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ABSTRACT 

The emerging housing developments in Lagos State peri-urban settlements is characterised by high 

level of informal development, poor quality and confronted with multi-dimensional challenges. 

Policy response to the pattern of growth does not match the pace of rapid housing development in 

Lagos peri-urban settlements. This research examined the characteristics of housing development 

in the peri-urban settlements of Lagos State, Nigeria and specifically investigated the drivers of 

housing development, socio-economic attributes of the residents, the quality of housing and the 

challenges of the management of the emerging peri-urban housing developments. Using a case 

study approach, housing developments in peri-urban settlements in Ibeju-Lekki and Ikorodu Local 

Government Areas were selected to represent the rapidly urbanizing metropolitan peripheral areas 

in Lagos State.  Data were collected through primary and secondary sources which include satellite 

images, aerial photographs, survey questionnaires, direct observations and in-depth interviews. 

Using two stage sampling techniques, questionnaire was distributed to households in purposively 

selected 16 peri-urban settlements and 18 peri-urban settlements in Ibeju-Lekki and Ikorodu Local 

Government Areas respectively. Purposive sampling was adopted to minimise cost because of the 

dispersed locations of the peri-urban settlements. In-depth interviews were conducted with 

government planning officials, developers and business owners. Data collected through field 

survey were analysed using frequencies, percentages, cross tabulations and regression analysis 

while qualitative data were analysed using descriptive analysis. Findings revealed that major 

drivers of housing development in the study area are principally land affordability, low cost of 

living, easy linkage and proximity to urban centres, and provision of better quality housing through 

exclusive gated housing development. The findings also demonstrate that different housing 

initiatives in the peri-urban settlements performed differently in typology and resident’s 

perception. Socio-economic attributes revealed a multi-cultural households composition, 

reasonable literacy level and mostly male headed households. Findings also showed factors that 

influence dwelling quality in the study area are choice of building materials, neighbourhood and 

locational quality. Challenges to governance are location-specific and mostly poor infrastructural 

development.  It is recommended that improved quality and user performance peri-urban housing 

development can be achieved through residents’ participation in housing policy design and also 

by timely regional policy response to the pace of housing development in Lagos peri-urban 

settlements. 

 

Keywords:  Challenges; Governance; Housing characteristics; Housing development; Lagos peri-

urban; Quality of housing. 
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CHAPTER ONE 

INTRODUCTION 

1.1 Background to the study 

The emergence of housing development outside designated city boundaries, the peri-urban is a 

global phenomenon occurring in large scale in developing countries (Simon, 2008; Lawanson, 

Yadua, & Salako, 2012). In countries in the Global South, including Nigeria, rapid 

metropolitanisation of rural and peri-urban areas by neighbouring cities is a common feature. In 

Nigeria, in particular, the rate at which rural areas located on the outskirts of cities are becoming 

urban in nature is alarming; and thus it has become a source of concern to urban planners and 

development experts (Nwokoro & Dekolo, 2012). Two of the key driving forces of the high rate 

of growth of peri-urban settlements are rapid urban population growth and the need for individuals 

and households to acquire land for residential development. As a result, Dutta (2012) observes that 

peri-urban areas are usually subjected to diverse physical, socio demographic, morphological, 

cultural, economic and functional transformations. 

Furthermore, it has been found that in addition to the quest for land for housing development, 

improved transport infrastructure has aided the emergence, development and growth of most peri-

urban areas. In fact, the study by Law, Rogan, Zoghaib, & Zarges (2008) indicates that residential 

land comprised over 50 percent of all major urban land uses in peri-urban settlements, noting that 

one of the key drivers of peri-urban housing development is the availability of cheap housing for 

urban middle class and low income groups. There is no doubt that complex forces of globalisation 

have interacted with local processes of urbanization to result in rapid expansion of urban areas to 

surrounding peri-urban areas (Adell, 1999) and  the erstwhile transition zone between fully 

urbanized land and rural areas formerly designated for agriculture. 
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The literature on urbanisation suggests that one of the attendant problems of contemporary 

urbanisation in developing countries is the spatial demand for housing the soaring population as 

well as the accompanying socio-economic activities. Confronted with the developmental challenge 

associated with urbanisation, most developing countries are inadequately prepared in terms of 

balancing domestic development and urban growth, especially in provision of housing for the 

people (Pacione, 2009). Metropolitan Lagos is built up in terms of housing development. It has 

been argued that most recent expansions in Lagos have been in the peri-urban (Nwokoro & Dekolo, 

2012). Housing challenge is dominant in Lagos because of high population growth rate and poor 

government intervention in housing development for the low-income group (Jiboye, 2011).  

The challenge of housing in the city centre has influenced housing development in the peri-urban. 

With limited land supply and continuous population growth, the creation of satellite towns in 

Lagos peri-urban is ideal for mitigating the unabated housing challenge in Lagos State. Housing 

development in most peri-urban usually exist under three initiatives, government-led housing 

development, private company-led development and self-help housing development. Each housing 

initiative varies in building typologies, mode of construction, target users and conformity to 

standard (Wu, Zhang, & Webster, 2013; Salem, 2015). Housing development in the peri-urban 

calls for consideration of the socio-economic attributes of the different income groups of the 

migrants but this is not the case in most peri-urban housing developments (Shen & Wu, 2013). 

Socio-cultural diversity and the socio-economic characteristics of the residents greatly influence 

the physical characteristics of housing development in the peri-urban. 

Housing in the peri-urban interfaces in almost all the developing countries, especially those 

executed under self-help housing schemes is predominantly informal buildings with no conformity 

to building regulations. Residential segregation through exclusive gated housing development is 
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the major differentiating characteristics between housing development for the high income group 

and the low-income group (Fitra & Pradoto, 2014). There are also an unequal and disproportionate 

infrastructural developments resulting in social segregation between the middle class and the poor 

settlers. Evidence of this is observed in gated communities for the elite and residential disparity 

among the different classes. 

Better understanding of the interdependence between the rural and urban attributes in the peri-

urban will assist in deploying better development strategy. Notable settlement development 

patterns in the peri-urban are nuclear development, linear development, dispersed settlement, 

clustered settlement, leap-frog development, edge development, envelopment and massive mixed- 

use development (Dutta, 2012).  Investigation by Shen & Wu (2013) shows that settlement 

typology is determined by government policies, transportation route and availability of 

infrastructural development. The most effective settlement type in peri-urban housing 

development is the massive mixed-use development because it promotes efficient infrastructural 

development. 

The socio-demography of the residents in the peri-urban greatly influence the housing typology, 

quality of housing, and household size.  Associated mostly with households in the peri-urban is 

the low income group and the middle income group. Regarding tenure in the peri-urban housing 

developments, owner-occupied housing is known to be common among the educated middle 

income group while the tenure among the low income group is partly owned and rented. Also, 

each economic group has different motivation for living in the peri-urban: to the low-income 

group, affordability of housing is the major motivation but to the middle and high income group, 

better environmental quality is the key motivation for relocating to the peri-urban for housing.  
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Housing quality in the peri-urban is viewed from three perspectives, residential quality, locational 

quality and neighbourhood quality (Ibem, 2011). Dwelling quality puts into consideration factors 

like the state of disrepair, ventilation, toilet type, kitchen type, building design, burglary 

installation, number of rooms per household, sources of water and electricity supply. Dwelling 

quality in the peri-urban is influenced by the socio-economic attributes of the residents. Though 

residential quality is affected by locational and neighbourhood quality in the peri-urban, the socio-

economic variable that affects residential quality most is the household size (Štreimikiene, 2014). 

Neighbourhood quality is a common responsibility of both the governing institution and the 

residents in the peri-urban. Variables attributed to neighbourhood quality are noise pollution, the 

state of drainage, waste disposal management, type of road and environmental security (Adebayo 

& Aliu, 2010).  

Neighbourhood quality is generally poor in the peri-urban as stated by Chirisa (2010) and 

Lawanson, Yadua, & Salako (2012). Olotuah (2006) also emphasises poor waste management 

system as the major environmental challenge in the peri-urban. Locational quality refers to 

proximity of housing development to place of work, central business district, availability of public 

transport, children school and health facility (El Din, Shalaby, Farouh, & Elariane, 2013). Poor 

transportation link coupled with the poor state of road generally affect commuting time in the peri-

urban settlement (Acheampong & Anokye, 2013).  

There are challenges to the management of housing development in most peri-urban settlements 

in developing countries. These challenges can be viewed in three perspectives, institutional 

challenges, environmental challenges and socio-economic challenges. Institutional challenges are 

related to the regional government in rising to the governance of the peri-urban. Notable among 

many institutional challenges are poor zoning, lack of effective planning office and personnel, 
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conflicting land tenure and lack of an updated master plan as shown by Salem (2015). 

Environmental challenges in the peri-urban include poor infrastructural development, traffic 

congestion, flooding and poor waste management (Lawanson, Yadua, & Salako, 2012). Socio-

economic challenges in the peri-urban housing developments manifest in form of land speculation, 

residential segregation and increasing cost of commodities because of increasing population 

growth. Segregation is used as a weapon by the government to create disparity in infrastructural 

development. 

In summary, housing developments in peri-urban settlements have various characteristics that is 

shaped by many factors among which are the drivers of residents’ relocation to the peri-urban, 

their socio-demography, housing initiatives and regional government development policy. The 

socio-demography also influence the housing quality and typologies. There exist planning- related 

and development-oriented challenges with different interventions by the regional government. 

1.2 Statement of the problem  

Housing development in Lagos State peri-urban settlements is generally characterised by poor 

quality, high level of informal development, confronted with multi-dimensional challenges and 

influenced by the socio-demography of the heterogeneous population. It is a common knowledge 

that policy response to the pattern of growth does not match the pace of rapid housing development 

in Lagos peri-urban settlements. Housing development in Lagos peri-urban exhibits various 

characteristics that are not in line with existing building regulation in the state. Most housing under 

the self-help housing development creates a distortion to the master plan because of lack of 

effective monitoring and limited economic capacity of the low income group.  
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Armed with inadequate knowledge of the socio-economic composition of the migrants, most 

housing initiatives led by institutional and corporate bodies are not meeting the needs of the 

majority of low-income and middle income group because of affordability issues. There is an 

institutional failure which translates to other challenges in Lagos peri-urban housing developments 

and ultimately impairs the characteristics of housing in Lagos peri-urban. Contributing also to the 

chaotic development pattern is the lack of adequate monitoring of the continuous development by 

the building regulation authority and lack of proper documentation of the pattern of growth as seen 

in most peri-urban developments in developing countries (Puttal & Ravadi, 2014).  

Prior works on Nigerian peri-urban development have been limited to land use changes, rural-

urban linkages, agricultural land use and housing quality (Binns, Maconachie, & Tanko, 2003; 

Olotuah, 2006; Dung-Gwom, 2008; Lawanson, Yadua, & Salako, 2012; Nwokoro & Dekolo, 

2012; Emankhu & Ubangari, 2015). All these prior works have references to the general growth 

in the peri-urban, none of these scholars have addressed the urban transformation taking place in 

terms of the drivers of housing development, housing characteristics, quality of housing and the 

challenges to management.  

Therefore, to fill this research gap, this study aims at using a case study approach to examine the 

characteristics of housing developments in Lagos peri-urban settlements of Ibeju-Lekki and 

Ikorodu to generate empirical data through residents’ perceptions and observations for 

development of an effective policy intervention to monitor housing developments and the multi-

dimensional changes taking place in Lagos peri-urban settlements.  

 

 



7 
 

1.3 Aim and objectives. 

1.3.1 Aim 

The aim of this research is to examine the characteristics of housing development in peri-urban 

settlements of Lagos State for empirical data to promote development sustainability.  

 

1.3.2 Objectives  

The specific objectives of the research are to:  

1. identify the drivers of housing development in peri-urban settlements of Ibeju-Lekki and 

Ikorodu Local Government Areas of Lagos State. 

2. analyse the characteristics of different housing types in the selected peri-urban settlements. 

3. examine the socio-economic attributes of the residents and its influence on the typology and 

quality of housing development in the selected peri-urban settlements.  

4. investigate the factors influencing the quality of housing in the selected Lagos Peri-urban areas.  

5. examine the challenges to governance and management of housing in peri-urban settlements in 

Lagos State. 

 

1.4 Research questions and hypotheses.  

1. What are the factors driving housing development in peri-urban settlements of Ibeju-Lekki and 

Ikorodu Local Government Areas of Lagos State? 

2. What are the characteristics of housing in Ibeju-Lekki and Ikorodu peri-urban settlements? 

Ho There is no significant relationship between housing initiatives and housing typology. 

3. What are the socio-economic attributes of the residents and their influence on housing typology 

and quality in the selected peri-urban settlements?  
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H2 Housing typology is influenced by residents’ socio-economic attributes. 

H3 Residential segregation (gated Houses) is influenced by residents’ socio-economic attributes. 

4. Which factors influence the quality of housing in these selected peri-urban settlements? 

H4 Residential quality depends on building construction materials.  

H5 Residential quality is influenced by locational and neighbourhood quality. 

5. What are the challenges of governance and management of housing in these peri-urban 

settlements in Lagos State? 

 

1.5 Significance of the study. 

The findings in this study will be useful for local planning and regional planning authorities for 

better governance on the peri-urban settlements, both locally and in other developing countries. It 

will be helpful for other researchers for continuous findings on the emerging peri-urban settlements 

in their various localities. Non-profit organizations like World Health Organization, United 

Nations Habitat will be equipped with useful information from this study on their intervention in 

areas of challenge like health, waste management and education. This research will also grant 

private developers, community heads, and community residents, better understanding of their roles 

in community development especially on infrastructural development in peri-urban settlements. 

This study examines the characteristics of housing development in Lagos peri-urban settlements 

through residents’ perception and observation, to bring to bear the influence of residents’ socio-

economic attributes and institutional policies on the housing typologies, quality and response to 

challenges. The findings through the analysis of data in this study will aid the regional government 

in managing housing development in Lagos peri-urban effectively. Lack of empirical data on the 



9 
 

growth of housing in the peri-urban has been the bane of integration of the interface to the 

neighbouring metropolitan region. Ibeju-Lekki and Ikorodu peri-urban settlements have been 

experiencing the direct impact of urbanisation which calls for attention in term of policy and 

planning.  

This study will help in capturing the rapid growth that is not covered by the conventional 

development planning. It will also help to address the increasing negative pattern of growth in a 

bid to curtail informality and uncontrolled growth. Further significance is in the area of 

documentation of spread of informal housing development, uncontrolled land market and rapid 

development beyond control of land use. Therefore, this study will aid in capturing the land 

speculation activities by non-institutional developers and government officials. It will help in 

controlling responses to zoning regulation and development policy. 

 

1.6 Scope, limitations and delimitation of the study. 

The spatial scope of this research is limited to the identified housing developments under the three 

notable housing initiatives, self-help housing, private developer-led housing and government-led 

housing in Lagos peri-urban settlements in Ibeju-Lekki Local Government and Ikorodu Local 

Government Area of Lagos State. These two Local Governments were chosen to represent the 

most urbanised and least urbanised peri-urban settlements in Lagos State. The sample frame 

constitutes the existing buildings in the selected peri-urban settlements as identified by the state 

government in LASG Ministry of Economic Planning and Budget (2013) a publication on the 

number of houses in Lagos State.  The temporal scope covers a period from 2006 to 2016. 2006 is 

chosen as a base line because there is an accompanying data on population and housing units as 
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captured by the National Population Commission. Findings are limited to drivers of housing 

development, extent of peri-urban expansion, locational benefits and challenges, housing 

characteristics, quality, socio-economic characteristics of residents and the challenges to 

governance and management of the peri-urban settlements. 

 

1.7 Definition of operational terms. 

Characteristics of housing: This represents the physical characteristics, attributes, forms, patterns 

and quality of housing. 

Government-led housing: Housing development initiated and funded by the government and sold 

to interested persons, mostly called new towns and located in the periphery of city centres. 

Housing: Housing is a system of settings within which a certain system activities take place. It is 

more than dwelling, the neighbourhood and the environmental quality is significant.  

Informal housing development: This refers to buildings without proper regularisation and approval 

by the relevant authority. 

Peri-urban: The peri-urban in this study is taken to be a distance of 30- 50 kilometers beyond the 

urban edge. 

Peri-urbanisation: Peri-urbanisation can be defined as a process in which rural areas located on the 

outskirts of established cities become more urban in character, physical, economic, and social 

terms, often in piecemeal fashion. 

Private developer-led company: Housing development by official or unofficial wealthy individuals 

or group of people solely for profit making. 
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Self-help housing: Self-help housing is a housing schemes in which site and services are provided 

with the individual household taking responsibility for the construction of their housing units 

Urban Area: The urban area is continuous and has population over 20,000. It consists of the city 

centres and inner urban. 

Urbanization: It is the process of human agglomeration in multifunctional settlements of relatively 

substantial size. It represents the movement of people from rural areas to urban areas with 

population growth equating to urban migration. 
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CHAPTER TWO 

LITERATURE REVIEW 

2.1 Introduction  

This chapter is a review of previous works relevant to the subject under investigation. The review 

provides a theoretical validity and conceptual base for the research questions in this study. The 

concept of peri-urban housing development cannot be fully understood without capturing the link 

between peri-urbanisation and urbanisation. To have an in-depth understanding of the 

characteristics of housing development in peri-urban settlements, the theories of housing must be 

discussed. Housing development in the peri-urban is a product of peri-urbanisation which is a 

direct consequence of unmanaged urbanisation, the process of agglomeration of multifunctional 

settlements of relatively substantial size. It is the product of movement of people from rural areas 

to urban areas with population growth not equating urban infrastructure size, (McGranaham & 

Satterthwaite, 2014). 

Therefore, literature is reviewed in light of the objectives of this study, the examination of the 

characteristics of housing development in Lagos peri-urban settlements. The focus of this chapter 

is on the following: urbanisation, peri-urbanisation process, theories and models of housing in the 

peri-urban, drivers of housing development in the peri-urban interface, causes and the 

accompanying challenges of housing development in the peri-urban, typologies of peri-urban 

settlements and housing, factors influencing the quality of housing and examination of policy 

response to peri-urban housing development.  
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2.2 Urbanisation and housing challenge in metropolitan Lagos. 

The level of urbanisation is the percentage of total population living in towns and cities. The rate 

of urbanisation is the rate of growth of urban population. Urbanisation, the increase in the 

proportion of a population living in urban areas, is a major global phenomenon (Patrick, Michael, 

& Paul, 2015).  It represents the movement of people from rural areas to urban areas with 

population growth equating to urban migration (McGranahan, Mitlin, Satterthwaite, Tacoli, & 

Turok, 2009; Satterthwaite, 2014). Urbanisation finds expression also in outward expansion of 

built up area and conversion of prime agricultural lands into residential and industrial uses. 

Housing challenge is more critical in the less developed countries because of the high population 

growth rate and continuous rural-urban drift (Satterthwaite, 2014). According to the 1991 census, 

32% of the Nigerian population lived in urban areas. It rose to 40% and 48.2% in 1996 and 2005 

respectively. 

Housing issues are more critical in developing countries like Nigeria because of its magnitude and 

lack of resources to tackle it.  Marginal success in achieving effective government intervention in 

housing, adequate and affordable housing and infrastructure continues to be in short supply. As 

argued by Morakinyo et al (2015), socially optimum output with sufficient quantity and standard 

in housing solution cannot be produced by profit-driven private sector. This is due to the high cost 

of products, low elasticity of supply and heterogeneous nature of housing often neglected in most 

housing intervention and the low income group left to rely on self-help housing lacking in quality 

(Morakinyo, Okunola, Ogunrayewa, & Dada, 2015). The failure of government intervention in 

housing and poor planning policy and programmes in Nigeria has manifested in a high rate of self-

help housing especially among the low income group. 
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Expansion in Lagos is not only demographically but also spatially. Lagos State is spatially the 

smallest state in Nigeria with approximate 3,577 kilometers square out of which 39% are wetlands 

(Dekolo & Oduwaye, 2011). Lagos land constitutes 0.4% of Nigeria’s total land mass (Opoko & 

Oluwatayo, 2014). Between 1994 and 2008, the built up area of Lagos Nigeria increased from 397 

kilometers square to 610 kilometers square and most of this expansion have been in the peri-urban 

(Nwokoro & Dekolo, 2012). It was further asserted that Lagos has one of the highest urban growth 

rates in the world (Jiboye, 2011; United Nations, 2016) and thus is one of the cities most impacted 

by urbanisation in term of housing.  

Towards the end of the 19th century, the built up area of Lagos was 4 kilometers square. It grew 

from 46.6 kilometers square in 1911 to 70.5 kilometers square in 1950 and subsequently 405.53 

in 1993. As at 2006, the areal extent of Lagos State was 999.6 kilometers square (Aluko, 2010). 

There is a remarkable strain on housing and serviced land created by rapid urbanisation. Estimated 

population in Lagos in 1995 was 6.5 million, the 29th largest in the world. The estimated 

population of 2000 and 2002 was 8.8 million and 10 million respectively (Opoko & Oluwatayo, 

2014). Lagos is expected to be the third largest city in the world with an estimated population of 

24 million (United Nations, 2016). Effects of urbanisation in Lagos manifest in form of poor 

services delivery, lack of adequate housing and affordable housing, the proliferation of slums, 

traffic conditions, poverty and other vices. The attraction of immigrants to Lagos is because the 

state remains the industrial and commercial hub. 

Going by the claim of (LASG Economic Intelligence Unit, 2012), an estimate of 2.55 million new 

homes is required for the next 5 years to meet housing needs of Lagos State. Out of this, 1.6 million 

units are required to cater for the backlog in housing while the remaining is provision for projected 

population growth. The estimated population of Lagos State is 20.19 million, growth rates of 3.2% 
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per annum and urbanisation growth rate at 16%. The intelligence unit also asserts that Lagos State 

currently records approximately 20,000 people per square kilometer. Therefore, 187,500 new 

homes are required yearly for the next 5 years to reduce the housing deficit in Lagos. Therefore, 

there is an advocacy for public private partnership to reduce the deficit of housing (Lagos State 

Ministry of Housing, 2016). 

Adoption of various housing schemes that have not yielded much impact, the establishment of new 

neighbourhood and satellite towns including social and physical infrastructure is the ideal solution 

to housing challenges in Lagos State (LASG Economic Intelligence Unit, 2012). In the face of 

limited land supply, housing demand as a result of population increase has led to the creation of 

satellite towns in the peri-urban of Ikorodu, Alimosho, Badagry and Ibeju-Lekki to control 

migration and congestion in the urban centres (Towry-Coker, 2002). The master plan of Lagos 

State was originally based on the average of 6.3 persons per household. Household size has 

reduced to 3.8 persons per household by 2008, calling for more housing units to supply more 

household formation (Towry-Coker, 2002; Opoko & Oluwatayo, 2014).  

