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ABSTRACT

This work examines the effectiveness of Ste and Services schemes in Low and
Mediumincome housing provisionin Nigeria. Steand Service Schemesrepresent
a major innovation in shelter policy in developing countries and have been
sponsored by international and local aid agencies for more than a decade. Such
government projects deliver a package of shelter-related services. Typically,
such projects represent a sharp break with pre-existing government shelter
policies in that they attempt, in principles, to focus directly on lower-income
group and to deliver shelter and services with small or no subsidies. This study
describes the background of Sites and Services, reviews recent evaluation of
sites and services projects, presents an analytical model of the sites and services
paradigm (which is used to examine how major project outcomes are influenced
by project design), recapitulates housing demand in devel oping countries (which
is relevant to designing appropriate sites and services projects). Conclusively,
the management of sites and services scheme should berevisited, redesigned and
made in line with the socio-cultural attributes of the local communities where
they are to be sited because a universal approach may not be suitable for all
communitiesin Nigeria, given the diversity of value, culture and social values as
well as natural environmental settings.
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INTRODUCTION

Rapid growth of urban areasin most devel oping countriesin thelast few decadeshad led
to shortfall in many sectors, primarily housing. The problem has been two-fold; onone
hand, the majority of the people moving to the urban areas have |l acked the necessary
assetsand financial holdingsin order to acquirea* decent house’. On theother hand, the
designated government agencies and bodies have not provided sufficient housing units
which are affordablefor the poor majority intheurban areas. The proliferation of ums
and squatter settlementshasbeen aresult of thisscenario. But agrowing understanding of
the dynamicsinvolved inthe devel opment and expansion of squatter settlementshasledto
anumber of motivated housing schemesin various devel oping countriesto solvethe
“dilemma’ of housing. Therealization that to providea” complete” serviced house by
government agenciesisnot possible or smply cannot be afforded by most |ow-income
familiesprompted ashiftinfocusfrom supplying afully serviced housetothat of providing
only serviced land. The key characteristic of the approach isthe beneficiaries” sweat
equity” and other internal resources (community, financial and so on) in the actual
construction and devel opment of the house.
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Governmentsin Nigeriahaveattempted to confront the nagging problemsof accommodating
anincreasing number of Nigerians. Inthiswise, various programmesand policieshave
been articul ated and implemented to addresshousing problems. Theseincluderent control,
publicland ownership, devel opment of subsidized housing estatefor thelow and medium
income groups, direct and indirect subsidiesto the middlie and upper income people,
hous ng loan schemes; establishment of housing corporations, building societiesand Federd
Mortgage Bank of Nigeria(FMBN), employershousing schemes (Aribigbolaand Ayeniyo,
2012) and recently, National Housing Policy (NHP) and the Nationa Housing Fund (NHF).
Inview of theaboveexpression of interest by government in the provision of housing for
the Nigerian masses, the strategies adopted were of little benefitsto thelow and medium
group (Onibokun, 1985). Thereistherefore, the need for adynamic approach to combat
theproblem of housing shortageinthefaceof thegrowing popul ation and dwindling resources
of thecountry. This, more so, Snce past effort seemed not to have demonstrated meaningful
effect or impact on housing provisoninthecountry. Thus, many Nigeriansdtill liveinvery
poor housing environments. The above and other issues have called for an approach
capableof facilitating, promoting and enhancing increasein hous ng construction.

Siteand service schemesbecomesthe by word for solving the problem of poor
housing condition and sgquatters settlement. A squatter settlement isand hasawaysbeen
consideredillegal andin order to relocate and rehabilitate the squatters, plotsof land (or
gte) withinfrastructure onit (or services) were provided, and thebeneficiarieshad to, in
most of the project, build their own houseson such land. Thekey componentsof ahousing
schemearetheplot of land, infrastructure (likeroads, water supply, drainage, eectricity or
asanitary network), and thehouseitsalf. Variousinputsthat gointo themincludefinance,
building material/technology and |abour. Thus, the site and service approach advocated
therole of government agenciesonly inthe preparation of land parcelsor plot with certain
basicinfrastructure, which wasto be sold or lead to theintended beneficiaries.

