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Abstract 
The provision of adequate housing is one of the major roles of Government. 

In line with this, Governments have continued to adopt various housing 

policies and strategies in other to meet up with the herculean task of 

provision of adequate, affordable and sustainable housing for the populace 

as well as reducing housing deficit in the country. In line with the foregoing, 

the study examined Lagos State housing delivery strategies as a remedy to 

reducing housing challenges in Lagos State. The target populations for the 

study are the practicing Estate Surveying and Valuation firms in Lagos as 

well as the officials of the Lagos State Ministry of Housing. Primary and 

secondary data were adopted for this study; primary data was collected 

through the administration of structured questionnaires and analysed using 

descriptive statistics, weighted mean score and factor analysis. The 

secondary data was retrieved from the records of the Lagos State Ministry 

of Housing. The study revealed that the major challenges associated with 

housing delivery include unavailability of finance, mortgage and interest 

rate; high cost associated with land acquisition difficulty of access to land 

amongst others. The results of the Bartlett’s test of sphericity showed a 

value of 1286.389 with p = 0.000 and the KMO statistics was 0.767 while 

five (5) dimensions were identified which explained 73.452% of the total 

variance. The study further revealed that the major housing delivery 

strategies adopted by the Lagos State Government since the first National 

Development Plan include direct construction of housing; development of 
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new towns through infrastructural development;  establishment of a 

building society, Lagos Building Investment Corporation (LBIC); 

introduction of Lagos Home Ownership Mortgage Scheme (LagosHoms); 

Rent-to-Own scheme; rental housing policies; outright payment schemes; 

affordable mass housing; equity partnership housing; mixed partnership 

amongst others. The details of the various housing estates been developed 

by the Lagos State Government in the different areas of Lagos State showed 

that the Government is still on the path towards reducing housing deficit 

through the provision of public housing to its teeming population.. It must 

be stated without doubt that the Government efforts alone cannot 

completely eradicate housing challenges as well as the provision of housing 

for its teeming population. Hence, the importance of investment by private 

investors, involvement of stakeholders in the public-private partnerships 

cannot be over-emphasized in ensuring adequate housing delivery. 

 

Keywords: Housing, Housing Delivery, Housing Delivery Strategies, Housing 

Challenges, Lagos State. 

 

Introduction 
Housing is no doubt a basic essential 

to every man in all parts of the world 

and has been described as the foci of 

growth and economic development 

with resultant effects on family, 

mental health and the overall 

development/civilization of a country. 

Similarly, Fadamiro, Taiwo and Ajayi 

(2004) asserted that housing is very 

fundamental to the welfare, survival 

and health of man while Aribigbola 

(2006) corroborated that housing is a 

very crucial and basic need of every 

human being just as food and clothing. 

It therefore suffices to note that 

housing is not only a building but also 

comprises all inbuilt amenities that 

make life comfortable for the 

inhabitants (Zanuzdana, Khan and 

Kraemer, 2012).  Thus, the 

performance of the housing sector is 

one of the yardsticks by which the 

health and development of a nation is 

measured. 

In spite of the importance of housing 

and its associated challenges, housing 

delivery problems keeps escalating 

despite the various policies, 

programmes and strategies adopted by 

the public and private sectors (Ibem, 

Anosike and Azuh, 2011). Similalry, 

Aluko, Olaleye and Amidu (2012) 

noted that most developing countries 

are faced with a daunting task of 

providing adequate accommodation 

for the urban population thereby 

resulting in diverse housing problems 

and challenges. Hence, Ibimilua and 
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Ibitoye (2015) noted that housing delivery is a problem that is peculiar to most 

countries irrespective of its state of development either as a developed or 

developing Country inclusive of Nigeria.  

Nigeria, a developing country with a projected teeming population as at today 

estimated to be of over 205 million and a vast housing market has a home deficit 

estimated at about 17 million (Lagos State Government Affordable Housing 

deal Book, 2018). Hence, several policies and programmes have since been 

formulated towards the reduction of housing deficit. However, the total 

resolution of the challenges associated with housing and the reduction of 

housing deficit in the country remains unresolved. Hence, it has been asserted 

that housing delivery in Nigeria is a highly contentious and politicized issue that 

has been of great concern to many stakeholders including administrators, 

scholars and the general public. This is further evident in the large array of 

demand for housing, increased housing deficits as well as various problems 

associated with housing delivery based on several presentations, notes, press 

briefing, conferences, researches and contributions on the challenges of housing 

and housing delivery in Nigeria (Federal Republic of Nigeria, 1991; 

Akinmoladun and Oluwoye, 2007; Ademiluyi and Raji, 2008 amongst others).  

In Nigeria, there are various dimensions of housing problems which include 

housing shortages (qualitatively and quantitatively), homelessness, government 

shortsightedness about the needs of the people and access to land. Also, house 

cost in relation to specification and space standard, high interest rate, poverty, 

high rate of urbanization, high cost of building materials, rudimentary 

technology of building amongst others are influenced by the influx of people 

into urban areas. Other problems include natural population increase and 

inadequate responses by the government (Iyagba and Asunmo, 1997; Adedeji, 

2005; UN-HABITAT, 2006; Daramola, 2006).   