Further enumerated by Opoko & Oluwatayo (2014), is that there is a demographic composition 

with high population growth, young in age with preference for smaller household size and 

individualism thus resulting in increased demand for housing in metropolitan Lagos. With limited 

land mass, high percentage of wetland and high table water, these have impacted negatively on the 

availability of land for housing and thus aiding the growth of peri-urban housing in Lagos. Also 

high cost of renting accommodation is an issue. There is an exponential rise in the price of land in 

metropolitan Lagos since the oil boom in 1970s pushing the urban poor and low middle class to 

the city periphery often areas prone to disaster for housing (Opoko & Oluwatayo, 2014). 
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In conclusion, opening of the new town, serviced and affordable for the low income group and 

other income groups putting into consideration the characteristics of different groups will help in 

ameliorating the housing problem in urban Lagos (Towry-Coker, 2002). 

2.3 The peri-urban concept and peri-urbanisation process.  

The term peri-urban came into being in explaining schemes of development assistance aid to 

priority areas by the Office of Rural and Institutional Development (ORID) in the late 1980’s. 

Terms like metropolitan fringe, peripheries or semi-urbanized transition zones have been used 

interchangeably in place of the peri-urban (Simon, McGregor, & Nsiah-Gyabaah, 2004). The peri-

urban is no longer considered as existing between two forces but rather an urban space with 

dynamic complex developments (Iaquinta & Drescher, 2010). Based on literature, two definitional 

approaches can be adopted in explaining the peri-urban interface. Through empirical studies, the 

first approach uses discrete spatial limit in defining the interface. Though a major metropolis may 

have a wider zone, generally a distance of about 30-50 kilometers beyond the urban built up edge 

is recognized for generalizing the extent of the peri-urban interface in large cities However, a 

distance of about 150 kilometers from the main built-up area of cities and 300 kilometers in the 

case of Chinese cities was suggested to constitute the peri-urban interface (Webster, Cai, Muller, 

& Luo, 2003). 

The second approach to defining the peri-urban interface adopts a broader and more functional 

parameters. It considers the rural-urban continuum in defining the interface. This concept sees the 

interface as a zone between fully urbanized land in cities and areas used formerly for agricultural 

purposes (Kulkarni & Sanyal, 2016). Both definitions will be used for this study. The discrete –

spatial limit is helpful in defining the extent of peri-urban from urban built up area. It is typically 
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split between a numbers of administrative areas and usually characterized by mixed land use 

(Rakodi, 1998; Simon, 2008). Also Adam (2014), distinguishes two broad zones within the peri-

urban interface namely; zone of direct impact, which experiences the immediate impacts of land 

demands from urban growth. Peri-urban settlements, which lie in the extreme peripheries of urban 

areas suffer from a lack of infrastructural development. These areas are expanding rapidly with an 

increasing number of people occupying them for housing and providing essential life support 

services for urban residents. This could attribute for peri-urbanization being regarded as a driver 

and an effecter of global environmental changes (Puttal & Ravadi, 2014).  

Analysing urban influence on the peri-urban, urban-rural continuum shows functional linkages and 

interaction between the city core and the peri-urban interface. The peri-urban being neither rural 

nor urban but an interface between the two usually has uncontrolled growth. It is considered as 

transitional zones between the city and the country side where urban and rural activities co-exist 

(Salem, 2015). The definition of peri-urban changes with context, time and place, thus its 

definition is not constant. The peri-urban in developed countries differs from developing countries.  

The peri-urban is usually subjected to diverse transformations due to rapid growth. Such 

transformations may be physical, the socio-demographic, morphological, cultural, economic and 

functional (Dutta, 2012). Improved transport infrastructure has aided the spread of most peri-urban 

radially in all directions. Rakodi (1998) sees the peri-urban interface as a dynamic zone both 

spatially and structurally. It is characterized by mixed land uses and indeterminate inner and outer 

boundaries, and typically is split between a numbers of administrative areas.  

In most developing countries, the urban periphery among many functions allows multi-

dimensional development. It provides land for industrial activities that could not be located in the 
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city centre due to the limited land area and also provide a means of housing for the urban 

population (McGregor, Simon, & Kwasi, 2004). Physical expansion of metropolitan areas and 

reclassification of villages and smaller towns have led to the emergence of the peri-urban 

settlements as major provider of housing for the multi-cultural mix of urban population in mostly 

highly populated cities in rapidly urbanising developing countries (Browder, Bohland, & Scarpaci, 

1995; Simon, McGregor, & Nsiah-Gyabaah, 2004; Acheampong & Anokye, 2013). 

In post-industrial countries, the peri-urban is a zone of social and economic change and 

restructuring as opposed to a zone of chaotic urbanisation characterized by sprawl in developing 

countries. Rather than being seen as a zone of transition, it is multi-functional territory (Ravetz, 

Fertner, & Nielsen, 2013). Common associating features with the peri-urban are low population 

density, scattered settlements, and high reliance on transport for commuting, fragmented 

communities and lack of spatial governance. While the peri-urban is characterized by affluence 

and conspicuous consumption in some parts of the world, it depicts poverty and social 

displacement in others especially in developing countries (McGregor & Simon, 2012; Ravetz, 

Fertner, & Nielsen, 2013). 

According to Ravetz, Fertner, & Nielsen (2013), the recognised eight measurements of peri-urban 

are: 

1. Density: Number of housing units per kilometer square or hectare. Usually relevant in the 

distribution of infrastructure. Higher density settlements benefit from efficient use of 

infrastructure. 

2. Continuity:  Linkage to either urban, peri-urban or the rural areas. 
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3. Concentration: Formation of clusters by similar attributes like income, education, kinship and 

ethnicity. 

4. Clustering: Group of homogeneous housing units. 

5. Centrality: The geographic location of a municipality to urban settlements of various sizes. 

6. Nuclearity: Concentration of housing developments (clusters) around services. 

7. Mix of Uses: Mixed development of residential and commercial development. 

8. Proximity: Closeness to the Central Business District (CBD). 

Therefore, peri-urbanisation is an urban driven transitions in the territory outside and between the 

urban cores which involves physical and human processes and interactions. It is driven by 

interdependency, uncertainty and complexity (Adell, 1999). The distinguishing factors between 

rural and urban are population, built up density, infrastructural characteristics, administrative, 

boundaries and economic activities. This is also applicable to peri-urban settlement development 

in Lagos. But those are not sufficient to classify the peri-urban as border territories. The peri-urban 

expansion is part of a wider urbanisation process, it is the consequence of urbanisation (Allen, da 

Silva, & Corubolo, 1999). 

The peri-urban is often used to describe newly urbanised zones at the fringe of cities in developing 

countries (Adell, 1999). As shown in figure 2.1, the basic spatial types of rural –urban region are 

the urban core, urban inner area, the suburban area, urban periphery, rural hinterland (PLUREL, 

2009). Urban core is the central business district for cultural functions and public spaces, 

representing Lagos Island and Ikeja in this study. Inner urban areas are higher density built 

development including residential, commercial and industrial development. Urban areas have 

lower density contiguous built up area. Houses in the peri-urban are usually more than 20 meters 

apart though this differs from one place to another. 
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Urban fringe is the edges of built up areas, scattered pattern of lower density settlements. Urban 

periphery has a lower population density and smaller settlements (Ravetz et al; 2013). The peri-

urban includes the urban fringe and urban periphery. Ibeju-Lekki and Ikorodu are taken to be peri-

urban settlements in this study. The peri-urban areas and rural urban regions are discontinuous 

built settlements of less than 20,000 populations and an average density of 40 persons per kilometer 

(PLUREL, 2009).   

 

Figure 2. 1: Concept of Peri-Urban Areas and Rural-Urban Region. 

Source: (PLUREL, 2009).  

The peri-urbanisation process occurs in five stages. Firstly is a manifestation of urban expansion 

as a direct result of growth in population, economic and space demand. Secondly, formation of 
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regional agglomeration with step changes in economies of scale resulting in peri-urban territory. 

Development of various political and cultural forces then shapes the peri-urban territory. This is 

followed by a rapid transition and restructuring of the urban system and policy responses to 

transition and urban changes (Ravetz, Fertner, & Nielsen, 2013). Ideally, each of these aspects of 

overlaps and there is interconnectivity. Peri-urban change is often the direct result of urban 

expansion due to result of population and economic growth which ultimately results in demand for 

housing and commercial areas. These five stages noted above are applicable to peri-urbanisation 

process in Lagos and thus will be adopted as part of this study. 

The five phases of development as illustrated in Figure 2.1 are: 

1. Urban core or city centre: In the context of this study, it is the Central Business District and 

the site of many other civic and cultural functions and some public spaces. The relevant urban 

core in this study is Lagos Island and Ikeja. 

2. Inner urban area: It represents higher density built-up areas including residential, commercial 

and industrial types of uses, also some public open and green space. 

3. Suburban area: It represents lower density contiguous built-up areas in close proximity to the 

inner urban areas. Houses are typically not more than 20 meter apart in the suburban. There 

are also local shops, services, parks and recreation centres. These areas in this study are the 

likes of Ketu, Ajah and other serviced settlements close to the peri-urban of Ibeju-Lekki and 

Ikorodu.  

4. Urban fringe: It is a zone along the edges of the built-up area comprising of a scattered pattern 

of lower density settlement areas, urban concentrations around transport hubs, large green open 

spaces such as urban woodlands, farmland, golf courses and nature reserves. Some of the 

selected settlements for investigation in Ibeju-Lekki and Ikorodu can be found in this location. 
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5. Urban periphery: It is a zone surrounding the main built up areas, with a lower population 

density, but belonging to the Functional Urban Area. It includes smaller settlements, industrial 

areas and other urban land-uses within a matrix of functional agriculture. 

6. Rural hinterland: Rural areas surrounding the peri-urban area, but within the rural–urban-

region and accessible within a practical commuting time. Their rural character is affected by 

residents with urban incomes and lifestyles. 

Peri-urban transition is the non-linear multi-dimensional, multilevel, qualitative and irreversible 

process. There are three levels of transitions: macro level, meso-level and micro level. 

 
Figure 2. 2: Multilayered Changes in Rural-Urban Transitions. 

Source: (PLUREL, 2009). 

Macro level: Level of occurrence of contextual changes. These contextual changes are the first 

stage of new spatial concepts in the peri-urban. 

Meso level: Offers a conservative and rigid connection between the macro and micro levels. 

Activities are controlled by dominant actors in the system, often holding on to power and profits 
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thus making it hard to stay flexible. It involves a 3 dimensional transition levels namely functional, 

organizational and institutional (Piorr, Ravetz, & Tosics, 2011). 

Micro level: Developments at micro level usually have a successful transition. Innovations and 

experiments evolve more easily, as the micro level is less rigid. 

2.4 Drivers of housing development in peri-urban settlements. 

There are driving forces and conditioning forces behind housing development in the peri-urban. 

Driving forces are the outcome of complex interactions among social, economic, demographic 

forces and they usually operate more diffusely bearing over stable conditioning forces. Driving 

forces can either be push or pull. Push forces are involuntary movement due to displacement from 

the inner city or rural residents on land acquired for redevelopment. The pull factors for peri-urban 

growth may be an opportunity to engage in small industry, better living condition, and cheaper 

land for housing, property investment for the future and the presence of public and private 

institutions, also universities (Pradoto, 2012). 

Conditioning forces are relatively stable though may vary spatially in physical or cultural values. 

They involve physical actions in land transformation impacting at local levels.  The conditioning 

forces operating at the Lagos peri-urban level are mainly voluntary movement due to displacement 

from inner city as a result of high cost of housing or displacement of rural residents due to 

acquisition of rural land for redevelopment while the driving forces are the quest for personal 

housing, improved infrastructure and services and closeness to places of work made achievable by 

improved transportation. There are actors driving the growth of the peri-urban. They determine the 

trends and patterns of growth. Notable actors are peri-urban farmers, peri-urban residents, 

entrepreneurs, property developers and government institutions (Salem, 2015).  
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Land acquisition by residents, local land owning community and outside settlers is primarily for 

residential purposes. Entrepreneur represent the demand side of the land market. They require 

space for commercial and industrial activities. Property developers control the supply and demand 

of land market, they have a greater hold on monetary and political powers, often not belonging to 

the village’s community. They are involved in development of residential, commercial and 

industrial premises. They fill in the gap created by laxity of government in term of formal control 

(Salem, 2015). There are two types of actors in the development of the peri-urban, the moving 

actors and non-moving actors. Moving actors are households, industry, businesses, leisure centres; 

and the non-moving actors are land owners and developers (Piorr, Ravetz, & Tosics, 2011). 

  

Figure 2. 3: Driving forces & dynamics of peri-urbanisation showing direct driving forces in 

urban expansion. 

Source: (Ravetz, Fertner, & Nielsen, 2013). 
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As shown in Figure 2.3, the major drivers of peri-urban development are population, housing, 

services, infrastructure, economy and employment. Drivers of housing expansion are perceived 

infrastructural development, presence of improved socio-economic activities and development of 

the tourism sector (Thapa & Murayama, 2010). Easy access of land for housing development is 

the major pull factor for potential residential developers for acquisition of land for building and 

commercial purposes (Appiah, Bugri, Forkuo, & Boateng, 2014). Also the spread of basic 

amenities like schools, clinics and potable water contributes to peri-urban housing development.  

The promotion of private sector as the engines of growth in developing countries by the OECD, in 

2006 led to promotion of private sectors in real estate development, tourism and hospitality. This 

has led to a steady growth in the peri-urban of most developing countries (Appiah, Bugri, Forkuo, 

& Boateng, 2014). Other identified drivers of peri-urban housing development are population 

growth, rising household incomes and transportation improvement (Dutta, 2012). Also influencing 

residential growth in the peri-urban are decline of urban environmental quality, dual income people 

with higher demand for better housing, availability of low residential areas for job seekers and low 

income group and government intervention and community-led intervention in the provision of 

basic infrastructure. 

Noted also to have contributed also to driving peri-urban housing are limited and expensive land 

in the city core or built up area, response to improved transportation links and enhanced personal 

mobility in the city and provision of cheap land as an attractive target for investors’ and developers. 

Another factor that is not much discussed as a driver of peri-urban housing is the negative aspects 

of the city core like poor environment, social problems and pollutions. Some migrants see the peri-

urban as possessing better housing quality than the city centre (Cobbinah & Amoako, 2012). They 

assert that industrial development promotes the growth of cities. This creates attraction to the peri-
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urban in search of economic opportunities. Industrial development does not exist without growth 

of service and commercial activities which in turn attract people to seek housing in the peri-urban. 

Identifying the causative factors driving peri-urban growth calls for an understanding of human 

behavior, decision making process and interaction with biophysical settings and changes (Fazal, 

Banu, & Sultana, 2015). Peri-urban housing development in Greater Cairo as researched by Salem 

(2015) is driven by the provision of affordable housing solutions in the informal housing markets. 

Land accessibility at low cost is the primary driver of peri-urban settlement growth in Greater 

Cairo (Salem, 2015). 

As posited also by Wu, Zhang, & Webster (2012), economic reform contributed to the growth of 

Chinese peri-urban settlement. Most peri-urban settlement grew to provide housing for the 

increasing population, also the need to provide housing for workers in corporate organization and 

government bodies contributed to the development of peri-urban settlement. Land in the city core 

is expensive and not within the reach of low and middle income earners for housing development 

thus the movement to the peri-urban for affordable land for residential development either by 

individuals or corporate organisations.  

Transport and communications are key factors in addition to infrastructure in facilitating and 

encouraging urban-rural migration regarded as counter urbanisation (Bah, et al., 2003; Rozmi, 

Mohammed, & Rahim, 2013). Owner-occupier households are motivated by cheap land in the 

peri-urban while households occupying rented accommodation settle for lower rents compared to 

the city core. Both types of peri-urban residents are involved in trading off access to essential 

services at urban central for housing in the interface (Acheampong & Anokye, 2013). Also Maryati 

and Humaira (2015) noted that peri-urban settlements grew because rapid development cannot be 

accommodated only by the core areas in term of land availability. 
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Housing development in the peri-urban is usually triggered by the urban expansion of the city. 

Increase in population leads to an increase in land demand for housing and other developmental 

needs (Fitra & Pradoto, 2014). Peri-urban settlements grew in Ghana to accommodate overspill of 

industrial activities and to provide housing for the urban population excesses from the congested 

city core (Acheampong & Anokye, 2013). Stimulating the growth of housing in the peripheral of 

city is also attributed to central city shifting its economy to service sectors, conversion of 

residential buildings to commercial or mixed use thus leading to creation of housing demand in 

the peri-urban (Shen & Wu, 2013).  

There are also seized opportunities in real estate development in creating well planned towns. 

Residents from central districts are moving to the peri-urban for improved housing quality also 

stimulate the housing market growth in the peripheral (Pow, 2009). Housing in the peri-urban is 

also seen as means of capital investment because of the threshold of entry that is relatively low. 

Location of housing in the peri-urban is determined by transport, accessibility to employment and 

services. Although land values play a role but urban expansion is not without physical and policy 

constraints (Ravetz, Fertner, & Nielsen, 2013). In answering the question of what drives the growth 

in demand for land and building; and what enables the supply of development in the peri-urban, 

demographic social dynamics driven by population change, continuous decrease in the average 

household size ages thus affecting the demand for housing, urban-rural migration favoured by 

spatial policy and improved transport and communications are factors to consider.  

Contributing also to the residential growth, were rapid development of infrastructural facilities and 

government-led housing development (Wu, Zhang, & Webster, 2013). Due to the strategic location 

and multifunctional nature of peri-urban areas, there has been continuous push and pull tendencies 

from cities and the surrounding rural areas (Appiah, Bugri, Forkuo, & Boateng, 2014). Property 
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developers are packaging gated communities with high quality in standard to meet home buyers 

demand (Shen & Wu, 2013). The peri-urban is emerging with massive investment in housing 

development and infrastructure development where lower houses price, large living space and a 

better environment can be achieved. This is partially responsible for the growth of peri-urban in 

Lagos. In Nigeria, drivers of peri-urban housing growth constitute among many, affordable rent in 

comparison to city and big towns (Lawanson, Yadua, & Salako, 2012).  Urban expansion in the 

peri-urban is driven by economic growth and restructuring employment opportunities, growth of 

transport infrastructure, population growth, household size change and decline in traditional rural-

economies.  

In term of urban housing demand and supply, urban housing demand pattern is similar across cities 

in developing countries but the response through supply differs, it is a function of the efficiency 

of the public provision (Adell, 1999). Housing prices and rents are lower at the periphery than at 

the city centres. Large household is mostly decentralized than small households. In the peri-urban, 

land conversion is mostly carried out by a large developer who is stimulated by permissive 

planning system that development permit with much control, forcing local land owners to sell their 

lands at fixed monopolistic prices (Firman, 1996).   

Improved mobility aids urban expansion. The growth of the peri-urban was aided by the linkage 

to the city core made possible via the development of roads along prominent urban corridors. It 

encourages longer distance of commuting, though the poor bear the burden of commuting. The 

peri-urban also serves as a multifunctional territory and the location for the likes of airports, high 

value housing. To developers, investors and business owners, the peri-urban give easier access to 

markets and higher profits with less investment. Entrepreneurs benefit from the potential pool of 
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skilled workers. In most cases, the peri-urban housing development is shaped by the property 

market (Piorr, Ravetz, & Tosics, 2011). 

The peri-urban suffers from urban pressures, gain from proximity to urban areas, markets and 

culture. Some of urban pressures are housing shortages, transport congestion, decline of landscape 

quality, economic restructuring and social change. Economic growth contributes to peri-urban 

growth due to push of urban crowding and congestion thus need for relocation of economic activity 

to peri-urban zones aided by access to large land and major roads.  

2.5 Characteristics of housing development in peri-urban settlements.  

The characteristics of the peri-urban can be judged by the morphology of the housing development 

in the built areas (Minghong & Xiubin, 2013). Urban policies play a vital role in determining 

settlement typologies (Phelps & Woods, 2011) as cited by (Shen & Wu, 2013). The most reliable 

variable for defining peri-urban built up area is form and character of spatial unit (Yue, Liu, & 

Fan, 2013). Different classification of peri-urban development exists. They are infilling, 

expansion, linear development, large scale and sprawl projects. A revised classification listed five 

classes namely infill, expansion, isolated, linear and clustered peri-urban settlement pattern.  A 

more comprehensive classification identified only three types of settlement patterns as infilling, 

edge expansion and leapfrog (Yue, Liu, & Fan, 2013). 

Infilling growth is the development of a small tract of land mostly surrounded by urban built up 

land. Edge growth is fringe development, an expansion of existing built up area. Leapfrog 

development is land conversion unconnected with the existing built up area, mostly industry 

oriented. Settlement patterns in some Indian peri-urban settlements are either edge expansion, 

envelopment or attainment. Envelopments is the annexation of surrounding landscape through the 
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growth of existing urban areas (Dutta, 2012). Attainment occurs when small built up clusters are 

dispersed in the landscape by extending urban areas. Attainment is usually as a result of 

improvement in accessibility made possible by the development of transport infrastructure. There 

is accessibility to inner townships leading to conversion of agricultural land for housing 

development (Dutta, 2012). 

Identified as characteristic of the settlement pattern in Ghana are four conceptualization namely 

nucleated or clustered settlement, scattered or dispersed settlement, leapfrog settlement and ribbon 

or mushroom development pattern. Nucleated development involves the concentration of people 

of the same social class and income levels at the outskirt of the city. Development of this pattern 

is detached from other peri-urban. In scattered or dispersed settlement, buildings are speckled and 

spread out in a discontinuous development. Leapfrog development patterns are sporadic and often 

connotes ineffective use of land, the ribbon or mushroom development shows increasing 

concentration of human activities for residential and commercial purposes (Cobbinah & Amoako, 

2012). Linear settlements along the transport routes were noted to be on the increase.  

Other settlement patterns are infilling growth that is low growth and modest growth, high growth 

rapid fragmented development, expansive growth with extensive dispersion at low population 

densities. These types of settlement patterns were also identified by Schneider and Woodcock 

(2008). Some peri-urban settlements are patchy, scattered and spread-out with a tendency for 

discontinuity (Cobbinah & Amoako, 2012). Unlike the residential led-growth in the peri-urban of 

developed countries, in developing countries, the peri-urban is not limited to residential 

development but also industry oriented. The impact of this mixed-use in Lagos peri-urban 

settlements is multi-dimensional. It has both negative and positive impact on housing development 

in the peri-urban. 
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Mixed-development in peri-urban settlements promote infrastructural development and provision 

of services. Common housing development types in peri-urban areas are mixed- use residential, 

commercial and institutional buildings. However, most building development is without planning 

approval (Binns, Maconachie, & Tanko, 2003). The key to managing urban growth towards 

sustainable outcomes is inherent in the growth process of the city itself. The concept of mixed-

used development, mixing residential with commercial and service functions has emerged, perhaps 

as the best approach to address the housing shortage in major cities whilst averting undesirable 

urban expansion and associated unsustainable lifestyles that result from rapid urban/peri-urban 

developments (Tavares, Pato, & Magalhães, 2012; Tan & Li, 2013).  