Thenext step of actua house building was|eft to the beneficiariesthemsalvesto
usetheir ownresources, such asinformal financeor family labour and variousother types
of community participation modesto build their house. The beneficiariescould aso build
thehouseat their own pace, depending ontheavailahility of financia and other resources.
Thisadopted the basi ¢ principle of the devel opment of asquatter settlement but without
the* squatting” aspect. Hous ng has been widely acknowledged globally asone of the
basicsof human existence. Regardless of economic status, whereto liveisof paramount
importanceto human existence. Therapid population growth, uncontrolled urbanization,
dow paceof congtruction and dwindling incomehave continued to complicatethe problem
of Nigerian citiesand theissue of urban housing especialy for the poor and low-income
households, who constitute over 70% of the Nigerian urban population (Opoko, 2004).
Thelow incomegroup, accordingto FGN (1991) on National Housing Policy, is‘ dl wage
earnersand salf employed peoplewhose annual incomeisN5,000 or below asof 1988 or
whose annual incomeis20% or bel ow the maximum annual income of the salary grade
level withinthecivil servicestructureat any giventimewhichever ishigher, about 70% of
Nigeriansfall into thiscategory. The 1991 housing policy definition of low incomegroup
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wasvaried by that of 2002 which redefinethelow incomegroup as' al employeesor slf
employed personswhose annual incomeasat the year 2001 isN100,000 or below (i.e.
the equivalent of salary gradelevel 01-06 in government work), thisgroup takes about
90% of the Nigeria population and characterized with living at high density housing
environment by virtue of theextent of their income power. Going by theview of Nigerian
Institute of Social and Economic Research (NISER) (2003), the poor was described as
the share of Nigerian popul ation below the nationa poverty lineand thisincreased from
42.8% in 1992 to 65% in 1996. It was estimated that about 70% of Nigerian urban
populacelive below the national poverty level Omoujine (2000).

Nigeriaexperience poverty level above 50%. Thiswas corroborated by Federal
Republic of Nigeria(1991) which categorizesthe non poor (rich) Nigeriansto havetaken
82.8% of Nigerian population in 1980, thiswas dropped to 41.8% in 1996 while the
proportion of thosein the core poor increased from 3% in 1980 t0 25.2%in 1996. The
proportion of those who are moderately poor rose from 14.2% in 1980 to 33.0% in
1996. Asaresult of thefailure of the compl ete house approach to effectively meet housing
needs of the people, government experimented with core housing during the4 National
Development Plan period (1980-1985), referred to as Shagari houses, the programme
adopted two housing design prototypes. The one-bedroom core, intended for low-income
peopl e and the 3 bedroom unitswhich wasintended for middleincome households.

Theredizationthat providinga“complete’ serviced house by government agencies
isnot possibleor smply cannot beafforded by most low- incomefamilies prompted ashift
infocusfrom supplying afully serviced houseto that of providing only serviced land
otherwise called siteand service. The 2002 World Summit on Sustainable Devel opment
(WSSD) in Johannesburg, South Africarecognizestheimportance of sitesand services
schemeslikewisethe varioushousing policiesof Nigerian Government from 1991 National
housing policiesupto date. Thisimpliesor suggeststhat the sitesand servicesapproach
can beuseful or beregarded asaviablealternativein solving housing related problems of
Nigerian poor. If it iseffectively adopted, sitesand services scheme can make housing
affordableand al so solve housing rel ated problems of Nigerian poor.