Similarly, several studies such as World Bank (2008); Olotuah and Bobadoye 

(2009); Jiboye, (2011) amongst others attest to the above described problems 

and further noted that  Nigeria has been no exception to this trend as it has one 

of the highest urban growth rates in the World with its attendant housing 

problems and challenges. These problems have become more critical in the 

cities, where huge housing supply deficits, dilapidated housing conditions, high 

cost of housing as well as proliferation of slums and squatter settlements exist 

which are more evident in Lagos State; the focus of this study. The acute 

shortage of housing and housing problems in Lagos State can be traced to the 

continued flow of population from other states and neighbouring West African 

countries which was influenced by industrialization, commercialization and 
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concentration of heavy industries, business enterprises, multi-national 

Corporations and government agencies. Unfortunately, the high population 

growth was unaccompanied by steady growth of housing stock as a result of so 

many factors despite the virtually small land size of Lagos State. This resulted 

in heavy disparity between demand and supply in the housing market which 

therefore results in high rents for available house, increased demand for 

residential properties as well as serious competition for the available land areas.  

It is important to note that Nigeria like other developing countries has put 

emphasis on the provision of decent and affordable housing for the low and 

medium income groups. In this regard, so many housing policies and 

programmes have been implemented even in Lagos State which has been a 

major driver towards the achievement of efficient housing delivery to its 

teeming population. In the last two decades, several housing schemes have been 

developed by the Lagos State Ministry of Housing and other Lagos State 

agencies and parastatals using different housing delivery strategies towards 

mitigating housing delivery problems as well as the reduction of housing deficit 

in the State. 

Furthermore, the Lagos State Government Affordable Housing deal Book 

(2018) asserted that the Federal and Lagos State Governments have taken 

strides to provide an avenue for reducing Nigeria’s 17 million housing deficit 

in an affordable yet profitable manner as the government is framing its housing 

agenda on addressing legislative hurdles around housing and producing one (1) 

million standardized affordable housing units yearly. However, the Government 

has not been able to produce enough houses to meet the housing demands of 

Nigerians. Even with an earlier designated goal of 200,000 new housing units 

per annum, only 37,650 housing units, or 19% were actually built. This 

therefore raises a major question on the reduction of housing deficits and 

adequate resolution of housing problems in the country. Nonetheless, it must be 

noted that Government efforts in the provision of public housing through 

efficiently housing delivery strategies is gradually yielding efforts. However, 

more needs to be done in the area of public housing provision. In the view of 

Olayiwola, Adeleye and Ogunshakin (2005), Government provision of housing 

through public housing is also a social, environmental, political and economic 

approach& necessity aimed at supporting peace and stable development of the 

country. 

According to World Bank (2016) report, the importance of the housing sector 

is well acknowledged in various States’ development programmes as different 

State Governments in Nigeria have similar programmes of housing provision 
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directed towards reduction in quantitative shortage of housings and housing 

deficits which were mainly executed through the State Ministry of Housing, 

Housing Corporations or Property Development Authorities and other 

Government parastatals of the various States. These agencies embark upon the 

construction of houses in estates/schemes for the general public. The Lagos 

State Ministry of Housing is saddled with responsibility of the delivery of 

affordable and adequate housing units for the teeming population by fulfilling 

one of the major functions of the State government. The importance of 

Government efforts in housing delivery; mitigating housing challenges and the 

reduction of housing deficits in the State cannot be overemphasized. Hence, this 

research tends to examine Lagos State housing delivery strategies with a view 

to proffering relevant recommendations towards solving housing delivery 

issues in Lagos State, Nigeria.  

 

Literature Review 

Concept of Housing 

Oladapo (2006) noted that adequate housing provides the foundation for stable 

communities and social inclusion; essential necessities of human life and a 

major economic asset in every nation Nigeria. The National Housing Policy 

(NHP) (2006) defined housing as the process of providing functional shelter in 

a proper setting in a neighbourhood supported by sustainable maintenance of 

the built environment for the day to day living and activities of individual and 

families within the communities. Furthermore, Oyebanji (2007) defined 

housing as shelter (residential structure) together with all social services and 

utilities such as road, drainage, electricity, health and security services among 

others that make a locality liveable. In another definition, Olatubara (2007) sees 

housing in its immediate definable neighbourhood as encompassing all the 

ancillary services and community facilities which are necessary to human well-

beings. Olatubara (2007) further described housing as the physical structure that 

humans use for shelter and the environment of that shelter, including equipment 

and devices needed or desired for the physical, mental, health and social well-

being of the household or individual. From a sociological perspective, Olutayo 

(2007) views housing as having a life of its own because people live in it. 

Olutayo (2007) thus regarded housing to be about people and for people living 

within it. This is because people determine the nature, forms and uses to which 

houses are to be put. Furthermore, Oladapo (2006); Leong (2009); and Onifade 

(2013) affirmed that housing is a major factor impacting on the health, safety, 

socio-economic and political life of the occupants and the overall aspect of 

human endeavour.  
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Housing Delivery System 

Tomori (2014) noted that housing delivery is a combination of many 

interrelation processes which include: the production of new houses; the 

renovation and rehabilitation of existing units; and the distribution of both the 

old and the new units to those in need of them. The processes involved in the 

delivery system are carried out either through the public institutions, private 

organizations or individuals which are classified into formal and informal 

housing delivery. 

 

Formal Housing Delivery 

Formal provision of housing units in urban centres, particularly the State 

capitals, takes various forms including: direct housing construction by the 

Federal State and Local Government; provision of serviced plots in government 

layouts; provision of mortgage finances; and the use of housing subsidies to 

encourage housing consumption (Babatunde, 1994 and Tomori, 2014). 