However, there is a negative impact of mixed-use development in term of environmental pollution 

created by discharge of toxic wastes which affect both dwelling and environmental quality in the 

peri-urban. Notable settlement patterns adopted by household groups are in three folds namely the 

white collar suburbs, migrants’ suburbs and well planned new towns (Shen & Wu, 2013). In the 

context of this study, the white suburb stands for the exclusive residential development by private 

developers. The migrants’ suburb is dominated by self-help housing while the well planned new 

towns are mainly government-led housing development in the peri-urban. Notable factors to have 

influenced the pattern of peri-urban growth in India are physical conditions, public service 

accessibility, economic opportunities, land market, population growth, political situation, planning 

and policies. Socio economically, urban expansion is aided by the need for land for production of 

good and services and essentially for residential development for migrants into the city (Rajesh & 

Yuji, 2010). Planning and policy have their role to play. The effectiveness of land reforms, zoning, 

land development control, governmental economic and investment plans contributes to the growth 

patterns of the peri-urban settlements. 
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2.5.1 Peri-urban settlements typologies. 

There are five typologies of peri-urban settlements by composition ( (Iaquinta & Drescher, 2000; 

PLUREL, 2009). They are:  

A. Village peri-urban: It is geographically proximate to urban areas but with substantive urbanism. 

This is very common in the developing countries. 

B. In-place peri-urban: Proximate to the urban area and results from in situ urbanisation or 

population growth due to annexation or reclassification of town and villages. Customary or 

traditional arrangements remain intact. 

C. Chain peri-urban: It connotes in-migration from a single place. It is formed by the geographic 

translocation of a village population to a particular location in the peri-urban. These people carry 

their tradition or customary beliefs to the new location they have a high degree of ethnic 

homogeneity. There is integration of urban institutions. It has the tendency to form enclaves and 

reproduce their traditional institutions. This is achieved by the pioneer migrants paving the way 

for latter migrants. It has strong kinship, co-ethnicity. Such is squatter settlements or informal 

settlements in developing countries. 

D. Diffuse peri-urban:  This is an in- migration from various places. Migrants are from different 

sources geographically, both from rural and urban areas. It is characterized by greater ethnic 

homogeneity, various beliefs about customary institutions. It reflects more of inclusion of urban 

form. 

E. Absorbed peri-urban: It is proximate to or within the urban context, there is maintenance of 

customary or traditional institutional arrangement derived from the culture of the original settlers. 



33 
 

It is derived from either in-place peri-urban or chain peri-urban areas. It could be regarded as in 

place or chain peri-urban at the macro level before the absorption of the urban administratively, 

politically and socio-psychologically. There is replacement of the original settlers’ culture group 

by residential diffusion differentiated by ethnicity and culture. Structured inequality is high for 

village peri-urban,-place, absorbed peri-urban but it is low diffused peri-urban. It is moderate for 

chain peri-urban because of co-existence of traditional and modern culture. 

In conclusion, planning and preparing for the growth of cities, of various size is essential to 

maximize the benefits of urbanisation and promote sustainable development. While it is possible 

for a city population to grow without an attendant expansion of land area or built up area, it mostly 

and typically takes place with some expansion of the urban extent to provide housing for the 

growing number of city dwellers. Population growth is a parameter for defining urban morphology. 

2.5.2 Housing Typologies in peri-urban settlements. 

Housing typologies refer to the distillation and classification of existing building types and urban 

forms in term of social function and spatial efficiency (Keyes, 2010). Housing typology defines 

members of the same household. It defines the beginning and end of a city. It has evolved with 

technological advances like the rise in the use of automobile and introduction of industrial building 

components in the 1940s. It has also changed according to the needs of the developers. A 

community is intrinsically exclusively formed by a group of people who share a particular interest 

(Law et al; 2008). Housing typology is based on need, scale, style and location. It was also 

established that peri-urban housing is characterized by low density residential development, 

shopping and offices areas, rigidly segregated housing, limited choices in travel routes and leap 

frog growth for industrial development zone.  
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The patterns of housing investment, housing form, community services, settlement density and 

morphology are relevant to the growth and pattern of peri-urban development. Housing 

classification is determined by society, affordability and legality in form of government-led, 

private development-led and self-help housing. Housing in the peri-urban exists under three types 

of initiative and governance: self-built housing development, private developer - led housing and 

state-led housing development (Shen & Wu, 2013).  

Self-help housing: This grew as a result of housing demand aggravated by decentralized economic 

activities and also due to increase preference for single family houses, citing (Gough & Yankson, 

2000). Self-help housing is housing scheme in which site and services are provided with the 

individual household taking responsibility for the construction of their housing units. Self-help 

housing is mostly located in the peri-urban development zones. In developing countries, most self-

help housing development is associated with poor quality construction, non-customized and 

standardized designs and inadequate infrastructure connectivity (Bangdome-Dery, Eghan, & 

Afram, 2014).  

State-led housing development:  This comes in the form of state intervention through industrial 

and housing development, and also to drive the growth of the suburb. Land acquisition for such 

intervention comes with meagre compensation to the original landowners. 

Private developer-led housing development: Housing in the formally regulated areas is 

predominantly occupied by middle class and higher income migrants from the city centres (Simon, 

2008). 

Housing typologies in the peri-urban are further classified into commodity housing, single family 

house and middle rise buildings. Each type of housing is dominated by different types of 
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neighborhood. The commodity housing has co-renting as its unique attributes. It serves the poor 

migrants. It is called rooming apartment and it is characterized by one apartment sub- divided into 

many bedrooms. Other notable peri-urban housing typologies are single family bungalow, 

semidetached bungalow, rooming house, storied apartment building and duplex (Olotuah, 2006). 

Two types of housing typologies characterize the peri-urban in China. They are single-family villas 

and gated communities. Characters of housing are clustering of residential, commercial, rural-

residential and agricultural uses (Mandere, Ness, & Anderberg, 2010).  

Considering household size, the floor space per person for living and working, land intensity are 

primary determinants (Ravetz, Fertner, & Nielsen, 2013). Housing characteristics in Lagos peri-

urban settlements are a cluster of settlements along the axial of the urban corridor of the Lagos-

Ibadan expressway. Major land use in Lagos peri-urban is residential development. Urban 

morphology in Lagos peri-urban follows the trend of construction of housing estates on acquired 

large tracks of land (Lawanson, Yadua, & Salako, 2012). It is dynamic and undergoes 

modifications in term of social relation, thus influencing spatial adaptations in newly built forms. 

Others are commercial activities. Housing typologies in Kano peri-urban settlements are rooming 

house, detached house, compound houses and blocks of flats (Binns, Maconachie, & Tanko, 2003). 

Rooming house is common to serve low income earners. It is adopted because of ease of design, 

low cost on construction and high return from rental. Socio economic status has great influence on 

the housing typology. It was observed that the growth pattern of built up land area was greatly 

influenced by socio-economic factors notably the Gross domestic product (GDP) and income 

status. 

The spatial- temporal patterns were driven primarily by urbanisation, industrialization and 

population growth. This also can be seen to have influenced peri-urban growth in developing 
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countries. The resulting residential model was a multi-nuclei settlement pattern. Most housing 

pattern in peri-urban settlements is of leapfrog development (Wu, Zhang, & Webster, 2013).  

2.5.3 Residential segregation in peri-urban settlement housing development. 

Residential segregation emerges as a result of people tendency to live in a residential community 

with some characteristics like language, race and social class. The separation of residents with 

dissimilar identities creates a social exclusion ultimately leading to residential segregation (Fitra 

& Pradoto, 2014). Residential segregation induces spatial fragmentation and social segregation. It 

hinders balanced developments (Firman, 2004). There exist a segregation of land uses into 

different zones in the peri-urban due to self-sorting of the population based on socio-economic 

status.  

Residential segregation can be seen as an isolation of a certain community in a certain residential 

area usually separated from mainstream community due to several reasons like policy and solid 

residential gate (Fitra & Pradoto, 2014). Residential segregation is mostly influenced by income 

level and education level as this influence people's ability to live in an exclusive residential area 

(Pacione, 2009). Another characteristic of residential segregation is kinship among residents. 

Visibility of racial or ethnic group is pronounced by residential segregation thus escalating 

discrimination by dominant groups. There are different levels of residential segregation, residential 

segregation by education level and income, segregation by housing typology, existence of solid 

gate segregation by internal kinship and segregation by social class (Pradoto, 2012). 

Social segregation exists among different socio-economic class in the peri-urban. Low income 

groups are mostly confined to the core with little or no infrastructure development (Cobbinah & 

Amoako, 2012).  Lower class in the peri-urban is usually segregated unintentionally while the 
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upper class is segregated intentionally. Characteristics of residential area influence the level of 

segregation. There is usually a shift in lifestyle through the migrants often resulting in transforming 

the socio-demographic attributes. Group of houses which are part of the settlement are both in 

urban and rural area equipped with public infrastructure and facility as a result of meeting housing 

needs (Fitra & Pradoto, 2014). 

Spatial segregation in the peri-urban also exist in the form of villas versus apartment, highly 

homogenous gated communities for high income earners. Most are detached buildings and there 

are usually high commuting to the city centre. Segregation of housing could bring about two types 

of housing, in between housing and clustering developments. In between houses is common in 

estates while clustering development is the coming together of householders with similar social 

class (Pradoto, 2012). Social status improvement is another pull factor for residential buildings 

built by developers, mostly exclusive areas with rows of housing and clusters well defined. Also 

established is improved quality of neighbourhood in the gated communities in the peri-urban. 

Gated communities create spatial differentiation between the exclusive housing and the urban 

space in which they are located bringing development disparity. Residential segregation results in 

the absence of interaction between social groups and unequal distribution of social groups in the 

physical space (Firman, 2004; Pradoto, 2012). 

Segregation could be by social status, lifestyle or by ethnic composition. Intangible impacts are 

seen in form of social segregation, changes in socio-cultural lifestyles (Piorr, Ravetz, & Tosics, 

2010). The peri-urban is a point of investment for entrepreneurs, property developers and 

individuals. Spatial segregation and social fragmentation is aided by social and cultural preferences 

for housing locations. Settlements are segregated by kinship, income level and income groups. 

Socio-spatial segregation encourages gated communities, removal of local community services 
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and urban sprawl. Self-determined lifestyle results in fewer people per household with growth in 

housing area demand (Piorr, Ravetz, & Tosics, 2010). There is a tendency for the location of high 

value housing in a high quality environment and segregated from other social groups. Also there 

exist social housing and self-help housing with multiple problems.  

The complex socio-economic transformation in the peri-urban has led to a high number of high 

class residential neighborhoods targeted to supply higher income group thus creating territorial 

segregation. There are unequal and disproportionate developments resulting in social segregation 

between the middle class and the poor settlers. Evidence of this is seen in gated communities for 

the elite and residential disparity among the different classes. Better understanding of the 

interdependence between the rural and urban attributes in the peri-urban will assist in deploying 

better development strategy. 

2.5.4 Informal development in peri-urban settlements. 

The character of housing in some peri-urban are poorly regulated housing development, wrong 

industrial allocation on sensitive areas, encroachment of residential areas on lakes and ponds and 

wetlands, residential development lacking open space and green belts, lack of logistic zones due 

to lack of incorporation of existing infrastructure in the design of the layout, disconnection of land 

developers from the realities of resource limitation and inattention to long-term impacts of land 

use modifications (Dutta, 2012). Constraints in formal housing and land delivery systems is forcing 

more people into slum developments.  

Housing in the peri-urban interfaces in almost all the developing countries is predominantly 

informal buildings with no conformity to building regulations. The types of settlement are 

influenced by the socio-economic composition of the peri-urban. Residents with lower socio 
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economic status occupy different spatial form of settlements, these are often characterized by 

squatter settlements. However, high profile projects like high-end gated communities and shopping 

malls also exist with formal setting for the urban middle class priced out of the expensive city core 

seeking housing in the periphery. Displacement from the city centre is the motive behind some 

relocation to the peri-urban for housing. A dynamic of two types of settlements co-exist. One is 

affluent and integrated into the city with good transportation while some are isolated, poor and 

over populous (Simon, 2008). 

Most peri-urban lack efficient land use planning and infrastructure leading to the emergence of 

informal settlements (Allen, 2003). Most Nigerian peri-urban housing is conceptualized as a 

squatter settlement, illegal areas, and low priority areas in term of urban planning (Lawanson, 

Yadua, & Salako, 2012).  Some people while considering relocation or housing in the peri-urban 

does not put into consideration the effect of the locational attributes on the environmental quality. 

Causes of poor infrastructure in peri-urban settlements are growing number of informal housing 

for low income groups, informal housing not served by basic infrastructure, housing density 

outweighs the pace of infrastructure development. Poverty contributes to the environmental quality 

in the interface. Community based model is ideal for service delivery for peri-urban poor. 

Individual household own preferences and choice are important factors driving peri-urban housing 

development (Shen & Wu, 2013).  

2.6 Socio-economic attributes of peri-urban settlements’ residents. 

Socio-cultural composition of peri-urban residents’ constitute migrants from other places, 

residents from the central city and local natives. An industry-led growth of the peri-urban has 

brought about an influx of rural migrants workers often confronted with limited access to the 
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housing market. This class of people eventually settles in low cost private rental houses in the peri-

urban (Shen & Wu, 2013). This constitutes the root of rental housing in the peri-urban. 

Differentiating factors between the peri-urban resident groups could be through either socio 

economic factors, personal motivation for housing, housing choices preference and the resulting 

spatial differentiation. In the peri-urban, using socio-economic attributes, the most important 

differentiating factor that distinguishes migrants from other resident groups is housing tenure. Non 

migrant groups are mostly home owners regardless of socio economic status.  

Mass of social forms, types and meanings increases and conflict and resolution are constantly 

fomented as enumerated by Fazal, Banu, & Sultana (2015) referring to Iaquinta & Drescher (2010). 

In peri-urban settlements, there is co-existence of farmers, informal settlers, industrial 

entrepreneurs and urban middle class in the same territory despite having competing interests, 

practices and perception (Allen, 2003). There is also increased energy consumption through use 

of more private vehicles, traffic congestion and air pollution, and damage to eco system (Yue, Liu, 

& Fan, 2013). There is no uniformity in residential development in developing countries due to 

mixed heterogeneous group of peri-urban residents. 

There are some controversies surrounding the peri-urban concept. Contradicting the traditional 

belief on the peri-urban, majority of residents in the peri-urban of most cities are predominantly 

constituted by low income group, it is found that the population tilts more towards the lower middle 

income and high middle income (Mutua, 2013), urban dwellers who had relocated from other areas 

of metropolitan areas contrary to Marxists theory. Also contrary to peri-urban settlements being 

transitional, most households depend on formal jobs not informally engaged. It is not homogenous 

but has heterogeneous social composition and economic structure (Browder, Bohland, & Scarpaci, 
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1995).  Among the significant changes in the peri-urban is the displacement of poor original settlers 

of the middle income and high income earners as land prices rise. 

The remoteness of residential areas and inadequacy of means of transport makes it difficult for 

residents to travel short distances without using automobile (Cobbinah & Amoako, 2012). A 

relationship thus exists between spatial-temporal patterns of built up area, socio-economic factors 

and planning policies which call for study. Understanding of such relationship will establish a 

better understanding of land use dynamics, driving forces of peri-urban housing development, 

planning policies among researchers and decision makers. Residents in peri-urban settlements’ 

housing in developed countries are mostly upper and middle income group while in developing 

countries are mostly engaged in informal economic activities and are predominantly low and 

middle income earners.  Peri-urban communities have dual urban-rural orientation socio-

economically. It is characterized by different land uses and inhabited by communities of different 

economic status, often lacking infrastructure accompanied by deteriorating environmental, socio-

economic and institutional conditions. It is shaped by the process of territorial specialization 

encouraged by globalization (Allen, da Silva, & Corubolo, 1999). 

Nigerian small and medium-sized cities can be engaged to deliver and facilitate adequate housing, 

livelihoods and services for poor urban dwellers and middle class that cannot be serviced by 

housing in the urban core. Housing policy is a combination of economic, social and technical 

conjunctions of housing where it is directly related to economic status of the country. The 

increasing migration composition of Lagos State constitutes a socio-spatial mixture as opposed to 

the existing structure rooted in kinship, ethnic homogeneity and communal land tenure before the 

surge in urbanisation (Towry-Coker, 2002). 
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2.7 Housing quality in peri-urban settlements.  

2.7.1 Parameters for Measuring Housing Quality. 

Three housing quality components have been identified as neighbourhood, locational and dwelling 

quality. Neighbourhood quality is attributed to such as being conferred on a residence as a result 

of the environment it is located. This then brings into consideration the relationship between 

housing streets, open spaces and general settings in the neighbourhood (Rapoport, 1998). 

Environmental quality has to do with cleanliness, sanitation, parking space, accessibility, light, 

drainage and security. Locational quality of housing is the spatial position occupied by it relative 

to the central business district. Housing located close to such facilities like market, road, 

recreational facilities, schools, health facilities possess higher locational benefits (Adebayo & 

Aliu, 2010). Good locational position brings ease in travel time to work and gives a higher 

satisfaction to residents. Locational quality is a function of closeness to place of work, central 

business district and accessibility to public transport.  

The quality conferred on a building as a result of internal and external designs is regarded as 

structural or dwelling quality. Dwelling quality have to do with number of rooms per household, 

tiled toilet, tiled bath, tiled kitchen, light and water. Structural or dwelling quality is attributed to 

housing type, design, age of the building, aesthetics, lots size, windows, burglary proof, and patio. 

Housing quality is generally influenced by income, family size, education and race (Goodman, 

1978). Methods of construction, materials for constructions, spatial arrangement, services and 

facilities functionality, aesthetics are also instrumental in defining the quality of housing (Bradley 

& Putnick, 2012). This was also emphasized by Mabogunje (1980) stating the role of spatial units 

and layout of the building. Indicators for measuring housing quality should embrace the physical 
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characteristics of the dwelling and the broader environmental characteristics of the area under 

consideration.  

Another major element of housing quality is the availability of sufficient space in the dwelling 

both internally and externally. Space is associated with the overcrowding rate in a building. This 

can further be measured by number of rooms per household, the household size and the family 

members’ age  (Aderamo & Ayobolu, 2010; Štreimikiene, 2014). Other instrument for assessment 

of housing quality are deficiencies of basic sanitary facilities, leaking roof and poorly lighted 

building. Peri-urban settlement mostly is associated with pollution of diverse kinds like refuse 

dumps, sewage plants thus imposing negative impacts on the residents. A study carried out on 

housing quality in peri-urban of Akure, emphasized on the role of frequency of collection of waste 

on quality of housing in the peri-urban (Olotuah, 2006).  

The quality of housing should satisfy minimum health standards and good living conditions and 

affordability for all categories of income earners. The five basic criteria enumerated for measuring 

housing quality are compliant with tolerable standard, energy efficiency, absence of serious 

disrepair, provision of modern facilities and services and health, security and safety of the housing 

(Amao, 2012).  Housing quality can be influenced by the building materials used, method of 

construction, poverty and land location. The dwelling quality shows the intrinsic values of houses, 

locational quality refers to positional attributes while neighborhood quality is associated with the 

extrinsic values of the neighborhood (Aluko, 2000). The monetary value attached to a building is 

a function of its quality.  

Further enumerated to contribute to housing quality are aesthetics, ornamentation, sanitation, 

drainage, age of building, access to basic housing facilities, burglary, spatial adequacy, noise level 
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within the neighbourhood, sewage and waste disposal, air pollution and ease of movement as 

important in determining the quality of housing (Anofojie, Adeleye, & Kadiri, 2014; Štreimikiene, 

2014).  Household size is a factor in quality of housing and residential development (Jiboye, 2010). 

Emphasized also is the role of household income and size on the quality of housing. Critical also 

to housing quality is structural stability and durability, provision of basic services, good 

accessibility, security of tenure, security and limited crowdedness (Agboola, 2005). Housing in 

developing countries is mostly typified by poor quality. This status is not limited to urban housing, 

peri-urban and rural housing is not exempted from the malice of poor housing quality (Adebayo 

& Aliu, 2010). There exist indiscriminate disposal into canals and drainage channels (Puttal & 

Ravadi, 2014). 

Other latent indices for determining housing quality are neighbourhood prestige, living 

convenience, location, user value, structural design and mobility control (Kain & Quigley, 1970). 

Neighbourhood prestige is associated with orderliness of houses, safety and security, drainage, 

serenity, sanitation and waste disposal. Living convenience is defined by two variables namely 

closeness to the market and availability of children in school. Mobility control has to do with ease 

of commuting (Adebayo & Aliu, 2010).Theoretically, factors that contribute to urban quality of 

life are physical urban quality, mobility urban quality of life, social urban quality of life, 

psychological urban quality of life, economical urban quality of life and political urban quality of 

life.  Urban quality of life refers to the natural attributes of the neighbourhood (El Din, Shalaby, 

Farouh, & Elariane, 2013).  

Urban quality is the relationship, the dynamics and complex network of relationship that exist 

between the physical features of housing (Hamam, Ahmed, & Hend, 2013). It is the impact of 

locational and neighbourhood quality. It is the shared characteristics experienced by residents in 
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places like water quality, air, traffic and recreational facilities. Housing quality is not limited to 

components of construction, but rather the product of human satisfaction with urban attributes and 

facilities. Urban quality of life entails the quality of the built environment both in rural and urban 

areas (El Din, Shalaby, Farouh, & Elariane, 2013). Commuting in the peri-urban can often be 

burdensome. There is high cost attached to daily travels and also slow traffic movement because 

of the poor conditions of the access roads and the main arterial routes linking settlements 

(Lawanson, Yadua, & Salako, 2012; Acheampong & Anokye, 2013). 

The quality of peri-urban settlement is impaired by the great influx of low income urban 

immigrants. This might lead to a proliferation of slums if uncontrolled. Physical urban quality 

variables are facilities, urban fabric, land use, services and infrastructure. Mobility urban quality 

refers to accessibility, traffic and transportation factors. Social urban quality of life involves 

individual choices and participation of citizens. Psychological urban quality is residents feeling of 

the identity of a place (Nakazato, Schimmack, & Oish, 2010). Economical quality is the economic 

character of the neighbourhood. Political urban quality has to do with city policies and 

implementation in supporting the concept of urban quality. The quality of peri-urban housing is 

negatively affected by traffic congestion, pollution, poor water supply and sanitation problems, 

solid waste disposal and lack of open space (Dutta, 2012).  