Affordability isoneof housing related problems of Nigerians (Egunjobi, 1994)
which can be minimized through sitesand services. Housing affordability isthe ability to
back up adesirefor housing unitswith adequate financial resourcessuch that other basic
needslikefood, transportation, education, health etc do not asaresult suffer. Whenthis
ability islacked inany household, such householdisnoted to have affordability problem
(Egunjobi, 1994). Indeed theterm housing affordability isboth incomeand pricerelated
concept. Incomeisthe determinant of affordability of housing from demand sidewhile
priceisthe determinant of housing affordability from the supply side. Incomehererefersto
the disposableincomei.e. thegrossincomeminusall expensesin other basic needs. Price
includesboth thetotal production cost and the expected profit at the developer’ spoint of
view. But at the public devel oper’spoint of view, priceisequivalent tod| costsincurredin
the production of housing becauseit should not be seen as profit oriented activity, but
rather asocial service. Thereforepriceisequal to overall production cost of housing at
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government perspective (Bello, 2007). Sinceinfrastructure cost account for 30 - 40% of
building housing estate (M gjule, 2007), the Nigerian government should lead in building
comprehensive public and robust infrastructurein order to open non discriminatory access
toinfrastructureto al peoplein Nigeriaand serve asagood enabling synergy for housing
construction by low incomegroup in Nigeria Based on theforegoing, thisstudy explores
theeffectivenessof Stesand sarvicesschemesinlow and mediumincomehousing provisons
inNigeria

NIGERIAN CITIESAND INFRASTRUCTURE DEVELOPMENT

Sustainable devel opment of thecitiesisone of thebasi ¢ conditionsfor sustainable national
development sincethecitiesarerecognized asveritableenginesof growth (Egunjobi 1998).
Theseentail thefact that sustainable devel opment isfuturisticin nature becauseit hasto do
with living standardsthat go beyond the basi ¢ minimum but having dueregard for long-
termexistence. Inredity, thecondition of Nigerian citiesiscentral to any successful trangition
to sustainable development in Nigeria. Development issustainableonly when citiesare
rationdly plannedintermsof devel opment and management of structuresandinfrastructure
servicesneeded to meet the basic needs of thecitizens. Devel opment of Sitesand Services
Schemewithout acorresponding management of the same cannot assure sustainability.
Thehousing sector isakey component of the urban economy.

Housi ng investment in Nigeriahasbeen found to account for between 1% and 8%
of the Gross Domestic Product (GDP) whiletheflow of housing servicesaccount for an
additiona 5%to 10% of the GDP (Mg ule, 2007). Government housing policy will therefore
impact greatly on the performance of housing sector in particular and on theeconomy in
general. Any urban housing schemewithout infrastructurewill not be habitable. Fecilities
suchaswell-drained roads, water supply, and el ectricity and telephone servicesare needed
tomeakefor ahedthy living. However in Nigeriamost housing construction tendsto precede
theprovision of infrastructurein most projects. On-steinfrastructureisnot integrated into
the city wide network because of lack of institutional capacity and adhere regulations
thereby resultingin dum devel opment.

Housing ismorethan shelter and investment ininfrastructure system could goa
long way in encouraging hous ng investment by the private sector. Ideally, housing scheme
should respond to quantitative, quditative, sociologica and physiologica needsof human
being. Infrastructure cost account for about 30% to 40% of total cost of building housing
estate and therest isaccounted for by building and other auxiliary facilities(Maule, 2007).
Adeguateinfragtructureisaprerequisitefor opening up accesstoinvestment flows, increasing
the competitivenessof production and servicesand sustaining the nation’ seconomic growth.
Itwill alsoimproveaccessand coverage of basi ¢ servicesand increasethe supply of land
for housing development. With respect to housing estate development in Nigeria,
infrastructure needsare considered at two levelsviz: Off-siteand on-siteinfrastructure.
Theformer refersto the network that linksthe development to the city wide such aslink
roads, el ectricity and water mains, tel ephone and tel ecommunication cablesetc. whilethe
latter refersto thosefacilities provided in situ that makefor efficient functioning of the
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estate. A developer preoccupieshimself with the provision of on-site building facilities
whilethecity administrator isexpected to provide the off-sitefacility from the common
fund earlier contributed by the devel oper tagged devel opment levy. That istheexisting
gtuationinNigeria

Sitesand Services Scheme Programme

Siteand services schemeisaprogramme carried out either by the government or private
organization which involvesfacilitating aparticular areawith theessentid infrastructural
amenitiesso that privateindividuasor corporate bodies can carry out developmentsin
such area at affordable cost. Site and service scheme basically relates to the need of
establishing the dwellersasan active participant, inthetota processof housing. Itisoneof
the housing schemerequirementscarried out mostly by governmental bodiesasmunicipa
servicesbecausein natureitisnot more capital intensive compared with other schemes.
Plots of land (or sites) with infrastructure on it (or services) were provided, and the
beneficiaries had to, in most of the schemesbuild their own houses, ranging from the
subdivided plotsonly toaserviced plotsof land witha*“ core’ housebuilt onit. Siteservice
schemedlowed theowner of land to congtruct the housewith avariety of building materials
depending on hisdesiresand preference aswell ashisincome.