 

Informal Housing Delivery 

According to Babatunde (1994) and Tomori (2014), there are six main channels 

through which the informal sector provides housing. These are through the 

merchant builder; prefabricators; builder investors; on-site builders; land 

developers; and Cooperatives. Builder investors develop large numbers of 

(rental) income generating properties on a given site and retain ownership and 

management control. 

This paper focuses on housing delivery strategies adopted by the Lagos State 

Government through the different housing policies and programmes such as the 

First National Development Plan (1962-1968); Second National Development 

Plan (1971-1974); Third National Development Plan (1975-1980); Fourth 

National Development Plan (1981-1985); Military Government (1986-1999); 

Civilian Government (1999-2020) amongst others. 

 

Literature Review on Housing Delivery and Housing Problems in Nigeria 

Olotuah and Aiyetan (2006) conducted a study on sustainable low-cost housing 

provision in Nigeria: a bottom-up participatory approach. The study asserted 

that a large proportion of Nigerian belong to the low income group and 

generally lack the wherewithal to make effective demand for housing stock as 

adequate housing is priced out beyond their economic reach. The study 

therefore posits that public sector intervention in this regard has been largely 

unsuccessful. It asserts that for low-cost housing to be sustainable it requires a 
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bottom-up, participatory approach. This, it posits, should involve local housing 

cooperatives and associations, local Government Councils, and rural 

communities. Furthermore, Akeju (2007) conducted a study on the challenges 

to providing affordable housing in Nigeria and the study revealed that though 

the goal of providing affordable housing can be achieved, necessary ingredients 

have to be put in place for the achievement of affordable housing in Nigeria. 

With the importance of affordable housing and incorporation of sustainability, 

Olotuah and Bobadoye (2009) reviewed public sector intervention in the 

provision of sustainable housing provision for the urban poor. The study also 

corroborated the findings of Olotuah and Aiyetan (2006) and asserted that the 

bottom-up approach, involving the direct participation of the local communities, 

is vital in ensuring sustainability in housing provision.  

Furthermore, Ademiluyi (2010) researched on historical perspective of policies 

and programmes on public housing delivery strategies in Nigeria. The study 

reviewed various housing delivery strategy taken by government in Nigeria 

over the years and revealed that Nigeria’s impressive housing policies and 

programs are rarely implemented or haphazardly implemented. The study 

concluded that housing delivery strategies in the country is a classical example 

of politics of many words, but little action. The study however suggested that 

urgent steps need to be taken to bring about the much needed improvement and 

transformation in the Nigerian housing sector. 

With respect to housing problems and challenges, Ibem et. al (2011) 

investigated the contextual and organizational challenges in public housing 

provision in Nigeria in the post independence area. using data from a survey of 

fifteen (15) public housing agencies in southern Nigeria which were analysed 

using descriptive statistics. The study found that scarcity of housing finance, 

lack of consistency and continuity in housing policy formulation and poor 

implementation strategies, unfavorable political environment and declining 

population of tradesmen in the construction industry were key contextual 

challenges militating against public housing provision. Similarly, Joseph, 

Eja,Felix and Judith (2012) researched on an assessment of housing delivery in 

Nigeria: Federal Mortgage Bank scenario. The findings of the study indicated 

that in 2002 to 2005, the Mortgage Finance Bank was able to mobilized 

N19.175 billion compared to 1992 to 2002 with a value of N11.451 billion 

showing a growth rate of 82%. It was discovered that the bank granted loan 

value of N4.531 billion to 4,151 National Housing Fund contributors to either 

build or renovate their houses. Nevertheless, the Mortgage Finance Bank has 

recorded little or no success but has appreciably improved in terms of fund 
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mobilization which has aided increase in housing delivery in Nigeria. In 

addition, Adenuga (2013) examined the factors affecting quality in delivery of 

public housing projects in Lagos State, Nigeria. The study revealed that the aims 

and objectives of quality assurance are easily compromised and frequently lost 

since it relies heavily upon the individual contributions to implementation from 

each designer, contractor, supplier and sub-contractor. Furthermore, Kalu, 

Agbarakwe and Anowor (2014) examined an alternative approach for the 

realization of improved housing for all Nigeria through National Housing 

Policies. The study came to the inescapable conclusion that housing is a social 

responsibility which cannot be left to the free play of market forces. 

 

Study Area and Methodology 

The study area is Lagos State which is the smallest state in Nigeria with a 

geographical area of about 356,861 hectares of which about 21% equivalents to 

75,755 hectares are wetlands. Over 91% of the total population lives in the 

metropolis with a population density of about 20,000 persons per square 

kilometer in the built-up areas of Metropolitan Lagos. The occupancy ratio is 8 

– 10 persons per room with 72.5% of households occupying one-room 

apartment (Lagos State, 2020).  

Adequate housing in Lagos State has always been a challenge in view of rapid 

urbanization which has led to tremendous increase in population. While the 

growth of the population in the metropolitan Lagos has assumed a geometrical 

proportion, the provision of urban infrastructure and housing to meet this 

demand is, not at commensurate level. This has resulted in acute shortage of 

housing to the teeming population with Lagos alone accounting for about 2.5 

million deficit of the estimated national housing deficit of 17 million. Lagos 

State is home to over 20 million inhabitants with an estimated 86 people 

relocating to the State every hour, housing deficit in Lagos is a real issue with 

affordability worsening because more people are chasing a limited supply of 

real estate (Lagos State, 2020). 