In most peri-urban, there exist poor sanitary conditions, low housing density, increasing 

commuting time due to poor condition of the roads. Building materials in poor areas include wood, 

reeds, grasses for construction and roofing (Simon, 2008). Some squatter settlements in the peri-

urban of Malaysia are made with wooden planks, plastic and asbestos sheeting and recycled 

building materials (Zainal, Kaur, Ahmad, & Khalili, 2012). Overcrowding which is defined as 

more than two persons per room is an indicator of poor housing quality which is more prevalent 
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in the city centre than in the peri-urban. Housing and neighbourhood in the poor peri-urban are 

confined to limited space and recreation areas.  

Clean drinking water is an essential for quality housing. It is noted that fifty eight percent of Sub-

Sahara African population have access to improved drinking water (WHO, 2008). The identified 

categories of drinking water are unimproved, improved and piped. Unimproved drinking water is 

unprotected springs, well, tanker trucks, surface water and bottled water in developing countries. 

Improved drinking water is public taps or standby pipes, boreholes, tube wells, protected wells and 

springs, rainwater collection. Piped drinking water is the one directly pumped into the building 

(Bradley & Putnick, 2012).  

Categories of toilet facilities are open defecation, unimproved, shared improved, shared toilet 

facilities. Open defecation is unavailability of facility and toileting in the bush and field. 

Unimproved include pit latrines without slab/platforms, hanging latrines and bucket latrines. 

Shared improved toilets are flush toilet, flush latrines and ventilated improved pit (VIP). 

Categories of dwelling floor are natural, rudimentary and finished flooring (Bradley & Putnick, 

2012). Most peri-urban interface in developing countries are places of possible disaster and 

diseases outbreak. When peri-urban settlements are viewed as an asset for city building, policy 

making and planning will be driven to build the peri-urban settlements by investment in basic 

services (Chirisa, 2010). 

2.7.2 Influence of residents’ socio-demographic attributes on housing quality in peri-

urban settlements.    

The role of socio-economic and socio demographic attributes of residents cannot be 

overemphasized in the analysis of housing quality in transitioning towns like the peri-urban 
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settlements. There is an unequal environmental quality in the peri-urban as a result of disparity in 

distribution of public expenditure in term of infrastructure. Means of acquisition of land 

determines spatial segregation. Lower income groups inhabit peri-urban areas prone to 

environmental hazards lacking environmental quality (Allen, 2010). Socioeconomic attribute in 

terms of income level is significant for housing quality. The poverty of urban poor undermines the 

quality of housing they can enjoy.  

Socio economic strength of residents plays a vital role in the type and level of housing quality they 

can access. Housing quality is uniquely influenced by socio-cultural setting (Fiadzo, Houston, & 

Godwin, 2001). The definition of housing quality is a function of geographical and ethnographic 

composition of the residents (Rapoport, 2001). In the peri-urban, waste disposal is predominantly 

through landfill and incineration. There also exists contamination of soil and ground water. There 

is pollution of a water body by the toxic industrial waste, raw sewage and chemical affluent. The 

poorest households in the peri-urban are subjected to these water sources thus contributing to 

health hazards. This however is not the case in the districts or neighbourhood occupied by the 

middle income earners or government-led housing in the peri-urban thus establishing social 

differentiation and wealth inequality among the indigenous residents and the immigrants (Simon, 

2008; Ibem & Aduwo, 2015). Poor residential areas in the peri-urban are associated with poor 

physical conditions, illegal development, limited or no access to water and good sanitation. 

However, the gap in poor services delivery in the peri-urban is filled by informal service providers 

at high cost borne by the residents (Allen, 2010). 
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2.7.3 The Smart Growth Model  

Emphasizes a unique sense of community and place. It clamors for the expansion of range of 

transportation, employment, and housing choices, equitable distribution of costs and benefits of 

development, preservation of natural and cultural resources, promotion of public health, economic 

vitality, social equity and improved quality of life. 

2.7.4 Community participation in peri-urban settlement infrastructural development.         

In peri-urban settlements’ housing development, community participation is vital. It should be 

encouraged both in externally initiated projects like government-led infrastructure development, 

developer initiated or projects initiated by association of community residents (Obeng & Whittal, 

2014). Improvement of the social, economic and political situation in the peri-urban is driven by 

participatory planning strategy. This approach to infrastructure development is the sole means of 

improving the quality of the peri-urban. Effective community participation is key to the 

development of peri-urban development (Binns, Maconachie, & Tanko, 2003). 

Projects can only succeed when communities actively participate in designing and implementation 

of projects pertaining to their incorporation of local knowledge into decision making processes in 

community projects is regarded as community participation (Isa & Mohd Jusan, 2012). The basic 

attributes of community participation lie in its offering of better project design, improved targeted 

benefits and cost effectiveness (Mansuri & Rao, 2004,).For a city to grow and develop in the long 

term and to be effective and efficient, it must consciously integrate the environment into its 

planning and management mechanisms. The environment cuts across all sectors, income groups 

and management areas. Local governments are adopting innovative approaches and are becoming 

increasingly aware of the benefits of citizen participation in urban decision-making. Governance 
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approaches which encourage urban stakeholders to have a say in the management of their city 

provide several entry points for the inclusion of environmental issues in urban planning (Puttal & 

Ravadi, 2014). 

Efforts must be made to encourage the participation of civil society and the activities of non-

governmental organizations. Community development associations at the neighbourhood level are 

emerging and they are significant partners in developing and implementing community-based 

initiatives, often with the support of national and local NGOs (UN Habitat, 2008). To address the 

slum conditions in peri-urban areas, landowners, the poor dwellers, developers and housing 

investors are all critical in making of peri-urban settlements (Chirisa, 2010). Critical monitoring, 

evaluations and adjustments have to be made to accommodate change and new needs. Community 

participation should be informative, proactive, inclusive and equitable. 

Webster, Cai, Muller, & Luo (2003) argues that, in addition to the private sector, the role of local 

collectives (community-based authorities) and local government can also be significant in adapting 

to rapid peri-urbanisation. Collaborative approaches are required in peri-urban settlement 

management. New strategies need to be developed to coordinate the growth of private initiatives 

and to strengthen community participation in the face of fragmented and weakening power of 

formal and central government structures (Etemadi, 2000). Innovative institution-building should 

be encouraged in order to address institutional fragmentation in peri-urban areas (Hudalah, 

Winarso, & Woltjer, 2007). 

In addition to the transformation of formal political and organizational-based institutions, there is 

need to consider institutions that are grounded in day-to-day governance practices, since such 

institutions can be socially more acceptable. Lawanson, Yadua, & Salako (2012) advocates that 
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citizens in the peri urban settlements must be mandated by the local governments to maintain a 

clean and sanitary environment and every household must own refuse dust-bin for their waste 

materials. A participatory planning strategy which seeks to involve the residents themselves in 

determining their management of their environment, their needs in terms of the priority 

infrastructure and services required their willingness to contribute to the cost of providing such 

facilities and their engagement in poverty-reduction activities to improve on their social, economic 

and political situation need to be put in place in the peri urban settlements. 

2.8 Peri-urban settlements’ housing governance and management.  

2.8.1. Challenges in management and governance of peri-urban housing development  

Government and public institutions are major actors in the governance of the peri-urban. 

Government roles come through active participation done through land acquisition at government 

determined prices. Under this guise, government controls peri-urban land use transformation by 

releasing land based on future demands. Also land zoning or land ceiling or price control is another 

means of controlling peri-urban growth by sanctioning specific use in selective zones, (Salem, 

2015). The local government has a role to play in shaping developmental pattern through effective 

political and economic institutions (Wu, Zhang, & Webster, 2013). City primacy in Nigeria, 

especially Lagos has resulted in unbalanced distribution of the development process and mostly 

the neglect of the peri-urban.  

Challenges to government agencies appear in different forms, often pursuing contradictory goals. 

Their interests and objectives at times reflect individual and factional interest. Overlapping 

jurisdictions and poor coordination of management responsibilities often impacted negatively on 

the provision of essential environmental and socio-economic services, leading to neglect in the 
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peri-urban settlements. Associated characteristics with peri-urban settlements are rapid land use 

change, land speculation, conflicting land tenure and unbalanced infrastructure provision for the 

growing population, (Allen, 2010). The rate of development could not be matched by proper 

development and planning of the peri-urban zones, thus poor infrastructure development. 

Also noted to be challenges for the peri-urban interface, is traffic congestion and air pollution as a 

result of poor waste disposal facilities (Binns, Maconachie, & Tanko, 2003). Investigating the 

environmental challenges of peri-urban settlements in Lagos mega city, Lawanson, Yadua, and 

Salako (2012) identified security and poor infrastructure problems. Poor spatial planning in the 

peri-urban is a contributing factor to hindered infrastructure development in the interface. Peri-

urban settlements play an important role in the occupation of new development because of 

available and affordable land. Significant areas of peri-urban settlements are not state-managed 

hence leading to the emergence of organic and informal settlements. Poor living condition and 

lack of basic infrastructure facilities and services also abound in peri-urban settlements (Obeng & 

Whittal, 2014). 

Lands under excision are converted from agricultural land to housing development at the local 

level without policy support by the government creating alienation in term of infrastructure 

development. The degree of infrastructure development in the peri-urban is a function of whether 

peri-urban housing is state-led or group-led. That is the influence of the initiative and developers 

are enormous on housing in the interface. Advocacy for neo-customary land control may help in 

contributing to compliance to zoning, supervision of land sales and resolution of land conflicts. 

However, it does not ensure the provision of infrastructure for the peri-urban. Governance can be 

defined as the exercise of political, economic and administrative authority in the management of a 

country’s affairs at all levels. It comprises the mechanisms, processes and institutions, through 
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which citizens and groups articulate their interests, exercise their legal rights, meet their 

obligations and meet their differences (United Nations, 2006). In most African countries, in the 

decade’s immediately preceding and following independence, uncontrolled urban growth through 

informal and illegal spatial developments was not only the inevitable outcome for urban Africa, 

but the very reason why urban slums expanded so fast. 

The slum proliferation results from resource deficiencies, inappropriate standards and lack of 

effective policy across a range of sectors. In other words, high slum proliferation rates reflect 

systemic policy failure. It may be observed that should regional planning be esteemed and 

practiced in Africa, a host of the peri-urban challenges could have been avoided. As observed by 

Adell (1999), characteristics of peri-urban interfaces indicate that peri-urban areas are outside 

formal urban boundaries and urban jurisdictions. Post-independence African cities grew very 

rapidly. Initially this growth was mostly fed by rural-urban migrations but nowadays. It is mostly 

the result of natural growth.  

Original plans did not capture the speed of growth in peri-urban areas while they were also not 

backed up with infrastructure investments commensurate to this growth. With their capacities 

rendered inadequate, city managers soon fell behind demands for urban housing, social and 

physical infrastructures and urban livelihoods. The outcome was inevitable and identical among 

most cities across Africa. In existence is massive self-help urbanization dominated by uncontrolled 

informal and often illegal spatial developments and high numbers of poor urban dwellers without 

access to adequate housing or basic services like water, sanitation, electricity and roads, is what 

we have in existence in the peri-urban. 
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Hindering efficient governance are issues of unclear or duplicated jurisdiction in planning, land 

tenure and land transfer, lack of clearly defined and enforceable residential title to land, lack of 

planning and building guidelines and regulations for urban services, inadequate service 

infrastructure to meet even basic needs, significant proportion of residents found in lower income 

categories, a breakdown in traditional forms of administration and a fear that a change of tenure 

status could diminish the vested powers of traditional leaders in those areas that peri-urban 

development occurs through the weaknesses or direct support from local government agencies, 

particularly for rapid peri-urban transformations (Leaf, 2002). 

 Also affecting urban governance is deficient financial and human capital, thus, contributing to 

inconsistencies in implementation and weak enforcement and control (DiGaetano & Klemanski, 

1999; Firman, 2000). The role of the local public sector in urban planning and development is also 

weak in comparison to the private sector (Connell, 1999). Peri-urban regions worldwide, therefore, 

face the problem of a mismatch between the nested jurisdictions of governmental administration 

and the increasing dynamics of urban space. New urban dynamics often occur at the outer ring of 

urban centres, beyond municipal urban boundaries and urban agglomerations. The territorial 

boundaries of regions usually do not match the scales and scopes of the new urban dynamics. As 

a result, formal and informal cooperative arrangements between municipalities are increasingly 

established. Accordingly, local government capacities tend to focus on strengthening collaborative 

approaches and interactive governance (Hudalah, Winarso, & Woltjer, 2007). 

In the urban context, governance is the sum of many ways individuals and institutions play and 

manage the common affairs of the city. The lack of an integrated advocacy group for integrated 

urban planning for the fringe areas is arguably the largest single hurdle to overcome. Compounding 

the problem is that the local governments of the peri-urban areas often have only limited town and 
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urban planning rules. This hinders good monitoring of the vast landmass of the urban periphery. 

Urban governance in Nigeria cannot be fully understood without reference to the three principal 

levels of power: the local, the state and the federal government. Each of these levels intervenes 

more or less directly in urban management. Local governments, although saddled with urban 

governance responsibilities, have never had much autonomy. 

Reforms have been initiated but the states maintain their holds on local authorities. Local 

government ability to generate revenue has collapsed, increasing their dependence and reducing 

their capacities to face the challenges of urban governance while lack of co-ordination increases 

the difficulties of urban management. National governments should acknowledge the failure of 

their state-only and market-only approaches to urban management and act more proactively on 

shifts towards participatory management that help create ownership over decision-making and 

daily management practices. This requires, among others, a careful review of current land, housing 

and services provision practices that govern urban management in the context of much wider 

spatial, social and economic policies and strategies.  

Developmental problems can majorly be attributed to the lack of effective urban policy and 

mechanism of governance needed to ensure a rational level of equilibrium between the growing 

population, the cities environment and existing infrastructure thereby aiding poor quality of the 

living conditions and low livability index of urban areas in Nigeria (Daramola & Ibem, 2010; 

Jiboye, 2011).Without accurate local level data, it is difficult to recognize trends, assess urban 

processes and review urban conditions. Without accurate and reliable city-level data, African 

urban managers are operating in an information and knowledge void. It is advisable that African 

governments undertake more concerted efforts to generate, collect and analyze accurate and 

reliable city-level data to better inform local and national decision-making processes.  
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African governments and city managers need to act upon these new realities and view urbanization 

processes in regional rather than local contexts, aiming at nation-wide creation of a hierarchy of 

urban nodes with urban functions and roles assigned over this hierarchy of cities and towns, rather 

than concentrating them in the main city alone. The rapidity of urban growth has brought forth 

situations that are difficult to manage, especially in the distant urban fringe where these institutions 

have no authority and where prevailing regulations, when they do exist, do not suffice to deal with 

urbanization-related development issues (Cadène, 2005). 

Urban planning is an urgent need in peri-urban settlements where social, environmental and 

economic changes are more prominent. The issue of governance is particularly important to 

address in the process of urbanization and especially in terms of coordination of urban planning 

for the urban center and that of local planners within the periphery. Accessibility and government 

policies contribute largely to the growth of peri-urban settlement and changes in spatial pattern 

(Rajesh & Yuji, 2010). To guide urban growth for future habitation, understanding of the process 

of land use transformation along the rural-urban boundary is vital. Land characterization through 

historical and current land uses gives vital information (Dutta, 2012). 

2.8.2 Land tenure conflict in peri-urban settlements’ housing development.  

Peri-urban housing is a product of distorted land market. The customary land tenure is a major 

hindrance to the development of the interface (Chirisa, 2010). Changes in customary land 

administration are a popular progressive tool for countries in development. This change however, 

should not be revolutionary, but rather incremental. Formal structures can be introduced to make 

customary land administration systems more resilient and self-sustaining in the peri-urban areas. 

This initiative could encourage infrastructure development in peri-urban areas (Clover & Eriksen, 
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2009). Conflicting land property ownership prevails in the peri-urban due to pressure from private 

developers, speculators, tenants and squatters. There is a dual market systems, formal and informal 

with various properties and tenancy arrangement like rental and customary right system (Adell, 

1999).  

Control of peri-urban growth calls for strict zoning regulation and restructuring of urban low rent 

areas. Because of the strategic importance of land, the prevailing land tenure systems and land 

markets are not serving the needs of the urban poor.  Governmental interventions, both directly 

and indirectly are critical to broadening access to land beyond those who can afford the open 

market prices. Land policy is an important tool in modifying land markets in the interest of national 

development, and particularly as an instrument for achieving greater equity and social justice. 

Local authorities, within their ideological and political confines, can moderate the land market to 

achieve specific planning and spatial aims or improve accessibility to urban land for a broad range 

of stakeholders, including low-income households and slum dwellers.  

In the absence of equitable land allocation, in a market-driven environment, low-income 

households with limited financial capacities are compelled to solve their shelter and livelihood 

problems informally (Fangzhu Zhang & Webster, 2013). There exist difficulties in introducing 

major changes to the co- existence of customary land tenure and state involvement in the land 

market in the peri-urban, where land is rapidly being converted from agricultural to residential use. 

Land market is complex and diverse, characterised by a high level of uncertainty and widespread 

disputes. Given the current situation where customary landownership rights seem to confer the 

right of use decision on landowners, urban containment policies should not only be practical but 

also appealing to all stakeholders in a manner that does not connote direct and undue interference 

in property rights. 
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2.8.3 Land speculation in peri-urban settlement housing development. 

Land development control is pivotal in driving peri-urban growth. Due to the absence of land use 

development plan enforcement, land speculation thrives greatly in peri-urban settlements (Salem, 

2015). Winarso (2007) shows that large-scale housing developers, in proposing new 

developments, had searched for locations where there was abundant and cheap vacant land. 

Developers may not consider the adequacy of the existing infrastructure since, the developers are 

financially able to provide new infrastructure subsequently. As a result, the new urban 

infrastructure that is independently built by the private developers is often not integrated into the 

existing regional infrastructure network provided by the government. Influx of people to the peri-

urban, especially the middle income groups have increased land speculation and culminate in a 

strong dynamic activities of developers not under regulation of the state. 

Based on research by Hudalah & Firman (2011), they inferred that peri-urbanisation globally is 

not an isolated spatial transformation process. It cannot be separated fundamentally from 

institutional changes occurring at local, regional and global levels. Institutional changes can be 

defined as restructuring of formal and informal rules, procedures, cultures and other types of social 

framework that constrain and enable actors’ decisions and behaviour. Multi-level institutional 

changes include: the growing influence of global capitalism and markets; the rise of middle-class 

culture; reinforcement of clienteles’ governance tradition; and the weakening of formal and 

centralised governance and legislation.  

The increase of middle-class society stimulated the rise of middle-class consumer culture, 

expressed in emerging needs for private security and amenity and exclusive lifestyle. These needs 

boosted demand for large-scale housing development, creating gated communities mainly located 
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in the peri-urban areas. In Africa, the decision-making in large-scale land development processes 

is usually influenced by wealthy developers who can easily obtain permission to build large-scale 

housing and industrial estates, complete with urban facilities and major infrastructure such as 

railways and expressways (Webster, 2002). It is widely known that misuse of land sets in reserve 

of peri-urban land exclusively for influential developers (Firman, 2000). This practice, 

furthermore, has encouraged speculation in land supply and development in most developing 

countries. 

2.9 Theoretical Frameworks  

Conceptually, identified parameters for measuring peri-urban housing development patterns are 

density, continuity, concentration, clustering, centrality, nuclearity, mixed uses and proximity. 

Another conceptual dimension to peri-urban settlement is residential density, neighbourhood mix 

of homes and services, strength of activities centres and downtowns and, accessibility of the street 

network (Iaquinta & Drescher, 2010). While the peri-urban settlement proffers solutions to 

housing needs of the urban population, negative impacts can be attributed to reduction of public 

service due to lack of economies of scale by scattered settlement patterns. 

Seeing the peri-urban as a concept is limited and should only be used provisionally based on the 

context under consideration, seeing it as a concept is borne out of the limitation on the dichotomy 

between the rural and the urban (Iaquinta & Drescher, 2010). Dynamism is key in the peri-urban 

interface. Social forms and arrangements are created, modified and discarded. It is a place of social 

compression and intensification. Social forms, types and meanings increase resulting in conflict 

and social evolution. Three factors are used to measure urbanisation and, namely demographic 

component, economic sectoral component and socio-psychological component. Defining the peri-

urban should not also be limited to geographical location. Vital is the consideration of social-
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psychological, which means consciousness of what it means to be urban in the definition of the 

peri-urban. Ignoring this factor will underscore the importance of social changes. 

 

Figure 2. 4:  Parameters for Measuring Peri-Urban Housing Development. 

Source: (Iaquinta & Drescher, 2010). 

 

 

Figure 2. 5: Measurement of urbanisation. 

Source: (Iaquinta & Drescher, 2010). 
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2.9.1 The Rural-Urban Linkage Model. 

Contemporary research carried out by Tacoli (1998) on the concept of spatial flow established that 

two types of relationship define linkages between urban and rural areas. The outlined relationships 

are the spatial relationship and the sectorial relationship. Spatial linkages between the city core 

and towns can be generated by the mobility of capital, goods, and humans between them. The level 

of linkages is however dependent on the improvement of infrastructure and advancement of 

technology.  Rural-urban linkages show dependence between the urban and rural thus birthing the 

peri-urban interface. Linkages could be economical, social, political and ideological. Linkages aid 

development (Joachim, 2007; Konijnendijk, 2009). 

The rural-urban linkages theory is ideal in analysis of the dynamics of peri-urban development in 

Lagos metropolitan region. Lawanson, Yadua and Salako (2012) based their research work carried 

out on peri-urban settlements in the Lagos-Ibadan expressway, Nigeria on urban linkages on rural-

urban linkages model. They argued that there exists a strong interconnectivity between the 

peripheral settlements of metropolitan regions and the urban core. People are encouraged to 

relocate to the peri-urban because of the ease of linkages to city centres for their needs. The growth 

of peri- urban settlements in Ibeju-Lekki is aided with the development of Lekki-Epe urban 

corridor and other feeder roads while peri-urban settlements in Ikorodu grew as a result of 

spontaneous response to the rehabilitation of Ikorodu expressway and other linkages to adjoining 

Ogun State. 

Linkages play a vital role in housing development  (Konijnendijk, 2009; Vidova, 2011). The peri-

urban is not a homogenous space but rather shaped by various land use relationships. Three types 

of linkages exist, urban - rural links, peri-urban to rural, peri-urban to peri-urban links. 
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Figure 2. 6: Dynamics of agglomeration and linkages in the peri-urban 

Source: (PLUREL, 2009; Iaquinta & Drescher, 2010) 

 

As shown in Figure 2.6, various interdependence exist between the peri-urban and the surrounding 

rural areas. Inter-urban or regional scale agglomeration is not a homogenous space. They are 

shaped by many types of land use relationships. 

