.tif
	DX173083_1_0305.tif
	DX173083_1_0307.tif
	DX173083_1_0309.tif
	DX173083_1_0311.tif
	DX173083_1_0313.tif
	DX173083_1_0315.tif
	DX173083_1_0317.tif
	DX173083_1_0319.tif
	DX173083_1_0321.tif
	DX173083_1_0323.tif
	DX173083_1_0325.tif
	DX173083_1_0327.tif
	DX173083_1_0329.tif
	DX173083_1_0331.tif
	DX173083_1_0333.tif
	DX173083_1_0335.tif
	DX173083_1_0337.tif
	DX173083_1_0339.tif
	DX173083_1_0341.tif
	DX173083_1_0343.tif
	DX173083_1_0345.tif
	DX173083_1_0347.tif
	DX173083_1_0349.tif
	DX173083_1_0351.tif
	DX173083_1_0353.tif
	DX173083_1_0355.tif
	DX173083_1_0357.tif
	DX173083_1_0359.tif
	DX173083_1_0361.tif
	DX173083_1_0363.tif
	DX173083_1_0365.tif
	DX173083_1_0367.tif
	DX173083_1_0369.tif
	DX173083_1_0371.tif
	DX173083_1_0373.tif
	DX173083_1_0375.tif
	DX173083_1_0377.tif
	DX173083_1_0379.tif
	DX173083_1_0381.tif
	DX173083_1_0383.tif
	DX173083_1_0385.tif
	DX173083_1_0387.tif
	DX173083_1_0389.tif
	DX173083_1_0391.tif
	DX173083_1_0393.tif
	DX173083_1_0395.tif
	DX173083_1_0397.tif
	DX173083_1_0399.tif
	DX173083_1_0401.tif
	DX173083_1_0403.tif
	DX173083_1_0405.tif
	DX173083_1_0407.tif
	DX173083_1_0409.tif
	DX173083_1_0411.tif
	DX173083_1_0413.tif
	DX173083_1_0415.tif
	DX173083_1_0417.tif
	DX173083_1_0419.tif
	DX173083_1_0421.tif
	DX173083_1_0423.tif
	DX173083_1_0425.tif
	DX173083_1_0427.tif
	DX173083_1_0429.tif
	DX173083_1_0431.tif
	DX173083_1_0433.tif
	DX173083_1_0435.tif
	DX173083_1_0437.tif
	DX173083_1_0439.tif
	DX173083_1_0441.tif
	DX173083_1_0443.tif
	DX173083_1_0445.tif
	DX173083_1_0447.tif
	DX173083_1_0449.tif
	DX173083_1_0451.tif
	DX173083_1_0453.tif
	DX173083_1_0455.tif
	DX173083_1_0457.tif
	DX173083_1_0459.tif
	DX173083_1_0461.tif
	DX173083_1_0463.tif
	DX173083_1_0465.tif
	DX173083_1_0467.tif
	DX173083_1_0469.tif
	DX173083_1_0471.tif
	DX173083_1_0473.tif
	DX173083_1_0475.tif
	DX173083_1_0477.tif
	DX173083_1_0479.tif
	DX173083_1_0481.tif
	DX173083_1_0483.tif
	DX173083_1_0485.tif
	DX173083_1_0487.tif
	DX173083_1_0489.tif
	DX173083_1_0491.tif
	DX173083_1_0493.tif
	DX173083_1_0495.tif
	DX173083_1_0497.tif
	DX173083_1_0499.tif
	DX173083_1_0501.tif
	DX173083_1_0503.tif
	DX173083_1_0505.tif
	DX173083_1_0507.tif
	DX173083_1_0509.tif
	DX173083_1_0511.tif
	DX173083_1_0513.tif
	DX173083_1_0515.tif
	DX173083_1_0517.tif
	DX173083_1_0519.tif
	DX173083_1_0521.tif
	DX173083_1_0523.tif
	DX173083_1_0525.tif
	DX173083_1_0527.tif
	DX173083_1_0529.tif
	DX173083_1_0531.tif
	DX173083_1_0533.tif
	DX173083_1_0535.tif
	DX173083_1_0537.tif
	DX173083_1_0539.tif
	DX173083_1_0541.tif
	DX173083_1_0543.tif
	DX173083_1_0545.tif
	DX173083_1_0547.tif
	DX173083_1_0549.tif