The research design is a survey research and uses both primary and secondary 

data. The primary data was collected via the administration of questionnaires to 

the target population while the secondary data was derived from the records of 

the Lagos State Ministry of Lands and Housing. Hence, the target population of 

this study comprises the practicing Estate Surveying and Valuation firms who 

are involved in real estate construction as well as the officials of the Lagos State 

Ministry of Housing. The sample frame of practicing Estate Surveying and 

Valuation firms in Lagos was derived from the online directory of the Nigerian 
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Institution of Estate Surveyors and Valuers (2020) which reveals that there are 

385 (Three Hundred and Eighty-five) firms in Lagos. Sample size reduction 

formular was adopted which resulted in 132 firms.  

 Thus, for the purpose of this study, the 132 practicing Estate Surveying and 

Valuation firms were considered as the sample size. Structured questionnaires 

were randomly administered on firms to elicit information on the challenges of 

housing delivery in Lagos. 

Questionnaires were sent out to each of the respondent’s, thus a total of One 

Hundred and Thirty-two (132) questionnaires were sent out to the occupants of 

which a total of 94 representing 71.21% were completed and retrieved which 

was then used for the analysis. Descriptive statistics, likert scale and factor 

analysis was employed to analyze the data.  

 

Data Presentation 

Table 1: Characteristics of Housing developments in Lagos  

Housing Characteristics Frequency Percent 

 Type of Building   

 

Flats 54 57.4 

Bungalow 17 18.1 

Duplex 23 24.5 

Total 94 100.0 

 Year the Property was Built   

 Before 1980 1 1.1 

 1981 – 1990 7 7.4 

 1991 – 2000 27 28.7 

 2001 – 2010 47 50.0 

 2011 till Date 12 12.8 

 Total 94 100.0 

 The Size of the Property   

 less than 450 sqm 65 69.1 

 451sqm - 500sqm 11 11.7 

 501sqm - 600sqm 6 6.4 

 601sqm and above 12 12.8 

 Total 94 100.0 

 Amount Paid as Rent   

 #100,000 - #500,000 1 1.1 

 #500,001 - #1,000,000 4 4.3 

 #1,000,001 - #1,500,000 27 28.7 

 #1,500,001 - #2,000,000 33 35.1 
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 Above #2,000,000 29 30.9 

 Total 94 100.0 

 Physical Condition of the Property   

 Bad 6 6.4 

 Fair 38 40.4 

 Good 50 53.2 

 Total 94 100.0 

Source: field survey, 2020 

 

Some of the characteristics of the housing investments embarked upon by the 

Estate Surveyors and Valuers engaged in development of housing showed that 

the major property type of houses constructed include flats and duplexes which 

represents 57.4% and 24.5%. A review of the activities of the Lagos State 

Ministry of Housing showed that the Ministry is majorly involved in the 

construction of Blocks of flats and terraces. This is also evident in the large 

numbers of terraces duplexes and flats for sale in the Lagos State property 

market. Hence, blocks of flats, detached, semi-detached and terrace duplexes 

are mostly developed and sold in Lagos State. The year of construction of most 

of the properties also showed that most of the properties were built between 

2001 and 2010 representing 50.0% while some properties were built between 

1991-2000 and a sizeable number of properties been constructed till date while 

some are still under construction. 

The size of the property further revealed that most of the land sizes are usually 

less than 450 sqm representing 69.1%. This is attributed to the difficulty of 

access to land and the associated high cost of land. This necessitates effective 

and judicious use of land for efficient development and the actualization of 

highest possible return via the high and best use of the land due to the small 

land mass of Lagos State which is 3,577 square kilometers.  The amount paid 

per annum for the properties revealed that the rental values are mostly between 

N1 million Naira and above while the physical condition of the properties are 

fair and good respectively. This is an indication of the nature of high rents been 

paid in most of the properties. 

 

Challenges of Housing Delivery in Lagos State. 

Table 2: Challenges of Housing Delivery in Lagos State  

Challenges of Housing Delivery in 

Lagos State 

SA A UD DA SDA Mean Std. 

Dev 

Rank 

Unavailability of finance, Mortgage and 

high interest rate 

82(87.2) 9(9.6) - 2(2.1) 1(1.1) 4.7979 .64890 1st 
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High Cost associated with land 

acquisition 

78(83.0) 11(11.7) 1(1.1) 2(2.1) 2(2.1) 4.7128 .78456 2nd 

High land values and difficulty of access 

to land 

72(76.6) 18(19.1) 3(3.2) - 1(1.1) 4.7021 .63635 3rd 

Inadequate infrastructure and services 70(74.5) 20(21.3) 4(4.3) - - 4.7021 .54536 3rd 