1. Urban to peri-urban links: Urban demands and pressures on suburbs and peri-urban come in 

form of space for housing, commercial development, infrastructure, educational facilities. The 

peri-urban at the receiving end also requires urban markets, services and innovations. 

2. Peri-urban to rural links: This shows the relationship of people to the landscape, in functional 

economic terms such as food, water, minerals, or tourism. The peri-urban relies on the rural 

for socio-cultural services such as aesthetics, amenity, recreation and cultural identity. In the 

other direction, rural depend on the peri-urban for employment, investment, and access to 

services. Other linkages might be facilitated by cultural identity and socio-cultural needs. 
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3. Peri-urban to peri-urban links:  Exists for socio-economic dependence. Multifunctional use of 

peri-urban is often conflicting and brings about clamour by the affluent peri-urban residents 

for preservation of environmental quality and limitation of environmental degradation. There 

are also relationships within peri-urban communities: the potential for economic and social 

development within settlements and across the peri-urban zone. 

2.9.2 Alonso Access Space Trade off Model. 

This model is built on maximization of profit by purchase of land based on distance determined 

price differential. As indicated in Figure 2.7, closeness to the city center commands low cost and 

time of commuting and high cost of land. Places farther to the city center will attract low cost of 

land and high cost of commuting. The model factors in, the role of household income in trading 

off benefits at the centre. Three types of cost are factored in, namely the cost of land, the cost of 

commuting and the cost of consumption. The cost of land per square meter goes down with 

increased distance. Price of housing close to the urban centre is higher than housing of the same 

quality and age at higher distance. 

  

Figure 2.7:  Diagram Showing Alonso's Model. Source: (Alonso, 1964). 
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The model posits that the price of land is determined by the revenue-earning capacity of different 

users at different locations relative to a central market (Harvey & Jowsey, 2004). The key principle 

derived from this model therefore is that though the amount of space available increases 

geometrically at distances away from the central market or urban core, land prices tend to fall in 

order to compensate for increased transport costs. Relating the peri-urban location to the city core, 

residents in peri-urban areas are expected to cover relatively longer commuting distances to the 

city centre for work and non-work related purposes. Proximity to the city centre determines the 

price of land and eventual cost of housing in the peri-urban. 

However, the level of transport costs including time imposed will depend on the level of urban 

transport infrastructure development and transport system efficiency. The potential effect on 

households’ decisions will depend on the sensitivity of their incomes to either accessibility needs 

or space needs. The peri-urban areas present both location-specific advantages and challenges 

which ideally, should influence households’ decision to choose accommodations there or not. In 

principle, peri-urban locations can offer adequate space at a relatively lower price. The unplanned 

and poorly managed nature of such locations can potentially impose challenges with regards access 

to socio-economic facilities and services which in turn can affect convenience within the vicinity 

of the dwelling. This model was used by (Acheampong & Anokye, 2013) to examine the reasons 

for choice of relocation to peri-urban settlements in Ghana. It is relevant to this study because of 

duplication of the same phenomenon in Lagos peri-urban settlements. This model is useful in 

examination of the socio-economic challenges of residential location in peri-urban settlements in 

this study.  
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2.9.3 The Monocentric City Model. 

This can be used conceptually to analyze the growth of the peri-urban. This model asserts that 

spatial structure of urban areas results from a tradeoff between the rent or cost of land and the cost 

of commuting. The low cost of commuting from the peri-urban areas to the city centre coupled 

with relatively low rent at the periphery of cities in many developing countries facilitates the 

growth of peri-urban areas (Cobbinah & Amoako, 2012). There are five identified zones namely 

the trade centre for municipal activity, the preliminary zone for residential and industrial areas, 

zones of working class house and factories usually located in disadvantageous areas, middle class 

residential area and entrance zone dominated by high quality residences for the wealthy. The 

Monocentric City Model shows the tendency of residential segregation in different socio-economic 

groups. 

  

Figure 2.8:  Diagram Showing Monocentric City Model 

Source: (Kraus, 2006). 
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Relating this model to this study, in Figure 2.8, downtown is the inner peri-urban sharing direct 

linkage with the rural area. The factory zone is located in the extreme of the city peripheral and is 

usually separated from the working class zone of low income to medium income housing in the 

peri-urban of the transition zone that serves as a buffer. The entrance zone sharing direct linkage 

with the city and also the commuter zone of the peri-urban is predominantly dominated by high 

quality residential buildings for high middle class residents in the peri-urban. 

 

2.9.4 Theories of housing. 

Housing can be defined as building structure that human lives for meeting shelter and social needs 

(Abdul & Mahmud, 2012). Housing theory in the context of this study will be related to the three 

tiers of housing under consideration which are: 

 Self-help housing development 

 Private company-led housing development  

 Government-led housing development 

Housing theories relate to Marxism, Radicalism and Liberalism. It is based on ideology and 

identity (Nassar, 2013). It is the social and spatial process in which building types are considered 

to be the convergence of social relation and spatial practices. There are 3 views to housing theories 

according to (Soliman, 2004). They are the Marxist theory or radical theory, Non- Marxist or 

Liberal theory and Positive theory. 

Marxist or radical theory: Housing is seen in a capitalist social formation interest. It sees land as 

a precondition for housing production. Housing is seen as a use of value and exchange and a 

product whose consumption can only be realized by those with a housing need and those who can 
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afford it. It encourages and fosters the exploitation by bodies like private developer often engaging 

in mostly unaffordable housing for the low and middle income group. This theory is the basis for 

profit driven housing development by private developers in the peri-urban of Lagos. 

Non-Marxist/Liberal Housing Theory: Housing is seen as one of the basic components that go 

into the movement of development due to the elements, materials and services. This theory 

believes that housing is among the basic components that go into the movement of development, 

due to the elements, material, and services which actively relate to different activities; whether in 

industry, manufacturing, or services, as with various building materials, like iron, cement and 

timber; or infrastructure services, road networks and transportation (Tunstall, et al., 2013). This 

theory recognizes that the major function of housing in a community is that it affects and is affected 

by the residents. Freedom to build housing unit is one of the most significant needs of residents. 

The level of independency in a housing system indicates the degree to which users’ needs are met 

and utilized. Family financial status is key. There is a dismissal of the standard of dwelling, and 

its impacts on the life of the residents and the whole environment. This is the premises for self-

help housing development in most peri-urban. 

Positive Theory: Housing is seen as socio-economic and environmental dimensions. Family and 

individuals economic status is basic factors for determining housing priorities. Family economic 

status determines the course of improvement of the housing units, which play a major role in the 

mechanisms of the housing market for various levels of social groups (Waziri & Roosli, 2013). 

This advocacy is what drives government-led housing. It emphasizes the role of housing quality 

as being factored by suppliers of basic services like water, waste management and environmental 

quality. The positive theory advocated equal distribution. It defines housing as an item of 

consumption to be supplied by government authorities. 
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2.10 Research conceptual framework. 

The conceptual framework for this work comes through the integration of the findings in the 

literature review with the objectives of this study. The research conceptual framework is divided 

into five phases: 

1. Examination of drivers of housing development between years 2006 to year 2016 in the 

selected peri-urban settlements through field survey.  

2. Examination of the characteristics of housing and settlements in the selected peri-urban 

settlements.  

3. Examination of the residents socio-economic attributes. 

4. Evaluation of the quality of housing in the selected peri-urban.  

5. Evaluation of challenges to management and governance in the selected peri-urban 

 

Figure 2.9: Operationalising the conceptual framework. 

Source: Fieldwork, 2016 
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CHAPTER THREE 

 

RESEARCH METHODOLOGY 

 
3.1 The study area 

Recognised peri-urban settlements in Lagos State are located along Ikorodu corridor, Alimosho-

Igando-Iba corridor, Ibeju-Lekki-Epe corridor and Ojo-Badagry corridor (CPMS, 2005; Lawanson 

et al; 2012). Expansion in Lagos is not only demographically but also spatially (Dekolo & 

Oduwaye, 2011). The selected case studies are Ibeju-Lekki and Ikorodu. Both are Local 

Government Areas outside Lagos metropolitan areas. 

       Table 3. 1: Population of Lagos State by Local Government Area, 1991 and 2006. 

 

 Source:National Population Commision (2010). 
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3.2 The case study areas. 

Ibeju-Lekki and Ikorodu Local Government Areas are the focus of this study because both regions 

have different dynamics of urbanism in terms of spatial growth, rate of housing development, 

demographic composition and socio-economic development. While Ibeju-Lekki serves the 

housing needs of migrants from Lagos Island and its environment, Ikorodu absorbs people from 

Lagos Mainland and the environ (Lagos State Ministry of Housing, 2016).  Also, Ibeju-Lekki 

represents the least urbanised peri-urban settlements in Lagos in term of population growth and 

housing development while Ikorodu represents the highly urbanised peri-urban in Lagos in term 

of residential development and population growth.  

 

 

Figure 3. 1: Map of Lagos showing Ibeju-Lekki LGA and Ikorodu LGA.  

Source: Fieldwork, 2016. 
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3.2.1 Geographical features and general characteristics of the study area.  

Ibeju-Lekki is situated at approximately latitude 40 15'north latitude 40 17' north and longitude 

13015' east and 13020' east. It is limited in the north by Ogun state and in the west by Eti-Osa local 

government. It is bounded in the east by Epe local government. In the south, it is joined to the 

Atlantic Ocean. It is approximately 75 kilometers long and about 20 kilometers. Ibeju- Lekki Local 

Government land area is about 646 kilometers square, equals one quarter of the total land mass of 

Lagos state. It is regarded as the fastest growing local government area in Africa and the future of 

Lagos state (LAGS, Ministry of Commerce, 2012). The local government is located along the 

coastal plain of Nigeria. The provincial government is one of the four created in Lagos State in 

1990, out of the old Epe Local Government, with headquarters at Akodo. However, in October 

2003, Lekki LCDA was carved out of Ibeju-Lekki Local Government, thus resulting in the 

relocation of the headquarters from Akodo to Igando-Oloja. The name, Ibeju-Lekki is derived from 

the names of two autonomous communities, namely Ibeju-Agbe and Lekki.  

 

3.2.2 Socio-cultural composition of Ibeju-Lekki residents. 

Indigenes of Ibeju-Lekki are mainly fishermen with specialization in different species of fishes, 

cray fish, prawn, lobsters and crabs. Their women smoke or grill the catches from their husbands. 

The indigenes also produce brooms, coconut oil and palm oil from the abundant coconut and palm 

trees that grow along the coastline. It is mostly populated by Ijebu speaking people of the Yoruba 

tribe in Nigeria. Ibeju-Lekki is male dominated and patriarchal in nature. Leadership is vested in 

the Council of Obas and Chiefs, headed by the Onibeju, who is the chairman. Ibeju-Lekki is 

regarded as the fastest growing Local Government in Lagos State because of the ongoing 
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development of the Export Free Trade Zone, which includes both air and sea ports along its 

corridor by the Lagos State Government.  

 

3.2.3 Geographical features and general characteristics of Ikorodu, Lagos. 

Ikorodu is a Local Government Area of Lagos State, Nigeria. It is situated on the North East of 

Lagos State along the Lagos Lagoon and at a distance of approximately 36km north of Lagos. It 

shares a boundary with Ogun State. As of the 2006 Census Ikorodu had an enumerated population 

of 535,619. Ikorodu is made up of six LCDAs. The municipality is bounded on the South by the 

Lagoon. In the north, Ikorodu shares a common boundary with Ogun State. While in the East, it 

shares a common boundary with Agbowa-Ikosi, a town in Epe Division of Lagos State. It has a 

large industrial area containing many factories and notable commercial services like banks. The 

relative closeness of Ikorodu to sprawling Lagos conurbation makes it one of the fastest growing 

peri-urban near Lagos metropolis. There are influx of people from Ikorodu surrounding towns and 

villages and also from Lagos metropolis. Surrounding major towns that make up Ikorodu Divisions 

are Imota, Ijede and Igbogbo and all these major towns constitute their own Local Council 

Development Area with their respective customary rulers.  

 

3.2.4 Socio-Cultural Composition of Ikorodu Residents. 

Main occupations of Ikorodu people are trading, farming and Industry. The cosmopolitan outlook 

of the emerging settlement became the catalyst for development. Apart from farming, the early 

settlers were astute traders, who developed coastal market at Ebute. The flourishing trade in cloth 

dying, fishing farm produce attracted traders to Ikorodu. As the settlement grew with the influx of 

more migrants, city wall sprang up to provide buffer zones against intruders.  
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3.3 The research strategy and Design 

Case study method is ideal for investigating a contemporary phenomenon in its real context. In 

most peri-urban settlements, boundaries between phenomenon and context are not well evident 

thus making case study the most flexible among research designs (Fazal, Banu, & Sultana, 2015). 

In this study, multiple case studies strategy was used to address the specific context of the peri-

urban housing developments and settlements. Using multiple case studies allow comparison of the 

differences and similarities of housing developments in the selected settlements. 

This research approach was used to conduct fieldwork and to examine the particular phenomenon 

of the settlements in their natural context with regard to the spatial boundaries and changes 

(Webster, Cai, Muller, & Luo, 2003). This was done by choosing two peri-urban settlements in 

different geographical locations in Lagos State, namely Ibeju-lekki and Ikorodu. The use of 

multiple case studies was to strengthen the validity of the results by comparing replication and 

relationships in the settlements. 

A research design (Table 3.2) is developed to show the logical relationship between the research 

questions, objectives, hypothesis, research methods and analysis. The research design of this work 

is descriptive and explanatory. This research adopts a triangulation of qualitative and quantitative 

design. Qualitative method was used for in-depth analysis of case studies. Household 

questionnaires were proportionately administered to randomly selected respondents in the chosen 

peri-urban settlements.  
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Table 3. 2: Research Design/Framework of Investigation. 

RESEARCH QUESTIONS RESEARCH 

OBJECTIVES 

VARIABLES SOURCES OF 

DATA  

DATA 

ANALYSIS 

METHODS 

What are the factors driving 

housing development in Lagos 

Peri-urban settlements? 

To identify the drivers of 

housing development in 

Lagos peri-urban 

settlements. 

 

Population 

Housing 

Services 

Infrastructure 

Economy 

Employment 

 

Survey & questionnaires 

Survey & structured 

interviews. 

Land use map. 

 

Qualitative analysis 

and frequency of 

distribution using 

SPSS 

GIS and qualitative 

analysis. 

Qualitative 

analysis. 

Geographic 

information system. 

 

What are the characteristics of 

housing developments in Lagos 

peri-urban settlements? 

 

To analyse the characters of 

housing in the selected peri-

urban settlements. 

 

Housing typology: 

Tenure Types: 

Settlement Patterns: 

Classes of social 

segregation: 

Classes of residential 

segregation: 

Building materials/ 

construction methods 

 

Structure questionnaires 

Survey 

Photographs 

Satellite images and 

aerial photographs. 

Observation 

Structured interview 

Quantitative 

Qualitative analysis 

What are the socio-economic 

attributes of the residents of the 

selected peri-urban settlements? 

To examine the socio-

economic attributes of the 

selected peri-urban 

settlements. 

Gender 

Ethnicity 

Age 

Marital status 

Occupation 

Literacy level(Highest 

qualification) 

Average monthly income 

Tenure 

 

Survey questionnaires. Quantitative 

analysis 

Which factors influence the 

quality of housing in Lagos peri-

urban settlements? 

 

To investigate the factors 

influencing the quality of 

housing in Lagos Peri-urban.  

 

Dwelling/Residential  

Quality: 

Environmental/Neighbou

rhood Quality 

Locational Quality  

 

Survey questionnaires 

and structured interview 

 

Quantitative 

Analysis 

Qualitative analysis 

What are the challenges to the 

governance and management of 

the peri-urban housing 

development? 

 

 

To examine the challenges 

to governance and 

management of peri-urban 

settlements in Lagos. 

Planning gaps 

Limitations to governance 

Land use policy 

Effectiveness of 

Development control 

Urban governance 

Environmental 

challenges. 

Socio-economic 

challenges. 

Medium scale businesses 

Institutions 

 

Secondary data 

 

Serial in-depth 

interview. 

 

Structured interview 

 

Qualitative and 

quantitative 

analysis 

Source: Field survey, 2016. 
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3.4 Framework of investigation and Criteria for selection of case studies 

Field work was carried out in selected peri-urban settlements in Ibeju- Lekki Local Government 

Area and Ikorodu Local Government Area of Lagos State. Case study approach was applied by 

conducting field research covering the three tiers of housing that is, self-help housing, private 

developer-led housing development and government-led housing development in the selected peri-

urban settlements. It was aimed at complementing the meaning of quantitative and qualitative data 

collected during the research survey. The selection of cases were be based on the following criteria 

and further presented in Table 3.3: 

1. Prevailing different drivers of urban expansion and socio-economic composition of the 

residents. 

2. Ibeju-Lekki represents the slowly urbanizing peri-urban while Ikorodu represents the highly 

urbanized peri-urban in Lagos.   

3. Location of the two cases in different Local Government and regions of Lagos. Both are 

serving the housing needs of overspill from different geographical locations. Ibeju-Lekki 

serves Lagos Island and Ikorodu serves the urban population from the mainland.  

4. Increasing socio-economic transformation and its impact on the housing characteristics in the 

peri-urban. 

5. Increase in number of peri-urban residential developments over a period of ten years (2006- 

2016) as noted in LASG Ministry of Economic Planning and Budget (2013). 

6. Improved linkages to adjoining states and good rural-urban linkages as stated by Lawanson, 

Yadua, & Salako (2012). 
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Table 3. 3: Criteria for selection of representative cases.  

PARAMETERS IBEJU-LEKKI IKORODU 

Land development pattern Residential, industrial, recreation, 

hospitality and commercial farming 

(fishing). 

Industrial, residential, 

commercial development 

and farming. 

Urban governance policy Anti-growth Pro-growth 

Number of  peri-urban 

settlements 

16 94 

Economic base of the settlers Agriculture, tourism, Industry and 

services 

Informal trading, industry 

and Farming,  

Land market characteristics Controlled but high land 

speculation 

Uncontrolled minimal land 

speculation. 

Income class of migrants High income and low income group Middle income and Low 

income group  

Socio-cultural features Less urbanized, less housing 

development 

More urbanized and high 

rate of housing development 

Population Base(2006) 117,481 535,619 

Source: Centre for Rural Development, Lagos State Ministry of Rural Development (2013); LASG 

Ministry of Physical Planning (2013). 

Table 3. 4: Statistics of identified properties by Local Government (2012). 

S/N LOCAL 

GOVERNMENTAREA 

NUMBER OF 

PROPERTIES 

IDENTIFIED 

NUMBER OF 

PROPERTIES 

ASSESSED 

TOTAL NO OF 

COMMUNITIES 

PERI-

URBAN 

1 AGEGE 16,951 16,528 58 34 

2 AJEROMI/IFELODUN 13,396 11,936 61 61 

3 ALIMOSHO 142,511 138,892 572 105 

4 AMUWO ODOFIN 28,142 27,503 104 20 

5 APAPA 6,309 6,011 38 26 

6 BADAGRY 49,551 48,553 229 49 

7 EPE 10,321 10,062 152 21 

8 ETI-OSA 37,267 36,026 78 20 

9* IBEJU-LEKKI 10,128 9.955 156 16 

10 IFAKO-IJAYE 27,857 26,827 185 35 

11 IKEJA 19,719 19,039 41 - 

12* IKORODU 89,609 87,256 491 94 

13 KOSOFE 31,776 30,583 98 30 

14 LAGOS ISLAND 8,179 7,997 50 - 

15 LAGOS MAINLAND 10,129 9,689 62 2 

16 MUSHIN 13,715 13,335 74 - 

17 OJO 59,149 57,965 183 51 

18 OSHODI/ISOLO 31,456 30,357 67 - 

19 SHOMOLU 10,907 10,216 45 15 

20 SURULERE 24,060 23,425 86 - 

21 TOTAL 641,132 622,155 2,790 579 

Source: Centre for Rural Development, Lagos State Ministry of Rural Development (2013). 
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Table 3. 5:   Selected Study Areas in Lagos. 

S/N POPULATION 

(2006) 

LAND 

MASS(Km2) 

NO OF 

SETTLEMENTS 

PERI-URBAN 

SETTLEMENTS 

HOUSING 

UNITS 

(2006) 

LOCATION 

IBEJU-

LEKKI 

117,481 455 156 16 10,128 NORTH 

IKORODU 535,619 345 491 94 89,609 NORTH 

EAST 

Source: Centre for Rural Development, Lagos State Ministry of Rural Development (2013). 

 

3.5 Study population 

The target population for this study was the head of households in the selected peri-urban 

settlements in Ibeju-Lekki and Ikorodu. To study the governance structure and the challenges of 

peri-urban management, the key respondents were chosen from the two local governments, 

particularly those officials whose functions and responsibilities relate to development planning, 

were the primary source from which data was collected. Members of staff of the local governments 

of Ibeju-Lekki and Ikorodu, especially members of the local planning boards were interviewed. 

Other stakeholders interviewed regarding urban planning include urban researchers from the 

academic community, developers and investors in the peri-urban. 

 

3.6 Sampling techniques and procedures 

3.6.1 Two-stage cluster sampling techniques. 

Two-stage sampling techniques, which involve a combination of different sampling techniques to 

address the objectives were adopted in this study. Two-stage sampling refers to sampling plans 

where the sampling is carried out in stages using smaller and smaller sampling units at each stage. 

In a two-stage sampling design, a sample of primary units is selected and then a sample of 

secondary units is selected within each primary unit. Listed below are the sampling stages for the 

various objectives of this research: 
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Stage 1: Purposive Sampling: The purposive sampling technique, also called judgment sampling, 

is the deliberate choice of a participant due to the qualities the participant possesses.  It is a non-

random technique that does not need the underlying theories or a set number of participants. 

Purposive sampling is adopted in this study for cost effectiveness because the peri-urban 

settlements in the study areas (Tables 3.4) are spread over a wide geographical areas. In this study, 

sixteen peri-urban clusters were chosen in Ibeju-Lekki and eighteen peri-urban clusters were 

chosen in Ikorodu out of the total ninety four peri-urban (Table 3.5). The three tiers of housing 

initiatives were represented in the clusters chosen. Clusters were selected from all LCDAs/wards 

in the peri-urban settlements of Ibeju-Lekki and Ikorodu. 

Stage 2: Random sampling: Using random sampling, housing units were selected from within 

each selected cluster for adequate representation of all sampling units. Selection from each cluster 

was by distribution of housing units in the selected clusters in relation to the total sample size as 

shown in Tables 3.6 and 3.7. 