Inthisscheme, resdentid plotsarelaid out with mgor infrastructurd facilitiessuch
asroad, schools, open spaces, health centers etc. incorporated in the layout. It offers
landlesshousi ng aspirantsthe opportunity and hope of aservicesplot of land with prospect
of home ownership asincentivetowards house building. Siteand serviceschemearethe
provision of plotsof land either ownership or land leasetenurealong with abare minimum
of essentia infrastructure needed for habitation (Pedltic, 1982). Thelegal framework for
steand servicesschemein NigeriaisintheNational Housing Policy (FGN, 1991). This
policy document spellsout oneof the strategiesfor asssting low incomegroupto‘ provide
sitesand servicesto facilitate home ownership and orderly urban and rural devel opment
page 11 section 24 (ix) and for al income groupswith emphasison thelow income group
inthemajor citiesin Nigeria(page 16 section 3.7.2).

Inthe schedul e of housing functionsto public authorities, the National Housing
Policy of 2004 (section 3.4.18) (FGN, 2004) assigned theresponsibility of production of
resdentia Stesand servicestotheL ocal Governments (but thisresponsibility was pursued
by majority of local government authority in Nigeria). Thisishowever expected to be
complemented by private sector that are expected to participatein the devel opment of
estatesand housesfor saleor for rent, or shared ownership. The philosophy behind the
siteand servicesfacilitieshinged on thefact that the medium and highincome earners
could easily sourcefor fundsand construct their own houseswhereasthelow income
group may not find thiseasy. It washoped that if the government devel op sitesand provide
essential services, low income group could get allocation after paying somefeesto cover
what has been spent on theland and service provided and it will now bethetask of the
allotteesto completethe housesat their paceand financial capability.
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Comparison of Government Agenciesand Private Developer s Sitesand Services
Thenature and procedurefor site and services devel opment by government agencies
show widedivergencesfrom what operatesinthe privateland market where devel opment
ismaximally managed at market prices. Siteand servicesasamethod of housing delivery
entailsenormousoutlay intermsof funding, particularly with respect to escal ating costs of
variousinput. Essentidly, therearefour stagesintheprovision of Stesand services. These
include preparation of layout, which primarily involvesthe sub-division of parcel of land
into plotsand provision of services(like standard roads, drainage channels, el ectricity,
water supply etc befored|otting of plots), construction of housesand occupation by owners.
Of thefour stages, the various governments havetaken theresponsibility for thefirst two
which arevery important and vitd to the orderly and efficient devel opment of residential
communities. Thiscontrastswhat obtainsinthe privateland market wherethe procedure
isbased on the philosophy of quantity, that isto say, ‘ supply of developableland and
quantity’ which dealswith the provision and improvement of infrastructure at thelater
stages of further development by the allottees. Thisisnot unrelated to the thinking of
having shelter first in order to securetenure of land and later enhancing quaity and comfort
through incremental development asresourcesbecome available. Onecan seethe sharp
differencesbetween governmentsdirect involvement inthetwo stageswhiletheallottees
inthe case of the privateland market takesresponsibility from the onset. Thisissue has
great importintheviability of Stesand servicesprojects. Ontable 1, the Federal Housing
Authority asgovernment agency initswisdom hasdevel oped Stesin many urban occupations
particularly at the State capital sto ensure affordability, in most cases, bulk of the plots
werefor resdentia housing.