Nefarious activities of omo-oniles, land 

grabbers and harassment of 

developers 

64(68.1) 19(20.2) 7(7.4) 2(2.1) 2(2.1) 4.5000 .88900 5th 

Building Cost and high cost of building 

materials 

55(58.5) 26(27.7) 13(13.8) - - 4.4468 .72760 6th 

Inadequate Building Technology&skilled 

labour 

37(39.4) 57(60.6) - - - 4.3936 .49117 7th 

Poverty and Low per capital Income 53(56.4) 31(33.0) 5(5.3) 4(4.3) 1(1.1) 4.3936 .85783 7th 

poor research and development into 

housing and discrimination against the 

use of indigenous materials 

50(53.2) 33(35.1) 7(7.4) 4(4.3) - 4.3723 .80301 9th 

Low income levels and affordability gap 62(66.0) 13(13.8) 12(12.8) 3(3.2) 4(4.3) 4.3404 1.09302 10th 

Bureaucracies associated with land 

and building documentation processes 

61(64.9) 8(8.5) 15(16.0) 6(6.4) 4(4.3) 4.2340 1.18617 11th 

Lack of consistency and continuity in 

housing policy formulation & poor 

implementation strategies 

51(54.3) 21(22.3) 9(9.6) 9(9.6) 4(4.3) 4.1277 1.18443 12th 

weak institutional frameworks and lack 

of implementation of planning policies 

46(48.9) 24(25.5) 14(14.9) 10(10.6) - 4.1277 1.02898 12th 

Inadequate qualitative and quantitative 

housing 

62(66.0) 5(5.3) 6(6.4) 17(18.1) 4(4.3) 4.1064 1.35574 14th 

Inadequate building regulations policies 

and bye-laws 

52(55.3) 17(18.1) 13(13.8) 5(5.3) 7(7.4) 4.0851 1.25860 15th 

high rate of urbanization, Population 

and Urban Migration 

43(45.7) 23(24.5) 14(14.9) 13(13.8) 1(1.1) 4.0000 1.12642 16th 

Inflation, economic, monetary and non-

monetary policies 

51(54.3) 7(7.4) 19(20.2) 16(17.0) 1(1.1) 3.9681 1.23960 17th 

Tenure insecurity and Unfavorable 

political environment 

25(26.6) 31(33.0) 20(21.3) 12(12.8) 6(6.4) 3.6064 1.19333 18th 
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High real estate values as a result of 

increased demand without adequate 

supply 

47(50.0) 4(4.3) 9(9.6) 23(24.5) 11(11.7) 3.5638 1.56959 19th 

specification and space standard 14(14.9) 28(29.8) 37(39.4) 14(14.9) 1(1.1) 3.4255 .95590 20th 

         

Where: SA: Strongly Agree: A: Agree: UD: Undecided: DA: Disagree: SDA: 

Strongly Disagree. 

Source: Field Survey, 2020 

 

There are various problems associated with housing delivery in Lagos State. An 

analysis of some of the challenges of housing delivery showed that 

Unavailability of finance, Mortgage and high interest rate (4.7979); High Cost 

associated with land acquisition (4.7128); High land values and difficulty of 

access to land (4.7021); Inadequate infrastructure and services (4.7021); 

Nefarious activities of omo-oniles, land grabbers and harassment of developers 

(4.500) are the major challenges associated with housing delivery in Lagos 

State. The study also revealed that the difficulty in the availability of mortgages 

were as a result of the huge finance cost related to real estate, the duration of 

investment as well as the inability to foreclose on defaulters of mortgage. 

Hence, series of calls have been made for “foreclosure law” to aid loan 

collection. The findings of this study also corroborates the findings of the 

researches conducted by Akeju (2007); Olotuah and Aiyetan (2006); Olotuah 

and Bobadoye (2009); Ibem et. al (2011); Adenuga (2013) amongst others on 

the various challenges associated with housing delivery. 

 

Table 3: Factor Analysis of Challenges Associated with Housing Delivery 

Challenges Associated with Housing Delivery Component communalities 

1 2 3 4 5 

Inadequate qualitative and quantitative housing   -.797   .735 

High Cost associated with land acquisition .473    .588 .754 

Building Cost and high cost of building materials   .437  .605 .753 

specification and space standard    .710  .674 

Unavailability of finance, Mortgage and high 

interest rate 

.599   .531  .790 

Poverty and Low per capital Income  .692    .604 
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high rate of urbanization, Population and Urban 

Migration 

    .846 .795 

Inadequate Building Technology and skilled labour   .879   .835 

High real estate values as a result of increased 

demand without adequate supply 

.763     .897 

Inadequate infrastructure and services .843     .754 

Inadequate building regulations policies and bye-

laws 

   .729  .736 

weak institutional frameworks and lack of 

implementation of planning policies 

 .564 .490   .672 

Inflation, economic, monetary and non-monetary 

policies 

 .614 .477   .663 

Nefarious activities of omo-oniles, land grabbers 

and harassment of developers 

 .794    .688 

Low income levels and affordability gap .702 .431   .441 .874 

poor research and development into housing and 

discrimination against the use of indigenous 

materials 

  .484   .509 

Bureaucracies associated with land and building 

documentation processes 

   .832  .769 

High land values and difficulty of access to land .425 .416  .419  .561 

Tenure insecurity and Unfavorable political 

environment 

.748 .445    .875 

Lack of consistency and continuity in housing 

policy formulation and poor implementation 

strategies 

.452 .577    .752 

Eigen Value 6.624 3.055 2.429 1.376 1.205  

% of Total Variance 33.120 15.277 12.147 6.882 6.025  

Total Variance     73.452  

Source: Field Survey, 2020 

 

Factor analysis was further used to discern the challenges associated with 

housing development and the Bartlett’s test of sphericity showed a value of 

1286.389 with p = 0.000 and the KMO statistics obtained was 0.767. Using 

varimax rotation, the latent root criterion of 1.0 was used for factor inclusion 

and items exhibiting low factor loadings below 0.40 were eliminated so as to 

ensure a rigid and clean factor structure. Five (5) dimensions were identified 



14  africanscholarpublications@gmail.com                                                                               

 2020 

 

namely; High real estate values, inadequate infrastructure and affordability gap; 

Low income level, economic policies, land grabbers and political environment; 

Inadequate housing, building technology, planning policies; Specification, 

finance, land documentation and building bye-laws and Population, high cost 

of building materials and high cost of land. 