	DX173083_1_0551.tif
	DX173083_1_0553.tif
	DX173083_1_0555.tif
	DX173083_1_0557.tif
	DX173083_1_0559.tif
	DX173083_1_0561.tif
	DX173083_1_0563.tif
	DX173083_1_0565.tif
	DX173083_1_0567.tif
	DX173083_1_0569.tif
	DX173083_1_0571.tif
	DX173083_1_0573.tif
	DX173083_1_0575.tif
	DX173083_1_0577.tif
	DX173083_1_0579.tif
	DX173083_1_0581.tif
	DX173083_1_0583.tif
	DX173083_1_0585.tif
	DX173083_1_0587.tif
	DX173083_1_0589.tif
	DX173083_1_0591.tif
	DX173083_1_0593.tif
	DX173083_1_0595.tif
	DX173083_1_0597.tif
	DX173083_1_0599.tif
	DX173083_1_0601.tif
	DX173083_1_0603.tif
	DX173083_1_0605.tif
	DX173083_1_0607.tif
	DX173083_1_0609.tif
	DX173083_1_0611.tif
	DX173083_1_0613.tif
	DX173083_1_0615.tif
	DX173083_1_0617.tif
	DX173083_1_0619.tif
	DX173083_1_0621.tif
	DX173083_1_0623.tif
	DX173083_1_0625.tif
	DX173083_1_0627.tif
	DX173083_1_0629.tif
	DX173083_1_0631.tif
	DX173083_1_0633.tif
	DX173083_1_0635.tif
	DX173083_1_0637.tif
	DX173083_1_0639.tif
	DX173083_1_0641.tif
	DX173083_1_0643.tif
	DX173083_1_0645.tif
	DX173083_1_0647.tif
	DX173083_1_0649.tif
	DX173083_1_0651.tif
	DX173083_1_0653.tif
	DX173083_1_0655.tif
	DX173083_1_0657.tif
	DX173083_1_0659.tif
	DX173083_1_0661.tif
	DX173083_1_0663.tif
	DX173083_1_0665.tif
	DX173083_1_0667.tif
	DX173083_1_0669.tif
	DX173083_1_0671.tif
	DX173083_1_0673.tif
	DX173083_1_0675.tif
	DX173083_1_0677.tif
	DX173083_1_0679.tif
	DX173083_1_0681.tif
	DX173083_1_0683.tif
	DX173083_1_0685.tif
	DX173083_1_0687.tif
	DX173083_1_0689.tif
	DX173083_1_0691.tif
	DX173083_1_0693.tif
	DX173083_1_0695.tif
	DX173083_1_0697.tif
	DX173083_1_0699.tif
	DX173083_1_0701.tif
	DX173083_1_0703.tif
	DX173083_1_0705.tif
	DX173083_1_0707.tif
	DX173083_1_0709.tif
	DX173083_1_0711.tif
	DX173083_1_0713.tif
	DX173083_1_0715.tif
	DX173083_1_0717.tif
	DX173083_1_0719.tif
	DX173083_1_0721.tif
	DX173083_1_0723.tif
	DX173083_1_0725.tif
	DX173083_1_0727.tif
	DX173083_1_0729.tif
	DX173083_1_0731.tif
	DX173083_1_0733.tif
	DX173083_1_0735.tif
	DX173083_1_0737.tif
	DX173083_1_0739.tif
	DX173083_1_0741.tif
	DX173083_1_0743.tif
	DX173083_1_0745.tif
	DX173083_1_0747.tif
	DX173083_1_0749.tif
	DX173083_1_0751.tif
	DX173083_1_0753.tif
	DX173083_1_0755.tif
	DX173083_1_0757.tif
	DX173083_1_0759.tif
	DX173083_1_0761.tif
	DX173083_1_0763.tif
	DX173083_1_0765.tif
	DX173083_1_0767.tif
	DX173083_1_0769.tif
	DX173083_1_0771.tif
	DX173083_1_0773.tif
	DX173083_1_0775.tif
	DX173083_1_0777.tif
	DX173083_1_0779.tif
	DX173083_1_0781.tif
	DX173083_1_0783.tif
	DX173083_1_0785.tif
	DX173083_1_0787.tif
	DX173083_1_0789.tif
	DX173083_1_0791.tif
	DX173083_1_0793.tif