 

3.6.2 Sample frame and sample size. 

The sample frame is the source of material from which the sample is selected.  The primary sample 

frame for this research was drawn from selected clusters of housing developments in peri-urban 

settlements of Ibeju-Lekki and Ikorodu respectively (Tables 3.6 & 3.7). Using National Population 

Commission, 2006 census as the base line and also information on housing units derived through 

surface counting in the study area, the sample frame in this study was selected randomly from the 

total current housing units in the selected peri-urban settlement. Combining the data from the 2006 

National Population Commissions’ housing survey and surface counting, the sample size was 

derived and the summary is presented in Tables 3.8 and Table 3.9. 
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Table 3. 6:  Population and Sample Size for Ibeju-Lekki.  

S/N Settlement No. of Property 

Percentage of 

sample size 

1 Abijo 1,175 37 

2 Awoyaya 1,997 63 

3 Eputu/Iwerekun 1,410 44 

4 Lakowe 1,762 55 

5 Bogije 1,058 33 

6 Igando-Oloja/Folu 1,175 37 

7 Shapati 259 8 

8 Eleko 211 7 

9 Akodo 1,410 44 

10 Ibeju 235 8 

11 Arapagi 235 8 

12 Magbon Alade 294 9 

13 Elemero-Oke Ode 352 11 

14 Debojo 176 6 

  Total Units of Housing *11,749 *370 

Source: Field survey, 2016.  

Sample size (Cochran, 1977). 

 

Table 3. 7:  Population and Sample Size for Ikorodu. 

S/N Settlement No. of Property Percentage of sample size 

1 Alake 1,308 15 

2 Gberigbe 2,886 33 

3 Oke Ogbo 1,308 15 

4 Idafa 1,376 16 

5 Idiogbo 1,947 22 

6 Isiu 1,476 17 

7 Maya 1,141 13 

8 Mowokekere 2,819 32 

9 Odogunyan 2,450 28 

10 Odonla 1,678 19 

11 Akasoleri 1,947 22 

12 Egbin 2,282 26 

13 Agunfoye 2.013 23 

14 Igbogbo 1,745 20 

15 Adamo 1,678 19 
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16 Agbowa 1,947 22 

17 Lambo Lasunwon 2,080 24 

18 Oke-Eletu 1,476 17 

  Total *33,562 *383 

Source: LASG Ministry Of Economic Planning and Budget (2013); Field survey, 2016.  

Sample size (Cochran, 1977). 

 

Table 3. 8: Sample Size for Ibeju-Lekki. 

 

Sample size (Cochran, 1977). 

Source: LASG Ministry Of Economic Planning and Budget (2013); 

 

Sample size (Ibeju-Lekki) = *370 

Margin error (Degree of accuracy) = 5% 

Confidence level= 95%. 

Table 3. 7: Sample Size for Ikorodu. 

Year Identified Properties in Ikorodu peri-urban Sample size 

1991 18,211  

 

 

*383 

2006 52,819 

2012 89,609 

2016 *33,562(selected settlements) 

Sample size (Cochran, 1977). 

 

Sample size (Ikorodu) = *383 

Margin error (Degree of accuracy) = 5% 

Confidence level= 95%. 

 

 

Year Identified Properties in Ibeju-

Lekki peri-urban 

Sample size 

1991 1,635  

 

 

*370 

2006 7,701 

2012 10,128 

2016 *11,749(selected settlements) 
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3.7 Choice and development of research instruments. 

3.7.1 Sources of data.  

Data collection was through two sources, namely primary and secondary sources. 

3.7.2 Primary data 

Sources of primary data are: 

1. On ground observations, 

2. Aerial images(GIS),  

3. Structured interview,  

4. Questionnaires. 

Structured questionnaires were designed and administered through personal interviews to collect 

primary data on a range of relevant socio-economic variables, demography, housing 

characteristics, land uses, housing quality and socio-economic challenges at the household level. 

Semi-structured interview was held with all stakeholders as primary source of data. In accordance 

with the main objectives of the study, the field survey instruments were designed and the personal 

interviews conducted to address the various research questions. An observation schedule was 

developed and used to capture details on characteristics of housing that could not be captured with 

the structured questionnaires. 

Scholars in urban studies emphasize that direct observation is the appropriate way to gain a better 

understanding of daily urbanism (Thornton, 2008).There are different situations of peri-urban 

dynamics with different development patterns. This study describes the spatial pattern of peri-

urban development’s occurring in areas with distinctive population and socio-economic 

characteristics, and where the important driver is a development policy dictated by local 
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government, in order to give a clearer picture of how these factors affect the dynamics of the 

housing development in the peri-urban.  

 

3.7. 3 Secondary data 

To strengthen the validity of the data from primary source, secondary data was sourced from the 

following medium: 

1. Archival methods for maps and other relevant documents. 

2. Desk-study of relevant publications and reports were also used to complement the primary 

data. 

 

3.8 Data collection instruments. 

Three types of data collection instruments were used in the collection of primary data for this 

study: the questionnaire, the semi-structured interview guide and observation schedule.  

3.8.1 Observation schedule and semi-structured interview guide. 

An interview guide was prepared by listing relevant issues to be addressed (Appendix 3). The open 

ended questions centred on the challenges to governance and management of the peri-urban 

housing development. The interview schedule was designed to extract information from relevant 

personnel in government organisations, private developer-led estates and other relevant target 

population for issues on planning and management of housing in the peri-urban. The observation 

schedule aided in recording the characteristics of the settlements and the housing typologies under 

investigation. Relevant data targeted through the observation method was settlement patterns, 

housing typologies, the layout of housing, housing density, infrastructure development and land 

control system in all investigated peri-urban settlements. 
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3.8.2 The questionnaire instrument. 

There were two types of questionnaire, one for household heads in selected housing units and the 

second set for planning officials and other relevant governmental organisations. The 

questionnaires were designed as closed and open ended questions. The close ended questions were 

necessary for precise response while the open ended gave room for respondents to give detailed 

answers. The questionnaires were designed to capture variables needed to address the research 

questions in this study. 

 

3.8.3 Validity and Reliability Test. 

The major validity test carried out in this study was the pretesting of the questionnaires during a 

pilot survey to the selected settlements in Ibeju-Lekki and Ikorodu. The aim of the reliability test 

was to check the stability, accuracy, and precision of measurement.  A valid questionnaire must 

give similar results if administered at different times. Reliability helps in checking biases and 

errors in design of a questionnaire. Three different formats of questionnaires aimed at extracting 

the same results were administered through pilot surveys in selected peri-urban settlements. 

Responses were checked for clarity in understanding of the questions from diverse locations. For 

instance, questions on tenure and commuting time were totally misunderstood by the respondents. 

Pretesting of the questionnaires helped in redesigning the affected questions before the final 

administration of the research instruments in the field work.  Pretesting helped in checking internal 

consistency in the research instrument. 

3.9 Methods of data analysis. 

Analysis is a process of generating, developing, and verifying data. The process develops with the 

acquisition of data. In this study, both qualitative and quantitative analysis were used during data 
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collection. This was achieved by recording and interpreting analytical insights drawn from the data 

collection during fieldwork. The process of data analysis was divided into four steps: 

1. Data editing, 

2. Coding,  

3. Statistical adjustment of the data, 

4. Data analysis and Data interpretation. 

Data editing: All returned questionnaires were edited to identify omissions and errors in the 

responses. Poorly completed questionnaires were discarded and illegible or missing answers were 

coded as “missing”. 

Coding: Responses to all closed questions were coded using the Statistical Package for the Social 

Sciences (SPSS) to generate the needed information. 

Data on socio-demography characteristics were analyzed through descriptive statistical methods 

and narrative analysis. Data associated with drivers of housing development were done using 

descriptive statistical method, namely the distribution of Frequency, cross tabulation and factor 

analysis for reduction of variables by SPSS (scientific package). The spatial data obtained from 

satellite images, maps and aerial photographs using GIS aided in the analysis of the characteristics 

of housing in terms of settlement patterns and housing typologies.  Descriptive analysis was 

utilized to analyze data from direct observation to investigate the housing development 

characteristics. Data from both quantitative and qualitative method were triangulated and 

interpreted by narrative analysis. Data from planning personnel during multiple interviews were 

coded and categorized. The analysis of the coded data was done qualitatively by narrative analysis 

to answer the questions on challenges to planning and management. 
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3.10 Selection of variables for the study.  
 

Having gone through literatures, relevant variables to this study have been collated as a guide. In 

the course of this study, the following variables were selected because of their relevance to the 

study areas. 

Table 3. 10 Variables for Assessing Housing initiative  

S/N Housing Initiative 

1 Self-help housing development 

2 Private-developer-led housing development 

3 Government-led housing development 

 

Table 3. 11 Drivers of housing development  

S/N Drivers of housing development 

1 Land affordability 

2 Cost of living 

3 Closeness to place of work 

4 Quality of environment  

5 Work 

6  Study 

7 Road network and public transportation 

8 Cost of transportation 

9 Land security 

10 It is acquired through cooperative society and free from government acquisition 

11 To leave inheritance for my children 

12 Closeness to family and tribesmen. 

 

 

Table 3. 12 Types of tenure 

S/N Tenure Types 

1 Owner occupier 

2 Rented accommodation 
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Table 3. 13 Socio-economic characteristics 

S/NO Socio-economic characteristics 

1 Household size 

2 Gender 

3 Age group 

4 Marital status 

5 Occupation 

6 Literacy level 

7 Ethnicity 

8 Average monthly income 

9 Tenure 

 

 

Table 3. 14 Income groups 

S/N Socio-economic groups Salary range 

1 Low income. N18, 000.00 to N50, 000.00/ month 

2 Middle Income  N51, 000.00 to 150,000.00/ month. 

3 High income  N151, 000.00 and above/ month. 

 

 

Table 3. 15 Settlements pattern. 

S/N Settlement patterns 

1 Linear/edge development 

2 Infilling development 

3 Ribbon/mushroom development 

4 Nucleated/ clustered settlement 

5 Leap frog development 

6 Large scale sprawl projects. 
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Table 3. 16 Housing Typologies 

S/N Housing Typologies 

1 Tenement bungalow(Commodity housing or rooming apartment)  

2 Tenement storey building (Face to Face). 

3 Single family Bungalow unit 

4 Single family Store unit 

5 Two family Semi-detached bungalow 

6 Two family semi-detached storey 

7 Semi-detached duplex 

8 Block of flats storey 

9 Single unit traditional housing 

10 Multiple units traditional housing 

11 Multiple unit row housing (Bungalow). 

 

 

Table 3. 17 Classes of segregation. 

S/N Classes of segregation 

1 By social status segregation by education and income 

2 By ethnic composition 

3 By lifestyle. 

4 By internal kinship 

5 By housing typology 

6 By solid gate. 

 

 

Table 3. 18 Dwelling Quality 

S/N Dwelling quality 

1 Age of building 

2 Lot size 

3 State of painting 

4 Building design 

5 Good openings (Window sizes) 

6 Burglary installation 

7 No of rooms per family 

8 Toilet type 

9 Windows per room (Cross ventilation) 

10 Tiled bathroom 

11 Tiled kitchen 

12 Source of water 

13 Electricity supply. 
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Table 3. 19 Neighbourhood Quality 

S/N Neighbourhood quality 

1 Noise pollution 

2 Good Drainage system 

3 Good waste disposal system 

4 Good road 

5 Environmental security. 

 

 

Table 3. 20 Locational Quality 

S/N Locational quality 

1 Closeness to work 

2 Closeness to market/CBD 

3 Availability of public transport 

4 Availability of children school 

5 Availability of health facility. 

 

3.11 Measurement of research variables from the questionnaires. 

Measurable variables from the questionnaires are presented in this section. Demographic factors 

such as sex, age, income, ethnicity, marital status, occupation, literacy status and household size 

are significant in any study that involves housing units. Since respondents are chosen from 

principally the heads of household, therefore, the demographic composition of the target 

population is vital in understanding of most issues related to housing. Related variables to all 

objectives of the study are analysed below: 

A. Socio-economic attributes of housing residents: 

1. Household size: This variable showed the total number of persons per household. It provided a 

means of analyzing the quality of housing.  
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2. Gender of respondent (sex): This variable was used in determining the ratio of female-headed 

household to male-headed household. It was also in checking the impact of gender on quality and 

character of housing.  

3. Age: This represents the actual age of the respondents.  It helped in determining the prevailing 

age bracket of the peri-urban housing residents.  

4. Marital status: This variable was used in establishing the marital arrangements and its impact 

on the housing type and household size.  

5. Occupation: This was taken as the actual employment status of the respondents. This variable 

was used in establishing relationships between the respondents’ occupation and housing typology, 

segregation and quality of housing. It was captured as an open-ended question in the research 

instrument.  

6. Literacy level (Education level of respondents): This variable measured the extent of the 

president’s ability to read and write. It was rated by using pre-secondary, secondary, post-

secondary (Diploma and Degree), postgraduate. The variable helped in measuring the impact of 

respondents education on the character of the housing lived in, the quality of housing and also 

considered as a vital factor in residential segregation.  

7. Ethnicity:  This refers to kinship and the social group of people which respondents are associated 

with. It was utilized in measuring cultural segregation, residential segregation and settlement 

pattern.  

8. Average monthly income: This variable is important in determining many factors in the housing 

study. In this study, income as a variable was influential in determining the quality of housing, 
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type of housing, household size, neighbourhood quality and response to urban policy. Three 

income levels were taken into account, the low income group (N18, 000.00- 50,000.00); the middle 

income group (N51, 000.00 -150,000.00); high income group (N151, 000.00- above). 

B. Tenure 

9. Length of residency: This represents the total number of years a household had lived in the peri-

urban. This was determined by the move-in date. This variable helped in determining the period 

of housing development. They were classified into three groups; less than 5 years, 5-10 years and 

more than 10 years.  

10. Ownership: This refers to the ownership of the housing unit. This variable was designed to 

know if the housing unit is owner-occupied or renters. House ownership played a significant role 

in the quality of housing. 

11. Land tenure: This refers to the source from which the land was purchased in this study. Three 

types of tenure were considered, the indigenous land owners, private developers and government 

allocation. 

B. Commuting pattern   

12. Car ownership: This variable was designed to extract information on mode of transportation in 

the peri-urban settlements and to determine the dependence on the automobile in the peri-urban.  

13. Average daily commuting time: This variable was helpful in extracting information on the 

socio-economic implication of residential location in the peri-urban. 
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14. Frequency and purpose of commuting: This variable helped in capturing the extent of linkages 

between the peri-urban and neighbouring urban and rural areas. The frequency was rated on a 

range of daily, weekly and others while the purpose was either for work, supply or food groceries. 

D. Character of housing development. 

15. Housing type: This signifies the type of building. This variable was correlated with many 

factors to know the predictor. Some of these factors were housing initiatives and socio-economic 

attributes of residents.  

16. Housing initiatives: This refers to the source of housing development. Three major initiatives 

were considered namely self-help housing development, government-led housing and private 

developer-led housing.   

17. Building materials:  This variable captured the materials used for construction of items like 

wall, roof, windows and doors. It is significant of the quality of housing. 

18. Land/building documents: Related documents under this variable include a deed of assignment, 

survey plan, building plans, building permit, certificate of occupancy and receipt of land purchase. 

Availability of any of these documents was used to determine the level of informality of a housing 

unit. 

E. Quality of peri-urban housing. 

19. Neighbourhood quality: Mean of factors like drainage, environmental pollution, waste disposal 

system, good road and environmental quality was calculated using compute variable statistical 

tool. The mean as correlated with mean of dwelling and locational quality to determine the overall 

housing quality.  
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20. Locational Quality: This variable is significant in the analysis of the access space trade off 

model. It was useful in understanding the relevance of factors like closeness to work, closeness to 

market, availability of public transport, children school and health facility in determining housing 

quality in the peri-urban. 

21. Dwelling quality:  Factors like state of disrepair, lot size, size of the openings, burglary 

installation, number of rooms per dwelling, tiled bathroom, tiled kitchen, source of water and 

electricity supply was coded and the mean used in determining household quality.  

3.12 Return rate and verification of returned questionnaires for completeness.  

The questionnaires were administered mostly during the weekend to ensure high response rate.  A 

total of 370 questionnaires were administered in Ibeju-Lekki while a sum of 383 were administered 

in Ikorodu. Approximate 98% return rate was recorded in the two case studies. Using proportionate 

sampling technique, respondents were selected from the sixteen and eighteen settlements in Ibeju-

Lekki and Ikorodu respectively.  A total of 366 and 379 good and complete questionnaires were 

retrieved from Ibeju-Lekki and Ikorodu respectively.  Badly completed questionnaires were 

regarded as missing system in the analysis. 

 

3.13 Data processing and presentation. 

Data processing and analysis for this study were carried out using the statistical package for social 

sciences (SPSS) 22 for windows. A non-statistical tool, content analysis was employed in 

processing data from interviews and observations. Statistical package for social science was used 

also for the statistical analysis of the quantitative data in this study. Cross tabulations of the socio-

economic attributes of the respondents were done to aid in overall characteristics of the migrants 

to the peri-urban. Socio-economic attributes considered include household size, gender, age, 
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marital status, occupation, literacy level, ethnicity and income. Descriptive analysis was mostly 

used to compile the returned questionnaires. 

Table 3. 21: Questionnaire return rates for the study area.  

S/N 

Ibeju-Lekki Housing 

Settlement 

No. of  housing 

units 

Number of 

questionnaires 

distributed 

Number of 

questionnaires 

returned 

1 Abijo 1,175 37 37 

2 Awoyaya 1,997 63 63 

3 Eputu/Iwerekun 1,410 44 43 

4 Lakowe 1,762 55 55 

5 Bogije 1,058 33 32 

6 Igando-Oloja/Folu 1,175 37 37 

7 Shapati 259 8 8 

8 Eleko 211 7 7 

9 Akodo 1,410 44 43 

10 Ibeju 235 8 7 

11 Arapagi 235 8 8 

12 Magbon Alade 294 9 9 

13 Elemero-Oke Ode 352 11 11 

14 Debojo 176 6 6 

  Total Units of Housing *11,749 *370 366 

Source: Field survey, 2016. 

 

Table 3.22: Questionnaire return rates for the study area. 

S/N 

Ikorodu Housing 

Settlement 

No. of Housing 

units 

Number of 

questionnaires 

distributed 

Number of 

questionnaires 

returned 

1 Alake 1,308 15 14 

2 Gberigbe 2,886 33 31 

3 Oke Ogbo 1,308 15 15 

4 Idafa 1,376 16 16 

5 Idiogbo 1,947 22 22 

6 Isiu 1,476 17 17 

7 Maya 1,141 13 13 

8 Mowokekere 2,819 32 32 

9 Odogunyan 2,450 28 28 

10 Odonla 1,678 19 19 

11 Akasoleri 1,947 22 22 
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12 Egbin 2,282 26 25 

13 Agunfoye 2.013 23 23 

14 Igbogbo 1,745 20 20 

15 Adamo 1,678 19 19 

16 Agbowa 1,947 22 22 

18 Lambo Lasunwon 2,080 24 24 

19 Oke-Eletu 1,476 17 17 

 Total *33,562 *383 379 

Source: Field survey, 2016. 

 

3.14 Operationalising the research methodology. 

Each research objective is addressed with different but relevant data collection and analysis 

method. This chapter presents the various methods for gathering data, the characteristics and nature 

of data collected and the analysis of data.  

3.14.1 Objective 1: To identify the drivers of housing development in peri-urban settlements of 

Lagos State.  

Data characteristics: The data for this objective are purely quantitative in nature. The quantitative 

data include the socio-economic characteristics of residents of the sampled housing units, sources 

of land, drivers of housing developments, average commuting time, and types of enterprises, 

residential and commercial challenges.   

Data source: The data for this objective were extracted from the responses in the questionnaire 

instrument, the analysis of observation chart and the analysis of the spatial data.  

Data analysis: Data obtained from the responses were subjected to descriptive statistics, grouping 

of data, computation of frequencies and percentages and the results were presented in tables, charts 

and cross tabulation. Spatial data like satellite images of different years were acquired from Google 
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Earth while shape files of the study areas were collected from the Ministry of Physical Planning 

and Urban Development (MPP&UD) respectively.  

Spatial Data Conversion: The sets of land use maps available for this study spanned from pre- 

1980 to 2002. The maps were in analogue format. They were scanned as images so as to have them 

in digital format. This process is known as spatial data conversion from analogue to digital. This 

is significant owing to the series of required spatial operation that will be performed later.  

Geo-referencing: These sets of maps initially converted into digital format were further brought 

into ArcGIS environment in order to reference them geographically. This is achieved through 

assigning datum to the maps appropriately. This process of assigning datum or pairs of coordinates 

on a map or an image is termed geo-referencing. The datum assigned to these sets of maps reads 

WGS_84_Zone 31. The geo- referencing was made possible with the shape-files of Lagos State 

boundary.  

Satellite Image Acquisition: The sets of satellite images used throughout this study were acquired 

from Google Earth archive between 2006 and 2016 respectively. This was accomplished through 

GIS (geographic information systems) applications such as QGIS, Elshayal Smart Web online 

software and ArcGIS. Basic image acquisition operation was performed within Google Earth and 

Elshayal Smart Web online software. And these pairs of image tiles were later mosaicked with the 

support of QGIS. 

Vectorization: Vectorization involves a process where an image or map is being converted from 

picture format into a plane shape format. This process is known as or referred to as digitizing. Both 

land use maps and satellite images of Ikorodu and Ibeju Lekki were converted from raster (image) 
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format into vector (shape) format. This operation was carried out in order to calculate or find out 

what had been allocated for different land uses over the period of studies.  

Satellite Image Analysis: Satellite image analysis implies a process where a satellite image is 

classified or analysed based on the available features of the image. These sets of features may 

include Greenfield, Brownfield, road network, and water body. This analysis is connected with the 

level of development in Ikorodu and Ibeju- Lekki.   

3.14.2 Objective 2: To analyse the characteristics of different housing types in the selected peri-

urban settlements. 

Data characteristics: Data for this objective are both qualitative and quantitative in nature. The 

qualitative data include the floor plan description, mixed used, building materials, a state of disrepair, 

settlement typology, housing density, development actors, residential segregation and building 

regularisation. Quantitative data include the likes of household size, housing typology, and ownership 

status, building documents, land price dynamics and constraints to housing development. 

Data source: Data for this objective was derived using the recordings on the observation schedules 

which detailed information for qualitative data. The quantitative aspect was derived through the 

questionnaire instrument for objective 2. 

Data analysis: Analysis on the observation recording was carried out using content analysis while 

descriptive analysis using frequency and percentage was used to present data in tables, charts and cross 

tabulation. 