The five (5) extracted factors explained 73.452% of the total variance. The first 

factor was labeled “High real estate values, inadequate infrastructure and 

affordability gap” and explained 33.120% of the variance (eigenvalue= 6.624). 

The second factor was labeled as “Low income level, economic policies, land 

grabbers and political environment” and accounts for 15.277% of the variance 

(eigenvalue= 3.055). The third factor was labeled as “Inadequate housing, 

building technology, planning policies” and explained 12.147% of the variance 

(eigenvalue= 2.429). The fourth factor was labeled as “Specification, finance, 

land documentation and building bye-laws” and explained 6.882% of the 

variance (eigenvalue= 1.376). The last dimension was named “Population, high 

cost of building materials and high cost of land” and explained 6.025% of the 

variance (eigenvalue= 1.205). 

 

Housing Delivery Strategies In Lagos State. 

There is no doubt that the fact various housing policies and programmes have 

been implemented. There are different strategies articulated for housing 

delivery in Nigeria. A brief review of some of the delivery strategies as well as 

the houses and construction projects embarked on are described below: 

1. The first strategy was direct construction of Housing: During this 

process, emphasis was placed on low-cost housing to access low-income 

groups to housing. During this process, Lagos State Development and 

Property Corporation was the institution charged with the 

implementation of direct construction and was granted the sum of N 10 

million for the construction of about 1,000 low income housing units 

during the period. 

The first strategy was to complemented by self-financing industrial and 

residential estates to increase housing stock as well as link housing to industrial 

development. Lagos State Development and Property Corporation was 

therefore mandated to undertake several industrial and residential projects. 

These projects were to be developed and financed through the payment of 

ground rent, bank loans and internal resources. The details of the projects as 

well as the estimates are listed below: 

a. Amuwo-Odofin New Town Development Scheme (N 40 million) 

to accommodate about 100,000 people. 
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b. Victoria Island Scheme (N 5 million). This involved the 

construction of lettable block of flats. 

c. Dolphin Housing Scheme (N 55 million). It was essentially a 

residential housing scheme. It was designed to relieve housing 

problems in Lagos. 

d. South Surulere (to include Alaka Extension, Animashaun 

Extension N 1 million). This involved site development of 

residential estate, reclamation and drainage. 

e. High Class Residential Flats – Bode Thomas Street, Surulere (N 

2 million). This involved the construction of high class flats for 

rent. 

f. Town Expansion Schemes for Ikorodu, Badagry and Epe (N 10 

million). The project involved the construction of 1,050 dwelling 

units in the three (3) Divisional Adminstrative Headquarters at a 

cost of N 5 million, N 3 million and N 2 million respectively. 

g. Ilupeju Extension (N 15 million). The project involved site 

development for residential and industrial estates. 

h. Oshodi Scheme (N 2 million). The project involved site 

development for residential industrial estates. 

i. Omole High and Medium Residential Houses (N 3.6 million). The 

allocation was for site development and housing to replace Ojota-

Ogudu Scheme. 

j. Gbagada Settlement (N 5 million). This allocation was meant for 

reclamation, road construction, residential plots, layouts and 

drainage. 

k. Ogba Industrial / Residential Schemes (N 5 million). About 280 

industrial units and 160 units were to be developed. 

l. Isolo Ilasamaja Settlement (N .60 million. Site development work 

was to involve reclamation, road and drainage construction. 

m. Urban Renewal (N 10 million). The area that were indentified for 

urban renewal include Isale-Eko up to Olowogbowo area, Agege, 

Ikeja, Itire, Somolu, Ajegunle and Surulere. 

n. Development of Surulere (N 10 million). This development 

project consists of the redesign of houses and roads on Lagos 

State Development and Property Corporation estates at Surulere 

to prevent them from becoming slums. 

o. Office accommodation (N 3 million). The project was to involve 

the construction of office blocks for the Lagos State Development 
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and Property Corporation on the Lagos Island as well as the three 

(3) Divisional Areas. 

p. Staff Quarters (N 2 million). About 22 flats will be built to 

accommodate Lagos State Development and Property 

Corporation Staff. 

q. Iponri Redevelopment Scheme (N 0.75 million). The 

redevelopment project was aimed at providing temporary housing 

to those who will be displaced as a result of the implementation 

of the Lagos Central Shopping Precinct Scheme. 

r. Matori Scheme (N 0.50 million). The allocation was for site 

development (Lagos State Ministry of Housing, 2020). 

2. The second major strategy was the development of new towns 

through infrastructural development. This was to aid the 

accommodation or the ever-growing population or Lagos State. The New 

Towns Development Authority (NTDA) was charged with the 

implementation of the development of new towns programme (Lagos 

State Ministry of Housing, 2020).  