Itisdemondgtrated that the choiceof stesintownslikeAbuja, RiversKano, Kaduna
Benue, Imo, Lagos and Sokoto have hel ped to assist the pattern of urban devel opment
(table 1). Some funds have also been disbursed to provide services like water, road,
electricity, and recreationa facilitiesin many other locations. Recent visit to someof these
siteshave shown that some efforts have been made by the Federal Housing Authority to
keepinlinewiththe philosophy of the Housing Policy asregardssiteand servicesgpproach
to solving housing problemsin Nigeria. However, certain festures of thesiteand services
programme by the government or its agencies as opposed to the private land market aso
constitute a cog in the wheel of progress. One of the major problems of the site and
services schemesrelatesto procedural problem, that is, plotting services. The Federal
Hous ngAuthority hasoften involved itsalf in massbeckoning which oftenleadstoloss of
beaconslargely dueto late physical devel opment of the derelict and all otted plot(s) and
sometimesallocation of plotsnot chosen by applicants; thisshould be given urgent attention.
The second issueisrelated to unredistic plot sizes, which often are out of tunewith the
actual needsof someallottees. Thishasoften resulted into the emergence of bushy aress,
andill-maintained surroundingsof dwelingsarisng fromfinancid incgpability of thedlottees.
In some cases, alottees are known to have sub-leased part of their plotsto othersfor re-
dengfication andinfact non-development of primelocationswithin layoutsiscommon. All
these hampers the processes of creating viable sites for housing development and
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devel opment agencies need to be more cautious of thesehabits. Thirdly, many fundshave
been wasted in the provision of infrastructure (Amdii, 1993). Theplotsarenot usualy of
the same size and where such occurs; large quantities of infrastructurearerequired. Such
apractice should be left to the private land market where variationsin plot sizesare
tolerable. Inthefaceof increas ng government shedding of itsinvolvement indirect housing
supply, the situation with government layouts contributesto the elimination of thelow
incomegroup fromgovernment * housing’ schemes. Thisisso because; high density houses
required by thelow income group by virtue of their low incomeare neither tolerated nor
lucrativeto all ottees of government plots. By the provision of most building regulations,
only about 35% of such plotsare permitted for devel opment -asagainst 65% in private
areas(Amdii, 1993). Theeimination of thelow income earnersbecause of the pricesof
thesitestend to defest the blossom objectives of governments' attemptsto meeting demand
for land asabasic need. Asat now, thehousing market ischaracterized by theinterplay of
market forcesand the pricing system itsalf which isbeyond the control of the government,
thisisbecausein real market situation pricing can not beinfluenced by external forces
irrespective of any legal mechanismthat may bein place. A moremundanefactor that has
compounded the problem of thelow income group hinges on location question.

The National Housing Policy hasstressed the utilization of housing locationasa
virile*instrument for population distribution in order to minimize associated problems of
transportation and services’ National Housing Policy, 1991, p.12). Onthe contrary, Site
and Services have been located in areas farther away from the hub or centers of the
towns-afactor that may beunderstood in termsof whereland isavailable at affordable
rate. Although sitesand services scheme has been successful in meeting housing needs of
low-income familiesin other countries Like Kenya, Ghana, South-Africa, Pakistan,
Indonesiaand Cuba, it failed inthe Nigerian case becauseit could not effectively bring
within the reach of the low income group. This was mainly as aresult of the high
infrastructural standardsemployed, inequitabledistribution of infrastructura facilitiesand
limited scale of the project compared with demand. And as such, the scheme benefited
more of the higher income group to the detriment of thelow incomegroup.