 

3.14.3 Objective 3: To examine the socio-economic attributes of the residents and their 

influence on the typology and quality of housing development in the selected peri-urban 

settlements.  
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Data characteristics: Data for this objective are quantitative in nature. This data set describes the 

attributes of residents of the housing units sampled. The data collected for the residents’ 

characteristics included, gender, age, marital status, educational attainment, employment sector, 

average monthly income, household size of respondents, length of residency and type of tenure.  

Data source: The data was derived from occupants of the housing units sampled through the 

questionnaire instrument.  

Data analysis: Descriptive statistics were used in analyzing the residents’ characteristics data. This 

involved the calculation of frequencies and percentages and the presentation of the result using 

tables, charts and cross tabulation. 

 

3.14.4 Objective 4: To investigate the factors influencing the quality of housing in the selected 

Lagos peri-urban settlements.  

Data characteristics: The data for this objective are primarily quantitative. They are the indicators 

of the neighbourhood, locational and residential quality. Most of the data collected were to address 

adequacy of amenities, spatial quality, ventilation, natural lighting, sanitary management, drainage 

system and infrastructural services.  

Data source: Data was derived mainly from the housing unit survey questionnaire on the 

neighbourhood, locational and dwelling quality. 

Data analysis: The mean residential, locational and neighbourhood quality was generated from the 

responses using descriptive statistics, the results were correlated with the socio-economic factors, 

housing initiatives and building materials to know if there are relationships and interdependence. 

Also descriptive analysis using frequency and percentage was used to present data in tables, charts 

and cross tabulation.  
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3.14.5 Objective 5: To examine the challenges to governance and management of housing in 

peri-urban settlements in Lagos.  

Data characteristics: Data for this objective were captured by both qualitative method, using a 

structured interview and quantitative method. Focus of this objective was to causes of informality, 

challenges of land speculation, tenure conflict and policy responses to growth. 

Data source: Two sets of questionnaires were used to address this objective. The first set addressed 

issues of building regularisation in addressing informality. This set was administered to the 

residents of selected housing units to extract information on documentation of their land and 

buildings.  The second set, an open ended structured interviews were to address planning issues. 

The structured interviews were targeted at information from planning officials. Twenty structured 

questionnaires were administered, 10 copies of each local government. Responses to the structured 

questions were recorded. Government offices visited were building control agency in Ibeju-Lekki 

and Ikorodu, Lagos State Physical Planning permit authority in Ibeju-Lekki and Ikorodu. 

Data analysis:  Data analysis on responses from closed ended questionnaires from housing units’ 

representative was carried out using descriptive statistics with results shown in tables, charts and 

cross tabulation. Recorded findings from the interview were analysed using content analysis.   
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CHAPTER FOUR 

DATA PRESENTATION AND ANALYSIS 

4.1 Analysis of drivers of housing development in the study area. 

It is a global phenomenon that spatial areas in the periphery of metropolitan urbanized regions 

usually experience expansion due to direct impact of population growth and housing challenges in 

the urban areas. Hence, the surrounding towns become strategic zones for the expansion of urban 

areas. Prior studies by Binns, Maconachie, & Tanko (2003) and Lawanson, Yadua, & Salako 

(2012) have shown that Lagos as a rapidly urbanizing region is not exempted from this 

phenomenon. The spatial expansion of peri-urban settlements is a direct encroachment into areas 

originally marked for agricultural land use. Thus lacking infrastructural development and often 

embroiled in informality. 

Many empirical questions need to be addressed on the drivers of development in the peri-urban 

settlements of Lagos State. How does housing deficit, a negative impact of urbanisation in 

contemporary Lagos translate to being the major driver of development in Lagos peri-urban 

settlements? This section is aimed at providing answers to the factors influencing housing 

development in Lagos peri-urban areas. This is to be achieved by exploring the dynamics of peri-

urbanisation in Ibeju-Lekki and Ikorodu as it relates to housing development. Based on the data 

collected through primary and secondary sources (survey questionnaire, structured interview, 

aerial photographs, satellite images and archived publication), this study therefore, argues that the 

major factor driving the continuous growth of peri-urban settlements in Lagos is housing 

development. It is also suggested that other factors driving the growth of Lagos peri-urban 
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settlements are availability of land for infrastructural development, services and development of 

institutional facilities.  

4.1.1 Analysis of residential land use in the study area between 2006 and 2016. 

To give a preliminary insight into the housing development in the study areas of Ibeju-Lekki and 

Ikorodu, the study begins by analysis of the regional residential development before the 

presentation of empirical findings. 

   

Figure 4. 1: Extent of housing development in Ibeju-Lekki in 2006 and 2016(Source Google QGIS).  

 

Figure 4. 2: Extent of housing development in Ibeju-Lekki in 2006 and 2016 respectively. 

Source: Field survey, 2016. 
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Figure 4. 3: Extent of housing development in Ikorodu in 2006 and 2016 respectively 

(Source Google QGIS). 

   

Figure 4. 4: Extent of housing development in Ikorodu in 2006 and 2016 respectively. 

Source; Field survey, 2016. 

  From the  
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It can be observed in Figures 4.2 and 4.4 that both Ibeju-Lekki and Ikorodu have experienced 

noticeable growth in housing development between year 2006 and 2016. This noticeable spatial 

expansion corroborates the findings of Aluko (2010). However, the degree of growth differs. 

Ikorodu could be seen to have developed more in areal extent than Ibeju-Lekki. While a greater 

percentage of Ibeju-Lekki is still undeveloped. Ikorodu have less undeveloped area of land mass 

having experienced a surge in housing development within the study timeline. Housing 

development in both locations is motivated by different factors. Analysis of the factors influencing 

residential development in each of the case study is therefore presented further in the study.  

4.1.2 Drivers of Housing Development in the study area. 

Table 4.1: Drivers of housing development in the study area. 

 VARIABLE 

  

CASESTUDY AREA  

Ibeju-Lekki  Ikorodu  

Drivers of growth Frequency Percent Frequency Percent 

Affordable land  100 27.3 69 18.2 

Low cost of living 29 7.9 79 20.8 

Closeness to place of work 54 14.8 43 11.3 

Better environment for living 55 15 49 12.9 

Work 29 7.9 61 16.1 

Study 3 0.8 7 1.8 

Access to road network and public transportation 2 0.5 3 0.8 

Less cost of transportation 1 0.3 10 2.6 

Access to secured land tenure  1 0.3 10 2.6 

For property investment 21 5.7 27 7.1 

Cooperative land acquisition 14 3.8 4 1.1 

Leave inheritance for my children 31 8.5 11 2.9 

Closeness to family and tribesmen 26 7.1 16 4.2 

Total 366 100 379 100 

Field survey, 2016. 
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Figure 4. 5: Drivers of housing development in the study area. 

 

4.1.2.1 Drivers of housing development in Ibeju-Lekki peri-urban.  

Based on the analysis of the field survey (Table 4.1), there are several factors noted for driving 

housing development in Ibeju-Lekki. Each settlement has different motivations for growth and the 

socio-economic attributes of the residents also play significant roles in determining the residential 

location preferences in the peri-urban. There are predominantly seven factors influencing the 

growth and also there exist other insignificant factors according to the responses from the 

questionnaires. The most influential factors for housing development in Ibeju-Lekki peri-urban 

settlements are land affordability (27.3%), better environment for living(15%), closeness to 

work(14.8%), inheritance purpose (8.5%), employment and low cost of living(7.9%),closeness to 
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family and tribesmen(7.1%), property investment(5.7%), conflict-free land acquisition from the 

government(3.8%),  and other less significant factors . 

Further analysis on each of the drivers of growth in the peri-urban settlement is stated below:  

A. Land affordability: In comparison to metropolitan region, availability of affordable land for 

housing development and commercial purpose is the major driving force of development in Ibeju-

Lekki.  With saturation of the city cores and uncontrolled cost of housing, most families prefer 

buying land in peri-urban settlements for residential development and other commercial purposes 

like building a manufacturing base for production. With unabated population growth in urban 

Lagos and most offices located in Lagos Island, peri-urban settlements in Ibeju- Lekki become the 

ideal place for the high middle class and the low-income group working in central Lagos. 

Conversion of most residential houses to commercial buildings in Lagos Island has created a dearth 

in housing and a huge deficit in housing while the limited housing developments are not within 

the reach of the majority but restricted by affordability to the wealthy in the region.  Availability 

of gated exclusive residential developments mostly under government initiatives and public private 

partnership development has also made Ibeju Lekki peri-urban settlements a perfect alternative for 

high income workers who prefer to own their housing to spending much on housing in Lagos urban 

centres.  The findings on the relevance of land affordability in the development of Lagos peri-

urban settlements validates prior works on drivers of peripheral expansion (Cobbinah & Amoako, 

2012; Pradoto, 2012; Appiah, Bugri, Forkuo, & Boateng, 2014; Salem, 2015). The most preferred 

housing initiative for the high income in the peri-urban settlements is private developer-led 

housing development. The high middle income group and middle income that are mostly civil 

servants dwell in government–led housing. This initiative is limited in Ibeju-Lekki peri-urban 
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settlements. The low- income group has residential locations in self-help housing regions in the 

peri-urban areas. 

B. Better environment for living: This is the second most significant factor influencing the growth 

of housing development in Ibeju-Lekki peri-urban settlements. Structured interviews indicate the 

perception of the peri-urban residents towards housing in most part of metropolitan Lagos as 

negative. The environmental congestion, poor sanitation, traffic congestion and overcrowding 

issues in central Lagos has made housing in the less urbanizing peri-urban settlements more 

preferable for some high income and high middle income earners.  Such exclusive housing is 

located in areas like Lakowe, Abijo, Akodo and Eputu. 

C.Closeness to work: Proximity to the metropolitan region of Lagos through the improvement of 

Lekki-Epe urban corridor has aided the development of Ibeju-Lekki peri-urban settlements in 

terms of housing. Improved commuting time to work has made it possible to reside in the peri-

urban area while working in the urban regions without much negative socio-economic implication.  

D. Inheritance purpose: Lands are also acquired for an inheritance for children because of the 

affordability in the peri-urban region and the rapid development in Ibeju-Lekki. Government 

policy has shifted infrastructural development to the region thus motivating growth of industries 

and other commercial developments. This stimulates investment decision in the peri-urban.   

E. Employment and low cost of living: The establishment of industries because of land availability 

has given birth to the provision of various opportunities for the less educated usually from the 

neighbouring peri-urban settlements. Most of these job opportunities come in the form of factory 

work and direct labour for the prosperous residential development constructions in Ibeju-Lekki 

peri-urban area. Another factor is also stated by the respondents is the low cost of living especially 

in areas of cheap rooming houses for the low income as tenants. The surge of demand in rental 
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housing has led to increasing in informality in self-built housing developed mainly for profit 

without much consideration for quality.  

F. Closeness to family and tribesmen: It is common to find most indigenes opting for residential 

location because of the need for kinship. This is predominant in areas like Eleko, Arapagi and 

Okeodo- Elemoro peri-urban settlements. Because of the need for affinity, most of these indigenes 

are limited to traditional occupation like weaving, fishing and coconut farming.  

G. Property investment: It was discovered through the field survey that a sizable number of housing 

developments are not owner occupiers but rather built for profit purpose. Ibeju-Lekki is seen as a 

fast developing area thus increasing land speculation activities. Most houses built for investment 

purposes are not occupied because of the craving by most people to get their own housing units. 

Returns on development do not correspond to the investment on housing in Ibeju-Lekki peri-urban 

settlements.  

H. Conflict-free land acquisition: Two types of tenure exist in Ibeju-Lekki peri-urban settlements, 

areas under acquisition are not conflict-ridden like the areas under excision and given tenure by 

the traditional land owners. Most people chose their residential location because of availability of 

such conflict free land schemes under the auspices of the state government. Such schemes are 

situated in serviced areas like Abijo and Lakowe. Land acquisition in this area gives access to 

quality development due to government control.  

I. Other less significant factors: Other less significant drivers of housing development are to study, 

less cost of transportation, access to good road network and transportation, these factors constitute 

only 1.9% factors driving the growth of housing development in Ibeju-Lekki peri-urban.  
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Further data compaction using data analysis (Table 4.2) was carried out on the drivers of housing 

development in both Ibeju-Lekki and Ikorodu peri-urban settlements to determine the major 

drivers in the peri-urban settlements.  

Table 4.2: Factor Analysis on Drivers of Housing Development in the study area. 

                Component  

Drivers of Housing Development(Ibeju-Lekki) 1 2 3 

Affordable land for housing development and commercial 

purpose 0.33 0.403 -0.185 

Low cost of living -0.145 -0.033 -0.488 

Closeness to place of work -0.035 0.712 0.369 

Better environment for living 0.574 0.051 -0.156 

Work motivate moving to the peri-urban 0.014 -0.726 0.261 

Study motivate moving to the peri-urban 0.007 -0.04 0.053 

Easy access to road network and public transportation 0.735 0.151 0.211 

Less cost of transportation 0.326 0.131 0.422 

Access to secured land tenure free from land grabbers 0.676 0.093 0.061 

For property investment 0.532 -0.174 0.008 

Cooperative society and free from government acquisition -0.103 0.003 -0.005 

To leave inheritance for my children 0.300 0.059 -0.528 

Closeness to family and tribesmen -0.055 -0.079 0.479 

Extraction Method: Principal Component Analysis.  

Rotation Method: Varimax with Kaiser Normalization. 

a. Rotation converged in 4 iterations. 

 

The factors that loaded adequately are affordable land for housing and commercial development, 

closeness to place of work, better environment for living, easy access to road network and public 

transportation, less cost of transportation, access to secured land tenure, property investment and 

closeness to tribesmen.  

These factors are then categorized based on their relationships to be the factors driving housing 

development in Ibeju-Lekki peri-urban settlements: 
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Availability and Affordability of conflict-free tenure land: Related factors loading under this factor 

are access to secure land tenure and opportunity of affordable land for individual housing 

development and investment purpose. 

Proximity and good transportation links: Related factors in the analysis are closeness to work, 

closeness to tribesmen, ease of linkage to the city centre and access to public transportation. 

Combined transportation related factors loaded most in the factor analysis than other factors. 

Better environment for living: This constitutes the major reason for housing development for 

residents in gated exclusive residential developments especially the high middle income and the 

high income group.   

 

4.1.2.2 Drivers of housing development in Ikorodu peri-urban.  

The urbanism of Ikorodu peri-urban is driven by different factors than Ibeju-Lekki peri-urban. The 

analysis of the field survey shows three primary drivers of growth; low cost of living, affordable 

land for housing and commercial purpose, and employment opportunity. The secondary drivers of 

development in the Ikorodu peri-urban settlements had proven to be a better environment for 

living, closeness to place of work, property investment and closeness to tribesmen. Other 

influential but not dominant drivers of housing development in the peri-urban areas are to study, 

leave an inheritance for children, access to public transportation and secured land tenure. The 

contribution of the drivers is analysed comprehensively based on the structured interview, 

observation schedule and the questionnaires used as research instruments as shown in Table 4.1 

and Figure 4.3. 

A. Affordable land for housing development/commercial purpose:  The analysis of respondents 

result shown in Table 4.1 indicates that housing development is driven in Ikorodu peri-urban 
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settlements by the availability of land for housing and commercial development, this factor 

contributes about 18.2 % to the growth of the peri-urban settlement. A neo-customary land tenure 

system exists in Ikorodu. Within the past ten years, Ikorodu peri-urban area has grown 

phenomenally as a result of high cost of housing and low quality housing in Lagos mainland. Both 

push and pull factors were responsible for relocation to the peri-urban. Ikorodu peri-urban 

settlement has a huge presence of many manufacturing and commercial enterprises, this also 

constitute a push factor for housing.  

While some people were driven by the uncontrolled cost of housing in the city core, some were 

relocated to the peri-urban settlement due to forced relocation as a result of government acquisition 

of their original lands. The pressure in the form of housing due to the continuous population growth 

and the conversion of most residential buildings to commercial buildings in the Lagos mainland 

has been a major push of urban population in Ikorodu peri-urban. Motivated by the closeness to 

central Lagos and good linkage to the municipal areas, residential and commercial developments 

grew to meet the land and housing needs of the low income and middle income urban population.  

B. Low cost of living: Respondents in Ikorodu peri-urban settlement enjoys a good linkage both 

to the urban and rural areas. For renters, the housing affordability in comparison to central Lagos 

represents an advantage in Ikorodu peri-urban settlements. Also, availability of food items from 

the neighbouring rural areas contributes hugely to the low cost of living in Ikorodu peri-urban thus 

seen as a major driver contributing 20.8% to the housing development in the peri-urban.  

C. Closeness to place of work:   Central Ikorodu is a home to different enterprises, there exist 

government services, manufacturing works, schools, medium enterprises, all providing multi-

disciplinary job opportunities for the peri-urban residents. Also aiding the housing development 

through this factor, is the easy accessibility through the main corridor of Ikorodu Expressway to 
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places of work in central Lagos. This factors drives the growth of Ikorodu peri-urban settlements 

by 11. 3%. 

D. Better environment for living: Because of the presence of numerous government owned 

organisations in Ikorodu. There is a good location of government-led housing developments to 

serve the workers. These government –led housing developments are well serviced with excellent 

quality housing thus encouraging growth and the development of surrounding peri-urban which 

benefit from the extension of services from the government-led housing. This factor contributes 

12.9% to housing development in the peri-urban.  

E. To work:  Ikorodu centre is home to several organisations. Job opportunities are available in 

different sectors. There is presence of many government organisations, institutions of higher 

learning, manufacturing companies, port,  and commercial banking all aiding the growth of 

Ikorodu peri-urban settlements. The analysis of the questionnaires showed that 16.1% of the 

respondents were motivated to Ikorodu for job purpose. 

F. To study:  There are numerous institutions located in Ikorodu peripheral settlements. Lagos 

State Polytechnic and Caleb University are both located in Imota peri-urban. The location of these 

institutions has impacted greatly on the development of rental houses, mostly tenement housing 

for students. The contribution of this factor to housing development in Ikorodu peri-urban 

settlement is 1.8%. 

G. Access to the road network and public transportation: With the improvement of the urban 

corridor of Ikorodu Expressway, many urban residents are motivated to relocate to Ikorodu peri-

urban settlement both for housing development and other reasons. Vehicular movement has 

improved remarkably and there is also the contribution of waterways for transportation to other 

parts of Lagos State. Also to have received attention is feeder roads within Ikorodu linking the 
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peripheral settlements to the urban areas.  Analysis of the field survey shows a contribution of 0.8 

percent of this factor to the growth of Ikorodu peri-urban.  

H. Access to secured land:  About 2.6% of the survey analysis of respondents show that residents 

under government-led housing schemes and those that have acquired land through formal housing 

developers were driven to housing development in Ikorodu peri-urban settlements because of 

availability of land void of conflicting tenure. 

I. Property investment:   Despite the noticeable presence of government-led housing in the peri-

urban settlements in Ikorodu, formal and informal residential developers are more active players 

in the growth of Ikorodu peri-urban settlements.  With the availability of land and a growing 

population confronted with the need for housing but afraid of the challenges that go with land 

acquisition from the native land owners, housing developers stepped in to acquire vast land with 

regularisation of titles in place. The acquired lands are developed for different types of residential 

and mixed-development and made available at reasonable prices often on mortgage to interested 

persons. Intervention of residential developers has contributed meaningfully to the growth of 

Ikorodu peri-urban settlements by 7.1%. 

J. Cooperative land acquisition:  Cooperative and thrift society’s organisations also acquire vast 

land with a global title to distribute to their employees for residential development. Such areas 

acquired are separated from the areas dominated by self-help housing thus giving an appreciable 

degree of exclusivity. This factor has been shown to have influenced housing development in 

Ikorodu peri-urban settlements by 1.1% as presented in the analysis of Table 4.1.  

K. Inheritance for children: 2.9% of the respondents’ were shown to be influenced by people 

decision to acquire cheap land and leave as inheritance to their children. 
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L. Closeness to family and tribesmen:  Ikorodu being a traditional settlement was shown to have 

also grown in term of residential development by 4.2% due to locational preference of the 

peripheral by literate local residents in order to maintain their kinship to their families.  

Further data analysis on the drivers of housing development in Ikorodu peri-urban settlements 

using factor analysis (Table 4.3) shows that different factors loaded adequately and differently 

from what was experienced with Ibeju-Lekki. 

Table 4. 3: Factor Analysis on Drivers of Housing Development in the study area. 

 Drivers of Housing development(Ikorodu) 

Component     

1 2 3 

Affordable land  -0.853 0.228 -0.201 

Low cost of living 0.587 0.208 -0.038 

Closeness to place of work -0.056 0.337 0.358 

Better environment for living 0.403 0.465 -0.212 

Employment opportunity. 0.146 -0.007 0.66 

Study motivate moving to the peri-urban -0.025 -0.191 -0.025 

Easy access to road network and public transportation -0.024 -0.173 -0.023 

Less cost of transportation 0.058 0.259 0.45 

Access to secured land tenure free from land grabbers -0.023 -0.155 -0.02 

For property investment 0.098 -0.621 -0.124 

Cooperative society land acquisition 0.015 -0.06 -0.24 

Inheritance for my children 0.193 0.374 -0.477 

Closeness to family and tribesmen -0.009 -0.35 -0.051 

Extraction Method: Principal Component Analysis.  

Rotation Method: Varimax with Kaiser Normalization. 

a. Rotation converged in 7 iterations. 

 

 

The major factors are low cost of living, employment opportunities, closeness to place of work, 

better environment for living, low cost of transportation and inheritance for children. These factors 

could further be categorised into three major factors:  

Socio-economic benefits: Related factors loading under this factor are low cost of living, 

employment opportunities and inheritance for children. 
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Proximity and good transportation links: Related factors in the analysis are closeness to work and 

minimal cost of transportation.  

Better environment for living: This constitutes the major reason for housing development for 

residents of government-led and private developer-led housing developments. 

 

4.1.3 Characteristics of migrants in the study area.  

4.1.3.1 Sources of migration to Ibeju-Lekki. 

The immigration pattern as set out in Table 4.4 shows that the greater portion of residents are 

drawn from central Lagos and surrounding urban areas around Ibeju-Lekki. 42.3% are from central 

Lagos and 39.9% are from surrounding urban areas. Immigration from other states constitutes 

about 9.3% while people from neighbouring rural areas constitute 8.5%. 

4.1.3.2 Sources of migration to Ikorodu. 

 Inflow of people for housing development into Ikorodu peri-urban settlements are taken from 

different sources. But as indicated in Table 4.4, majority of settlers relocated to the peri-urban of 

Ikorodu from mainland Lagos (40.6%) and surrounding urban areas (41.4%) like Ojota, Ketu, 

Ojodu, Somolu and Palmgrove. 

Table 4. 4: Source of respondents’ migration to the study area. 