3. The third major strategy for facilitating provision of housing was the 

establishment of a building society, Lagos Building Investment 

Corporation which is now a company. The corporation was charged 

with the responsibility or encouraging savings for building/purchase of 

houses. Its other objective was to grant loans to prospective home owners 

who are qualified (Lagos State Ministry of Housing, 2020).  

Using the above described housing delivery strategies, several housing 

policies and programmes were adopted intermittently by Federal and 

Lagos State Governments between 1975 and 1991 in response to housing 

problems. The other housing delivery strategies adopted by the Lagos 

State Government aimed at providing access to decent accommodation 

irrespective of income class include: 

4. LagosHoms 

5. Rent-To-Own  

6. Rental Housing Policies  

7. Outright payment schemes (Lagos State Ministry of Housing, 2020).  

The details of some housing projects embarked by the Lagos State Government 

between 1999 till date is as described below. 

S/N Housing Project No of Block / Typology No of Flats/Block Total No 
of Flats 

Remarks 

1. Millennium Estate, Oko-Oba 

(Abbatoir) 

5 Blocks; 2, 3 

Bedroom 

12 60 Fully Allocated 
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2. Millennium Estate Alagbole 8 Blocks, 2 bedroom 12 96 Fully Allocated 

3. Emeka Anyaoku G.R.A Ikeja 10 Blocks; 4 Bedroom 

Maisonette 

8 80 Fully Allocated 

4. Oke-Eletu Millennium Estate 152 Blocks/ 2 
bedroom bungalow 

2 304 Fully Allocated 

5. Gbagada IIA Millennium 
Estate 

4 blocks; 3 bedroom 8 32 Fully Allocated 

6. Ojokoro II Estate 10 blocks; 3 bedroom 8 80 Fully Allocated 

7. Millennium Estate, Iloro 11 blocks; 3 bedrooms 8 88 Fully Allocated 

8. Igbogbo I 11 blocks; 3 bedrooms 8 88 Fully Allocated 

9. Amuwo Odofin Millennium 
Estate 

8 Blocks; 3 bedroom  8 56 Fully Allocated 

10. Oba Adeboruwa Igbogbo 14 blocks; 1 & 2 

bedroom 

16 224 Fully Allocated 

11. Ibeshe (Bungalow) 77 blocks; 2 bedroom 

bungalows 

2 154 Fully Allocated 

12. Oba Adeyinka Oyekan II 57 blocks; 2 in 1 duplex 2 114 Fully Allocated 

13. Ayangburen Estate 225 blocks; 2 bedroom 
bungalows 

2 450 Fully Allocated 

14. Gbagada I (Town House) 4 blocks, 8 in 1, 3 

bedroom 

4 32 Fully Allocated 

15. Millennium Estate, Ojokoro 6 Blocks / 1 bedroom 

22 blocks / 2 bedroom 
38 blocks / 3 

bedrooms 

 628 Fully Allocated 

16. Shasha Scheme 17 blocks/  bedroom 12 204 Fully Allocated 

17. LagosHoms Gbagada 2B 6 blocks/ 2, 3 

bedroom 

12 72 Fully Allocated 

18. LagosHoms Mushin 5 blocks/1,2,3 

bedroom 

5 60 Fully Allocated 

19. LagosHoms, Gbagada Baba 

Omojola 

11 blocks, 4 bedroom 

and 5 bedroom 

8 88 Fully Allocated 

20. LagosHoms Omole Magodo 12 blocks, 1,2,3 

bedroom 

12 144 Fully Allocated 

21. LagosHoms Amuwo Odofin 7 blocks/2, 3 

bedroom 

12 84 Fully Allocated 

22. LagosHoms,Randle 2 Blocks, 1,2,3 

bedroom 

2 24 Fully Allocated 

23. LagosHoms, Igando Gardens 41 blocks/ 1,2,3 
bedroom 

12 492 Fully Allocated 

On-going Schemes 

24. Sangotedo Phases I & II, Eti-

Osa 

99 blocks; 1,2,3 

bedroom flat 

1 bedroom – 4 Nos  

2 bedroom -  4 Nos 
3 bedroom – 4 Nos 

1,188 Scantly 

Allocated 

25. Igbogbo IIB, Ikorodu 30 Blocks 1,2,3 
bedroom flat 

1 bedroom – 4 Nos  
2 bedroom -  4 Nos 

3 bedroom – 4 Nos 

360 Un Allocated 
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26. Ajara, Badagry 35 Blocks 1,2,3 
bedroom flat 

1 bedroom – 4 Nos  
2 bedroom -  4 Nos 

3 bedroom – 4 Nos 

420 Unallocated 

27. Ibeshe LagosHoms, Ikorodu 20 Blocks 1,2,3 

bedroom flat 

1 bedroom – 4 Nos  

2 bedroom -  4 Nos 
3 bedroom – 4 Nos 

240 Unallocated 

28. Lekki II Housiing Estate 7 Blocks 2,3 bedroom 
flat 

2 bedroom -  8 Nos 
3 bedroom – 4 Nos 

84 Unallocated 

29. Gbagada IIB 6 Blocks 2,3 bedroom 

flat 

2 bedroom -  8 Nos 

3 bedroom – 4 Nos 

72 Unallocated 

30. Iponri Housing Estate, 

Surulere 

11 Blocks 2,3 bedroom 

flat 

2 bedroom -  8 Nos 

3 bedroom – 4 Nos 

132 Scantly 

Allocated 

31. Odo Onosa / Ayandelu 

Scheme 

15 Blocks of 3 

bedroom Terrace 
26 Blocks of  3 

bedroom Flat 
21 Blocks of 2 

bedroom flat 
6 Blocks of 1 bedroom 

flat 

3 bedroom 

Terrace – 4 Nos 
3 bedroom -  6 Nos 

2 bedroom – 12 Nos 
1 bedroom – 24 Nos 

660 Scantly 

Allocated 

32. Egan-Igando Type A& B 6 Blocks  
2 bedroom flat 

Type C 35 Blocks 

2 bedroom flat 

Type D 12 Blocks  

2 bedroom flat 

2 bedroom -  18 
Nos 

 
2 bedroom – 6 Nos 

 
2 bedroom – 6 Nos 

378 Fully allocated 

Source: Lagos State Ministry of Housing, 2020 

 

The details of the various housing estates showed that the Government is still 

on the path towards reducing housing deficit through the provision of public 

housing to its teeming population. It must therefore be emphasized, that 

Government efforts alone cannot completely eradicate housing challenges as 

well as the provision of housing for its teeming population. Hence, the 

importance of private investors as well as public-private partnerships. 

Furthermore, the Lagos State Ministry of Housing has set aside land in strategic 