Effectivenessof L ow and Medium IncomeHousing Provision in Nigeria

Governments have been devel oping sitesand services schemesin most citiesin Nigeria,
but they have been paying little emphasison the management of such schemes. Sitesand
Servicesmust havefuturistic approach to ensure sustainability. The past systemsof mere
lay-outing by private devel opersor lay-outing with part-provision of facilitiesby government
isnot keeping to therule of sitesand services scheme hence can not guarantee sustainable
development. Apart from acquisition and preparation of layout drawings of the site, the
infrastructural facilities should be provided to guarantee thefirst aspect of the scheme-
devel opment, and then followed by proper monitoring to ensure continuousfunctioning of
such facilities otherwise called scheme management (Lawal, 2000). Itisonly whenthese
two aspectsare achieved that we can say that thereissustainability. Theaarming scenario
about most siteand services schemesin Nigerian citiesisthat of schemeavailability with
nonfunctiondity. Stesarelaid-out but thefacilitiesareether not provided or when provided,
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they are providedin part and vandalized dueto | ate all ocation and occupation. Evenwhen
providedinfull, they arenot functioning, becauseavailability doesnot guaranteefunctiondity.
Wheninfrastructuresare provided, therewill befacilitiesprovisonbut it isonly when such
facilitiesarefunctioning that wecan call suchasarvice. Facilitiesavailability ensureservices.
For example, when public water supply facilitiesare provided in ascheme, in terms of
provison of supply pipenetwork that would betermedinfrastructureprovison or availability
of facility. Servicesissaid to berendered when thewater isconstantly flowingin such pipe
network, but when water isnot flowing therein, thereisno service. Thistrandatestothe
fact that most of the schemesin Nigerian citiesare having siteand facilitiesbut not with
servicesi.e withtechnical infrastructurewithout utilities. Itisalso aknown fact that the
vaueof landintermsof plot on any siteand services schemeisafactor of theextent and
level of thefacilitiesand services providedin such schemes. Eventhesiteitsdf intheform
of layout are adjusted and viol ated so that the schemeorigindity disappearsasthescheme
isageing. The planning provisonswereviolated and at timestampered with impurity. The
first and second phase of federal government sitesand servicesindi cated that the schemes
has bulk for medium density and mgjority of them are at beaconing stage of devel opment
(table2 and 3).

Inherent Advantages of Sitesand Services Schemeto Nigeria

Theunderlying principleof sitesand servicesproject isthat authoritieswould providethe
land and theinfrastructural facilities, whiletheindividua and hisfamily who arealocated
the serviced plot proceed to build their housesin accordance with approved plansbut of
their own choice (Nationa Housing Policy, 1981). According to Aribigbolaand Ayeniyo
(2012) insitesand services scheme, the government or itsagency will beableto provide
infrastructural serviced plotsfor individualswho arethen encouraged to erect their own
typeof buildings. Inthe gpproach, the schemeland isfurnished with accessroads, drainage,
water, sewage, electricity and avariety of other individual aswell ascommunity services.
Theschemegenerdly entail s publicfinancial commitment for land acquisition, planning,
design andinstalation of basicinfrastructure, such as paved roads, water and electricity
beforethesitesare allocated on leasehold basis, to the public for housing devel opment
(Izeogu, 1987). With the strategy, thelow income groupswill have easy accessto land
which may not be as easy as getting acompl eted house by purchase.

By phasing congtruction over alength of time, theowner canimprovehisdwelling
according to hisfinancial capacity. Inthewake of this, the National Housing Supply will
increase and this hel psto reduce the acute housing shortage in the country generally.
Another important areain which the strategy offersgood prospect relatesto effectiveand
efficient urban planning, devel opment and management. With Site-and-Services Scheme,
plotswill bewell laid out and servicesprovided, thus, providing aframework for monitoring
and controlling development. Besides, the strategy will reducethe direct involvement of
government in housing construction, thereby reducing the prohibitive costs of building
government housing estateson the part of government and reducing the cost of construction
through the economy of scale. The strategy a so hel psto reduce wastages and conserve
government resources. |n addition to the above, the approach affordsthe low-income
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household the opportunity of benefitting frominfrastructura facilitiesand servicessuch as
pipe-bornewater, paved roads, health facilities, and in some caseswater-borne sewage.
Thisiscapable of solving the problem of sub-standard housing, over crowding, lack of
utilitiesand poor environmental conditionsassoci ated with spontaneous development in
most of the urban centresin Nigeria; but asgood asthis programmewould havebeenin
solving housing problemsof low incomegroup.

L essonsfor Low and M edium IncomeHousing Devel opment

Thelessonsto belearned which will be beneficia to theNigerian citiesisthat all of the
projectswere based on the understanding that poor peopl e possessinherent capabilities,
which can bejudicioudy harnessed if given necessary support. Successesrecorded by the
projects have a so buttressed thisnotion. Housing for the poor should be seen asboth a
product and aprocess (Agbola, 1998) and an effectivevehiclefor individual actudization
of community devel opment, cohesion and empowerment. In the processof building their
houses, residentswill have ample opportunity for social interaction and support. Skills
acquiredinthe process of building al so give people confidence and opportunitiesfor
employment and incomegeneration. Evidencefrom these countrieshas confirmed that for
housing to impact on the low income peopl e, the people have to beinvolved in such
housi ng scheme. Thispartnership hasto beinitiated right from the conception stage of the
scheme and the people carried a ong through the various stages of design, specification,
implementation and post construction stages.