	DX173083_1_0795.tif
	DX173083_1_0797.tif
	DX173083_1_0799.tif
	DX173083_1_0801.tif
	DX173083_1_0803.tif
	DX173083_1_0805.tif
	DX173083_1_0807.tif
	DX173083_1_0809.tif
	DX173083_1_0811.tif
	DX173083_1_0813.tif
	DX173083_1_0815.tif
	DX173083_1_0817.tif
	DX173083_1_0819.tif
	DX173083_1_0821.tif
	DX173083_1_0823.tif
	DX173083_1_0825.tif
	DX173083_1_0827.tif
	DX173083_1_0829.tif
	DX173083_1_0831.tif
	DX173083_1_0833.tif
	DX173083_1_0835.tif
	DX173083_1_0837.tif
	DX173083_1_0839.tif
	DX173083_1_0841.tif
	DX173083_1_0843.tif
	DX173083_1_0845.tif
	DX173083_1_0847.tif
	DX173083_1_0849.tif
	DX173083_1_0851.tif
	DX173083_1_0853.tif
	DX173083_1_0855.tif
	DX173083_1_0857.tif
	DX173083_1_0859.tif
	DX173083_1_0861.tif
	DX173083_1_0863.tif
	DX173083_1_0865.tif
	DX173083_1_0867.tif
	DX173083_1_0869.tif
	DX173083_1_0871.tif
	DX173083_1_0873.tif
	DX173083_1_0875.tif
	DX173083_1_0877.tif
	DX173083_1_0879.tif
	DX173083_1_0881.tif
	DX173083_1_0883.tif
	DX173083_1_0885.tif
	DX173083_1_0887.tif
	DX173083_1_0889.tif
	DX173083_1_0891.tif
	DX173083_1_0893.tif
	DX173083_1_0895.tif
	DX173083_1_0897.tif
	DX173083_1_0899.tif
	DX173083_1_0901.tif
	DX173083_1_0903.tif
	DX173083_1_0905.tif
	DX173083_1_0907.tif
	DX173083_1_0909.tif
	DX173083_1_0911.tif
	DX173083_1_0913.tif
	DX173083_1_0915.tif
	DX173083_1_0917.tif
	DX173083_1_0919.tif
	DX173083_1_0921.tif
	DX173083_1_0923.tif
	DX173083_1_0925.tif
	DX173083_1_0927.tif
	DX173083_1_0929.tif
	DX173083_1_0931.tif
	DX173083_1_0933.tif
	DX173083_1_0935.tif
	DX173083_1_0937.tif
	DX173083_1_0939.tif
	DX173083_1_0941.tif
	DX173083_1_0943.tif
	DX173083_1_0945.tif
	DX173083_1_0947.tif
	DX173083_1_0949.tif
	DX173083_1_0951.tif
	DX173083_1_0953.tif
	DX173083_1_0955.tif
	DX173083_1_0957.tif
	DX173083_1_0959.tif
	DX173083_1_0961.tif
	DX173083_1_0963.tif
	DX173083_1_0965.tif
	DX173083_1_0967.tif
	DX173083_1_0969.tif
	DX173083_1_0971.tif
	DX173083_1_0973.tif
	DX173083_1_0975.tif
	DX173083_1_0977.tif
	DX173083_1_0979.tif
	DX173083_1_0981.tif
	DX173083_1_0983.tif
	DX173083_1_0985.tif
	DX173083_1_0989.tif
	DX173083_1_0991.tif
	DX173083_1_0993.tif
	DX173083_1_0995.tif
	DX173083_1_0997.tif
	DX173083_1_0999.tif
	DX173083_1_1001.tif
	DX173083_1_1003.tif
	DX173083_1_1005.tif
	DX173083_1_1007.tif
	DX173083_1_1009.tif
	DX173083_1_1011.tif
	DX173083_1_1013.tif
	DX173083_1_1015.tif
	DX173083_1_1017.tif
	DX173083_1_1019.tif
	DX173083_1_1021.tif
	DX173083_1_1023.tif
	DX173083_1_1025.tif
	DX173083_1_1027.tif
	DX173083_1_1029.tif
	DX173083_1_1031.tif
	DX173083_1_1033.tif
	DX173083_1_1035.tif
	DX173083_1_1037.tif
	DX173083_1_1039.tif
	DX173083_1_1041.tif