locations where they seek partnership and investment to develop housing 

schemes under the following housing delivery arrangements: 

8. Affordable Mass Housing:  The Lagos State Government will provide 

titled and unencumbered land in strategic areas of Lagos State; provide 

basic infrastructures such as roads, drainage, water, sewage and 

electricity from public funds earmarked for such purposes while the 

interested developers/ investors will develop the properties according to 

agreed specification and there would be joint marketing and sale of 
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housing units from inception and through the project including off plan 

sales. In all, profit sharing would be based on the percentage of 

contribution of each party and collected at the point of sale (Lagos State 

Ministry of Housing, 2020). The first of its kind is the development of 

252 units of 2 bedroom bungalow at Idale in Badagry by the Lagos State 

Ministry of Housing in partnership with Echostone Nigeria. 

9. Equity Partnership Housing: Through this process of housing 

delivery, the Lagos State Government will provide titled and 

unencumbered land in strategic areas of Lagos State while the 

developer/investor will arrange for and provide fund for the project. In 

addition, the developer will be responsible for constructing the buildings 

and supporting infrastructure while both parties will jointly market the 

properties off plan and or on completion. The profit sharing would also 

be based on the percentage of contribution of each party (Lagos State 

Ministry of Housing, 2020).. 

10. Mixed Partnership: In the mixed partnership strategy, unencumbered 

land is provided by any party other than the Lagos State Government 

while the Government will verify the title and status of the land and 

undertake feasibility and viability appraisal of the project. The Investor/ 

Financier will arrange for and provide fund for the project and will be 

responsible for constructing the buildings and support infrastructure. The 

parties will share profit according to contribution (Lagos State Ministry 

of Housing, 2020). 

 

Concluding Remarks 

The study examined the various housing delivery strategies adopted in Lagos 

State towards the provision of adequate housing for the teeming population in 

Lagos State. The challenges associated with housing delivery in Lagos State as 

well as the various housing delivery strategies and the houses constructed since 

the first national development plan as implemented in Lagos State were 

examined. Basically, the contribution of the Lagos State Government based on 

the adopted housing delivery strategies towards the provision of housing for its 

populace was highlighted. This is important in considering the significant 

contribution of the Lagos State Government towards housing delivery and the 

achievement of one of its objectives of adequate housing for its citizenry. 

Without any doubt, it was noted that the Government efforts towards adequate 

housing delivery for the citizenry requires more of a collaborative efforts 

involving private stakeholders, investors and public-private partnership. Hence, 
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it is important to note that adequate provision of housing for all is not a 

“Government alone” affair, the Government must play its role in ensuring that 

challenges associated with housing delivery are looked into and resolved 

towards enhancing housing delivery in the State. 

 

Recommendations and Implementation Strategies 

Recommendation One: 

The Lagos State Government should review the challenges associated with 

housing delivery in the State. 

Implementation Strategies: 

i. The Lagos State Government through the State Assembly to pass the 

foreclosure law to ensure effective recovery of housing units in the 

event of default. 

ii. The Lagos State Government to partner with the University of Lagos, 

Center for Housing Development to research into cheaper alternative 

building materials. 

iii. The Lagos State Government to encourage the establishment of Site 

and Service Scheme to attract private investors in the development of 

housing estates. 

 

Recommendation Two: 

The Lagos State Government should work on collaboration with investors in 

the real estate sector for mass housing delivery. 

Implementation Strategies: 

i. The Lagos State Government through the Ministry of Housing to 

collaborate with more reliable and competent Joint Venture Partners. 

ii. The Lagos State Governments to embark on new Land Reforms to 

provide more land for the development of housing in the State.  

 

Recommendation Three: 

 The Lagos State Government should establish Lagos Affordable Housing 

Development Fund.  

Implementation Strategies: 

i. The Lagos State Government through the Lagos State Ministry of 

Justice to draft a bill for the establishment of Lagos Affordable 

Housing Development fund. 

ii. The Lagos State House of Assembly to pass into law, the bill on 

Lagos Affordable Housing Development fund.  
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