Theparticipation of thepoor inlega housngwill integratethem better into society,
thereby enhancing their self esteem aswell astheir bargaining power, asreveded fromthe
case-studies. It will aso engender ahighlevel of residents’ satisfaction withtheir houses
and neighbourhoods. Thisisbecausethey will participateat al level sof theproject. Close
interaction between househol dsand support groups enabled both groupsto work together
inidentifying best optionsto meeting household needs. Housing should not beseenasa
wasteful drain of scarceresources, rather it should be seen asavita catalyst for poverty
alleviation, income generation and empowerment amongst other benefits. Thereisneed
for programme designers/promotersto befamiliar with reditiesand chalengesof housing
intheareaswherethey wishtointervene. For planning to beredlistic and successtul, it has
to be based on redlistic datawhich isthe product of sustained research, devel opment and
documentation. The projectsenjoyed technical support from dedicated professionalsin
the Cuban case; about 630 architectswere gainfully employed.

Professiona sin Nigeriado not givethefocuson low-incomehousing thusgiving
riseto increase in the level of unemployment amongst architects, use of quacks by
prospective home owners and their associated menace. It is often believed that [ow-
income peopl e cannot pay. However, evidence from the case studies show that low-
income housing can bealegitimate source of incomefor professonas. Although thereturns
from provision of housing for the poor may not bemuch, but, when therate of turnover is
consdered, theincomeaccruing fromlow-income hous ng can besubstantial and sustained.
Thisisbearinginmind themagnitude of |ow-incomehous ng needsin the country. Adopting
thisstrategy hasbenefits; itwill providejobfor architects. It will ensure proper devel opment
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of housing with expected improvement on quality of life. With more people being ableto
afford the servicesof architects, therewill be more effective demand, which will lead to
more housing devel opmentswithout associated linkages.

Table1: FH.A Sitesand Serviced lands

Sate Location Residential Commercial Religious No of Plots Total
Abuja Asokoro 10 08 - 18
Abuja Maitama 30 27 - 57
Abuja Kado | 08 36 01 45
Abuja Kado Il 15 - 15
Abuja Karu | - 03 - 03
Abuja Karu Il 19 - 19
Abuja Kubwa | 14 57 - 71
Abuja Kubwa Il 36 42 04 82
Abuja Kubwa Il 04 10 02 16
Abuja KubwalV 12 32 01 45
Abuja Gwarpinpa Il 1157 721 18 1896
Lugbe 1231 302 14 1547
Lugbe Ext. 17 02 - 19 3833
Lagos Festival Town 2366 1673 34 4073
Lagos Ipaja Town 250 27 - 277 4350
Rivers  Rumubeme 07 16 - 23
Rivers  Trans Amadi 200 48 - 248 271
Kano Sharada 337 97 2 436 436
Kaduna Goni Gora 30 05 02 37 37
Benue  Markurdi 31 - 31 31
Sokoto  Runjin Sambo 05 02 02 09 09
Imo Egbeada 43 - 43 43
Imo Irete Owerri 912 04 - 916 916
Source: Federal Housing Authority, Abuja, Nigeria(2010)
Table 2: Federal Governments sites and services project progress Chart for phase |
State L ocation Consultant Density Medium High No. of Stage of Site
low Plots Development Area
Kwara Ikorin Molg Consultant 140 623 163 Beaconed 147.27
Imo Owerri Hambi Plan 184 532 716 Beaconed 102.48
Kano 11 1Takum- URD (DIV) 23 179 134 393 Beaconed 85.74
Takun- Tava in house System
Tawa Planning group
Sharanda Sharada 99 26 125 Beaconed
Anambral Trans- URD (DIV)
Ekulu in House 141 141 Progress 29.91
Enugu 1 Onitsha 49 59 106 44.98
Ondo Akure Molaj Consultant 189 420 608 Beaconed 116.05
Lagos Isheri- City Beautiful Beaconed 240.69
Olofin Association 332 152 787 1271 provision of
Infrastructure
in progress
Rivers|I Eoji URD (DIV)
Reemuene in House 15 120 49 184 Beaconed 24.02
Lagos | Abesan Franktai
Site Associates Beaconing
Aboru 224 1,292 284 1800 in progress 271
Lagos I1 Abesan Plutran Planning
Site | Consultant Beaconing
(Suberu-Oje) 90 802 197 1907 in progress 160
Lagos 111 I sheri City
Olorin Beautiful Beaconing
Phase 11 Association in progress 285
Oyoll Maniyall Environ State 68 69 202 Submitted
final drawing
Ayunre Planning 65 85 31 164 119
Oyo Il lwo Road Con. Urban To submit
Dev. Consult 46 draft final 50
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Bauchi Bauchi URD (Div) Final

Town in House 41 133 106 208 drawing
submitted 58.34
Borno Maidugrui Urban Submitted
Phase | Design final
Associate Drawing 100

CONCLUSIONAND RECOMMENDATIONS

Sitesand services schemeisan approach which has been adopted by many developing
countries, including Nigeriato provide hous ng for the poor and under-privileged inthe
society who cannot afford therising cost of constructing houses and because of the high
standards established by the government. Housing for poor householdsisincreasingly
becoming an emoativeissue and amajor source of concern not only to the poor but asothe
affluent. Inadequate housing isamajor and visible dimension to poverty. Hitherto, the
poor were seen as a helpless bunch that could not do anything for themselves. The
government should not only be concerned about devel opment of sSiteand servicesscheme
but should be particul arly concerned about the functionaity and proper maintenance of the
facility provided to the scheme becauseinability of thesewill not maketheimpact of the
schemeto befully felt. Nigerian government should, therefore, ensure monitoring of
development of Stesand servicesschemeand avoid rather than encouraging land hoarding
becauseit hindersdevelopment. Thisisreflectedinthe case of Lekki schemewheresome
plotsof land have changed hands many timesand still remain bare.

Thereisno doubt inthefact that L ekki scheme hasbeen converted to aspeculative
schemeand government isencouraging thisby theoretically indicatingin thetitle document
that theland should be developed by allotteewithin 2 yearsor elseit will beforfeited. In
reality government hasbeen aiding thisattitude by collecting 10% consent feefromthe
peoplefrom transferring such plotsover theyears. Therefore, theresultant effectsisthat
theland remain barewhiletitle changes handsin multipletime. Also, theincessant practice
of partitioning part of aplot to another semi-allotteeillegally should be checked by the
appropriate authority because thisisanegativereflection. The practice of spontaneous
destruction of informal housing and settlementsinthemgor urban areashoul d be stopped,
and be replaced withamore urban poor friendly policy of upgrading and provision of Sites
and servicesfor informal housing. Destroying informal housing put up through self-help
effortsby poor urban residentsisnot cons stent with the concept of poverty aleviation, it
smply aggravates poverty by rendering more people homeless, endangering their health
and livelihood by further depl eting their meager capital.

In sofar asall theforegoing recommendationsrequire land for their effective
implementation, the general complain of people about the 1978 land useAct currently
muchvilified for themultiplewaysit hasinhibited |and devel opment in the country, should
be expunged from the constitution and be replaced with aproperly redesigned legidation.
Conclusively, themanagement of siteand servicesschemeshould berevisited, redesigned
and madein linewith the socio-cultura attributesof theloca communitieswherethey are
to be sited becauseauniversa approach may not be suitablefor al communitiesinNigeria,
giventhediversity of value, cultureand socia valuesand natural environmental settings.

International Journal of Economic Development Research and Investment, Vol. 6, No. 2, August 2015 49
ISSN: 2141-2731



Thegovernment should encourage beneficiariesof Steand servicesschemeto pull resources
together to speed up devel opment process and to reduce the housing devel opment costs.
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