Variable Ibeju-Lekki Ikorodu  

Source of migration Frequency percent Frequency percent 

Central Lagos 155 42.3 154 40.6 

Surrounding Ibeju-Lekki/Ikorodu 146 39.9 157 41.4 

Neighbouring village 31 8.5 37 9.8 

Another state in Nigeria 34 9.3 31 8.2 

Total 366 100 379 100 

Source: Field survey, 2016. 
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Figure 4. 6: Source of respondents’ migration to study area. 

4.1.4 Tenancy status/ home ownership status in the study area. 

Most of the residents in Ibeju-Lekki were home owners, to 74.6%, while 22.7% and 2.5% were 

tenants and enterprise owners respectively (Table 4.5). Further indicated by the analysis of the 

questionnaire, owner-occupiers (58.3%) were more than renters (35.1%) in Ikorodu peri-urban. 

Few people also were pulled to the peri-urban for commercial purpose (5.8%).  

 

Table 4. 5: Respondents’ Housing ownership Status. 

Ownership status  Ibeju-Lekki   Ikorodu  

Home owner 273 74.6 221 58.3 

Tenant 83 22.7 133 35.1 

Business owner 9 2.5 22 5.8 

Others 19 0.3 3 0.9 

Total 366 100 379 100 

Source: Field survey, 2016. 
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Figure 4. 7: Respondents’ Housing ownership Status. 

4.1.5 Housing Initiatives in the study area.  

Table 4. 6: Housing Initiatives in the study area. 

Source of land& Housing Initiative Ibeju-Lekki  Ikorodu  

Native land owner 299 81.7 224 59.1 

Private developer/Cooperative 53 14.5 98 25.6 

Government allocation 4 1.1 10 2.6 

Long time tenant 10 2.7 47 12.4 

Total 366 100 379 100 

Source: Field survey, 2016. 
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Figure 4. 8: Housing Initiatives in the study area. 

In line with findings by Shen & Wu (2013), housing initiatives (Table 4.6 and Figure 4.8) were 

mainly of three types in peri-urban settlements of Ibeju-Lekki. Self-help housing is the commonest 

constituting about 81.7% of the housing development. Private developers’ initiatives are about 

14.5% of the housing development in the peri-urban while government housing initiative was 

1.1%. Long term tenants under both self-help housing and private developers’ housing 

development constitute 2.5%. The major government-led housing in Ibeju-lekki is CHOIS Garden, 

a gated community located within the Abijo Government Reservation Area (GRA), in Ibeju-Lekki 
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urban community developed as a “site and services scheme” by the Lagos State Government 

through its New Towns Development Authority (NTDA). It has 72 units of two bedroom 

apartments, 64 units of three bedroom apartments, 70 units of three bedroom semi-detached 

bungalows, 84 units of four bedroom semi-detached bungalows and 52 units of three bedroom 

private access maisonettes.  

Land and housing ownership in Ikorodu came mainly from the native land owners, as shown in 

Table 4.6, more than half of the total land acquisition were through the natives thus informing the 

high conflicting land issues in Ikorodu peri-urban. Government participation in land allocation was 

insignificant at 2. 6% but more active than that of Ibeju-Lekki. The second important player in 

land allocation in the peri-urban settlements is the private developers, constituting 25.6% source 

of land acquisition. Though there exist other government initiatives in Ikorodu, the most prominent 

among all is CHOIS City. It is a residential estate located in the peri-urban of Agbowa-Ikosi Town 

developed by the Lagos State Government in partnership with First World Communities Limited 

Co-operative Home Ownership Incentive Scheme programme to provide housing for low and 

medium income households. The housing units were developed on lease-to-own basis, but also 

provided for long term management of the unique housing estate.  

 It was designed to be the nucleus of a new town, evolving from the ancient Agbowa-Ikosi 

community located in Ikosi-Ejirin Local Council Development Area of Lagos State. Agbowa is 

about 30 kilometers from Ikorodu Town. The first phase of development comprises of 460 low 

density homes made of 280 units of 2 bedrooms semi-detached bungalows, 180 units of 3 bedroom 

semi-detached bungalows. 
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Figure 4. 9:  Mixed-type government-led housing scheme in Abijo GRA, Ibeju-Lekki. 

 

Figure 4. 10:  Mixed-type government-led housing scheme in Abijo GRA, Ibeju-Lekki. 
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Figure 4. 11:  Private developer-led housing development in Ibeju-Lekki. 

 

Figure 4. 12: Self-help housing development in Sapati and Lakowe, Ibeju-Lekki peri-urban.  
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Figure 4. 13: Low cost government-led housing scheme in Agbowa, Ikorodu. 
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4.1.6 Car ownership, commuting frequency and purpose of travelling to the urban 

centre in the study area. 

Car ownership in Ibeju-Lekki is 46.2% meaning that almost half of the population relies on their 

personal cars for daily commuting (Table 4.7). This also attributes for the less impact of 

availability of good public transportation on the growth of the peri-urban settlements. 34.2% of 

the respondents’ population travel to the urban centres daily, 33.3% commute to the city center 

weekly and 31.4% travel as the needs arise (Table 4.8). 42.6% of the respondents travel for work 

related purpose, 30.3%  travel to either the city centre and neighbouring peri-urban for groceries 

while 27% travel to the city centre for supply of materials for their enterprises(Table 4.9). The 

highest commuting time (Table 4.10) to and from places of work daily in the peri-urban is three 

hours while the least commuting time is thirty minutes.  35.2 % spends an average of sixty minutes 

(one hour) daily commuting, 24.6 % spend ninety minutes, 15.6 % spends less than 30 minutes, 

14.2 % spends almost 180 minutes(three hours) while 10.4 % spend an average of 120 minutes( 

two hours) commuting daily. This commuting trend shows the linkages between the city centre, 

peri-urban and the rural areas. The peri-urban cannot function in isolation. There are strong 

dependencies on the urban centres for socio-economic purposes.  

As shown in Table 4.7, the analysis of field survey shows a sizable portion of the population has 

their own automobiles. 42.2% of the respondents’ population has vehicles while 56. 5% do not 

have cars and 1.3% responses showed neither. Also the analysis as shown in table 4.8 has 38.8% 

of the peri-urban residents commute to the city daily, 36. 1% on a weekly basis and others (25.1% 

as the need arises). This analysis shows a high level of linkage to the city from Ikorodu peri-urban. 

The analysis, further presented in Table 4.9 shows the pattern of linkage to the city by the peri-

urban residents. There was six missing system from the questionnaires.  54.4% of the respondents’ 
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population commute to the city for work, 23.2% for groceries, 20.3% for supply of their medium 

scale businesses and 0.6% for other needs. The daily average commuting hour (Table 4. 10) shows 

a missing system of three, 31.1% of the residents spend less than 30 minutes for daily commuting 

to work, 30.6 % spend about 1 hour, 13.5% show a commuting time of 1 hour, thirty minutes, 16.6 

% spend between 1 hour to 2 hours, 5.8 % spend 3 hours and other unspecified commuting time 

is about 1.6 %. 

Table 4. 7: Respondents’ Car ownership status.  

Car ownership Ibeju-Lekki  Ikorodu  

Yes 169 46.2 160 42.2 

No 197 53.8 214 56.5 

Neither 0 0 5 1.3 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

 

Figure 4. 14: Car ownership status of Ibeju-Lekki and Ikorodu respondents. 
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Table 4. 8: Respondents’ Frequency of commuting to the city centre. 

Average Time of commuting Ibeju-Lekki  Ikorodu  

Daily 125 34.2 147 38.8 

Weekly 122 33.3 137 36.1 

Others(specify) 115 31.4 95 25.1 

Not applicable 1 0.3 0 0 

Missing System 39 0.8 0 0 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

 

Figure 4. 15: Frequency of commuting in the study area. 
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Table 4. 9: Respondents’ Purpose of commuting to the city. 

Purpose of commuting(Linkage) Ibeju-lekki  Ikorodu  

Work 156 42.6 206 54.4 

Groceries 111 30.3 88 23.2 

Supply for business 99 27 77 20.3 

Others 0 0 2 0.6 

Missing System 0 0 6 1.6 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

 

Figure 4. 16: Respondents’ Purpose of commuting. 
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Table 4.10: Respondents’ Average daily commuting time. 

 Average daily commuting time Ibeju-Lekki  Ikorodu  

Less than 30 minutes 57 15.6 118 31.1 

31-60mins(1hr) 129 35.2 116 30.6 

61-90min (1&half hrs.) 90 24.6 51 13.5 

91-120mins(2hrs) 38 10.4 63 16.6 

121-180mins(3hrs) 51 13.9 22 5.8 

Others 1 0.3 6 1.6 

Missing numbers 0 0 3 0.8 

Total 366 100 379 100 

Source: Field survey, 2016.  

 

 

Figure 4. 17: Respondents’ Average daily commuting time. 

0

20

40

60

80

100

120

Percent Percent

Ibeju-Lekki Ikorodu

Average daily commuting time(Minutes)

Less than 30 minutes 31-60mins(1hr) 61-90min (1&half hrs.) 91-120mins(2hrs)

121-180mins(3hrs) Others Missing System Total



125 
 

4.1.7 Socio-economic benefits and challenges of residential location in the study area.  

 

Table 4. 11: Benefits of residential location in the study area. 

 Residential benefits 

      Ibeju-Lekki 

  

           Ikorodu 

  

Frequenc

y Percent Frequency Percent 

Good environmental quality 190 51.9 85 22.4 

Potential for economic growth 92 25.1 169 44.6 

Good infrastructural provision 5 1.4 6 1.6 

Conducive socio-cultural environment 14 3.8 9 2.4 

Proximity to the city 13 3.5 8 2.9 

Ease of linkage to the city 2 0.5 15 4 

Good customer base for business 8 2.2 9 2.4 

Low housing rent 2 0.5 17 4.5 

Minimal environmental pollution 4 1.1 7 1.8 

Availability of recreation/resort 2 0.5 7 1.8 

Security of life and property 10 2.7 9 2.4 

Employment opportunities 1 0.3 6 1.6 

Others specify 23 6.3 29 7.7 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

Figure 4. 18: Economic benefits of residential location in the study area. 
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While there are benefits of residential location in Lagos peri-urban settlements, there are also 

accompanying challenges. Analysis of the research instrument (Table 4.11), the survey 

questionnaire provides an insight into the challenges of residential location in the study area. As 

stated by Alonso access trade off model, there are benefits to trade off by virtue of residential 

location in the peri-urban which is primarily driven by economical cost of land for housing 

development. The most predominant of all the challenges in Ibeju-Lekki is poor infrastructural 

development. Observation through field survey shows that the areas under the control of the 

traditional land owners by virtues of excision are lacking in infrastructure. Responses on the 

challenges of infrastructure are 33.1%. Other infrastructure related challenges are the absence of 

health facility, lack of good schools for children and water scarcity. These related infrastructure 

challenges constitute about 5.5% of responses. Health facilities are sparsely located in the peri-

urban.  

There is no central water system. Most residents’ rely on borehole and wells as their source of 

water. Due to the closeness of Ibeju-Lekki to the coastal areas, the quality of water is poor and 

mostly contaminated by illegal sewage disposal. Other notable challenges are poor road condition 

(21.9%). Most feeder roads in Ibeju- Lekki peri-urban settlements are earth roads and sandy roads. 

The only areas good roads are Abijo government reserved areas and all private developers estates 

in Ibeju-Lekki. All areas under the direct purchase from the customary landowners are neglected 

by the government. What is typically obtainable in Ibeju-Lekki is selective infrastructural 

development. Only the primary major link road of Lekki-Epe expressway is well maintained. Poor 

environmental condition is another noted challenges by the respondents (13.7%), attached to this 

particular challenge are poor drainage facilities and poor waste management (3.0%).  
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Waste management is carried out illegally and it involves indiscriminate discharge to water bodies 

and open dumps are commonplace in Ibeju-Lekki peri-urban. This further corroborate the findings 

of Lawanson, Yadua, & Salako (2012) in a study carried out on environmental challenges of peri-

urban settlement in Lagos mega city. High cost of daily transportation is also another challenge in 

Ibeju-Lekki peri-urban and this constitutes 12.3%. Settlements are located far from one another 

thus causing arbitrary transport fare charges by the transport operators in the peri-urban. Daily 

commuting is a herculean task for residents having no car ownership. Also the mono-directional 

primary roads coupled with high possession of automobiles contribute to high traffic congestion 

(3.0%) in Ibeju-Lekki peri-urban. Finally, the major socio-cultural challenge connected to living 

in the peri-urban is residential segregation creating a forced disparity between one economic group 

and the other. This is notably evidenced through gated housing and exclusivity of the government-

led and developer-led housing initiatives in Ibeju-Lekki peri-urban. 

Just as there are benefits to commercial location in Ikorodu peri-urban settlements, residential 

location in the peri-urban also attracts some benefits as shown in the analysis of the field work in 

Table 4.11.  The two major benefits of residential location in the peri-urban are potential for 

economic growth which constitutes 44.6% and good environmental quality which contributed 

about 22.4% of the locational benefit in residential settlements of Ikorodu peri-urban. Residential 

locational benefits in Ikorodu peri-urban are not limited to the earlier mentioned benefits, others 

locational benefits are low housing rent, ease of linkage to the city, socio-cultural environment, 

security of life and property(in government-led housing), proximity to the city, minimal 

environmental pollution, availability of recreation and availability of good customer base.  

Residential location in the peri-urban does not come here without challenges. The analysis of the 

research instruments of observation schedule and structured questionnaires presented some 
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challenges of residential location in the peri-urban. Following Table 4.12, the challenges to 

residential location in the peri-urban can be divided into three. The major challenges are poor 

infrastructure, poor environmental condition especially in self-help housing areas and poor road 

conditions within the peri-urban settlements. This corroborates the findings of Lawanson, Yadua, 

& Salako (2012) in their study on rural-urban linkage in Lagos mega city. Other notable challenges 

in Ikorodu peri-urban are poor health facility, water scarcity, security problems, lack of good 

schools for children, high traffic congestion and high cost of daily transportation. 

 

Table 4.12: Economic challenges of residential location in the study area. 

  

      Ibeju-Lekki 

  

           Ikorodu 

  

Residential Challenges Frequency Percent Frequency Percent 

Poor environmental condition 50 13.7 56 14.8 

Poor infrastructure 121 33.1 173 45.6 

Poor waste management 11 3 10 2.6 

High cost of daily transportation 45 12.3 15 4 

High traffic congestion 11 3 5 1.3 

Poor health facility 9 2.5 18 4.7 

Water scarcity 3 0.8 9 2.4 

Lack of good schools for children 8 2.2 6 1.6 

Security problems 3 0.8 13 3.4 

Poor road condition 80 21.9 48 12.7 

Segregation by the middle class 13 3.6 3 0.8 

Traditional Livelihood/religion 1 0.3 2 0.5 

Others  11 3 20 5.2 

Missing system 0 0 1 0.3 

Total 366 100 379 100 

Source: Field survey, 2016. 
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Figure 4. 19: Economic challenges of residential location in the study area. 
 

 

Table 4.13: Factors analysis on the Benefits and challenges of residential location in the 

study area. 

     

Benefits Of Residential Location(Ibeju-Lekki) 1 2 3 4 

Good environmental quality 0.162 -0.052 -0.102 0.889 

Potential for economic growth 0.755 -0.037 -0.215 -0.368 

Good infrastructure provision 0.751 0.139 0.088 0.247 

Conducive socio-cultural environment 0.486 -0.041 0.485 0.171 

Proximity to the highway 0.037 0.069 0.868 -0.145 

Ease of linkage to the city 0.657 0.119 0.193 0.187 

Good customer base for business 0.12 0.745 -0.057 0.042 

Low housing rent -0.138 0.613 0.236 0.035 

Minimal environmental pollution 0.238 0.283 0.208 0.194 

Availability of recreation/resort centres 0.109 0.535 -0.049 -0.1 

Extraction Method: Principal Component Analysis.  

Rotation Method: Varimax with Kaiser Normalization. 

a. Rotation converged in 14 iterations. 
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Challenges To Residential Location 1 2 3 

Poor environmental condition 0.65 0.282 0.062 

Poor infrastructure 0.58 -0.13 -0.608 

Poor waste management 0.707 0.121 0.098 

High cost of daily transportation 0.119 0.018 0.591 

High traffic congestion 0.103 0.138 0.455 

Poor health facility -0.04 0.664 0.089 

Water scarcity 0.024 0.685 -0.087 

Lack of good schools for children 0.175 0.776 0.128 

Security problems 0.612 0.334 0.348 

Poor road condition 0.196 0.046 0.471 

Segregation by the middle class 0.044 0.127 0.035 

Traditional norms/values 0.687 -0.093 0.461 

Traditional livelihood/religion 0.591 -0.061 0.482 

Extraction Method: Principal Component Analysis. 

Rotation Method: Varimax with Kaiser Normalization. 

a. Rotation converged in 5 iterations. 

 

 

Table 4.14: Factors analysis on the Benefits and challenges of residential location in the study area. 

  Component     

Benefits of residential location(Ikorodu) 1 2 3 

Good environmental quality 0.288 0.226 -0.649 

Potential for economic growth 0.165 0.128 0.757 

Good infrastructure provision -0.056 0.577 -0.075 

Conducive socio-cultural environment 0.011 0.606 0.003 

Proximity to the highway -0.013 0.587 0.2 

Ease of linkage to the city 0.487 0.496 0.017 

Good customer base for business 0.237 0.557 -0.052 

Low housing rent 0.462 0.166 0.365 

Minimal environmental pollution 0.682 0.334 -0.129 

Availability of recreation/resort centres 0.694 -0.062 -0.038 

Security of life and property 0.606 0.156 0.277 

Proximity to city centre 0.731 -0.2 0.01 

Employment opportunities 0.704 0.085 -0.069 

Extraction method: principal component 

analysis.  

Rotation method: Varimax with Kaiser 

normalization. 

A. Rotation converged in 4 iterations. 
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Challenges of residential location. 1 2 3 

Poor environmental condition 0.762 -0.165 0.027 

Poor infrastructure 0.08 0.509 -0.275 

Poor waste management 0.767 0.354 -0.032 

High cost of daily transportation 0.8 0.2 0.063 

High traffic congestion 0.786 0.296 -0.012 

Poor health facility 0.321 0.443 0.002 

Water scarcity 0.228 0.547 0.189 

Lack of good schools for children 0.238 0.275 0.036 

Security problems -0.095 0.694 0.121 

Poor road condition 0.212 0.553 0.222 

Segregation by the middle class -0.077 0.2 0.415 

Traditional norms/values 0.167 -0.016 0.77 

Traditional livelihood/religion -0.007 0.024 0.802 

Extraction method: principal component 

analysis.  

 Rotation method: Varimax with Kaiser 

normalization. 

A. Rotation converged in 5 iterations. 

 

To further compact the variables in consideration for the benefits and challenges of residential 

location in Ibeju-Lekki, the data was subjected further to factor analysis (Table 4.13), the summary 

of the loading is further categorised as three major residential benefits. The summary of related 

factors is:   

Ease of linkage: factors that loaded under this are proximity to the highway and ease of linkage to 

the city.  

 Socio-economic benefits: Factors that loaded under this are a good customer base for business, 

potential for business growth and low rent. 

 Socio-cultural ambience: Factors that loaded under this are conducive socio-cultural environment, 

good environmental quality and fair infrastructural development.  
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Summary of loading on the challenges of residential location in Ibeju-Lekki are:  

 Socio-cultural challenge: The likes of traditional norms/values and traditional 

livelihood/religion are seen as disturbing mostly in self-help housing areas in the peri-urban.  

 Inadequate and poor Infrastructural facilities: Areas confronted mostly by infrastructural 

challenges are also native locations not directly sourced from the state government. 

 Transportation problem: Transport-related challenges in the peri-urban come in the form of 

high cost of transportation from settlements that are farther from the city centre. Few public 

transportation exists and attracts a high cost because of the dispersed locations.   

Variable compaction using factor analysis: To further compact the variables in consideration 

for the benefits and challenges of residential location in Ikorodu, the data was subjected further to 

factor analysis (Table 4.14), the summary of the loading is further categorised as three major 

categories of residential benefits and four categories of challenges. The summary of related factors 

is:   

 Proximity and ease of linkage: Factors that loaded under this are proximity to the highway, 

proximity and ease of linkage to the city.  

 Socio-economic benefits: Factors that loaded under this are a good customer base for business, 

potential for business growth and employment opportunities. 

 Socio-cultural benefits: Factors that loaded under this are conducive socio-cultural environment, 

availability of recreation/resort centres and security of life and property. 

Summary of loading on the challenges of residential location in Ikorodu is:  

 Socio-cultural challenge: The likes of traditional norms/values, traditional livelihood/religion 

and socio-cultural segregation are seen as the major challenges in Ikorodu peri-urban.  
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 Inadequate and poor Infrastructural facilities: Areas confronted mostly by infrastructural 

challenges are also native locations not directly sourced from the state government. 

 Transportation problem: Transport-related challenges in the peri-urban come in the form of 

traffic congestion and high cost of transportation from settlements that are farther from the city 

centre. 

  Poor environmental quality: There exist generally poor housing and neighbourhood quality in 

Ikorodu peri-urban as seen in Figure 4.20. 

  

Figure 4. 20: Unregulated waste disposal in Ibeju-Lekki and Ikorodu peri-urban.  
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Figure 4. 21: Poor neighbourhood quality and building state of disrepair in Ikorodu peri-urban.  

 

4.1.8 Socio-economic implication of enterprise location in the study area. 

There are several enterprises in Ibeju-Lekki peri-urban (Table 4.15). A sizable portion of the 

population(16.9%) is in government related enterprise. 11.2% are in petty trading, 9.6% in 

hospitality, 5.7% in academic institutions, 4.6% in local craft, another 4.6% in industrial enterprise, 

2.7% and 2.5% in manufacturing and religious enterprise respectively. Analysis also shows about 

42.1% are in various unspecified enterprises. In analysis of the socio-economic benefits of business 

location in the peri-urban (Table 4.16), there is  one missing answers in the questionnaires and 

among the various socio-economic benefits in the peri-urban, 38 % indicated ease of travel to place 

of work, 26.5 % benefit from high customer base, 17. 8% are benefited by a few competitions, 12. 
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8% have land affordability for business location as the socio-economic benefits and 4.6% noted 

their benefits as limited regulatory demands in comparison to the urban centres.  

As earlier stated, Ikorodu is a multifaceted location serving various types of enterprises in which 

government work is the most predominant. Analysis of field survey presented in Table 4.15 shows 

different classes of enterprise in the study area. The first group of enterprises in Ikorodu is 

government work (19.8%), retail trading (18.7%) and local craft (8.7%). The second group is made 

up of academic institutions (7.4%), manufacturing (7.4%), hospitality (6.3%) and industrial 

enterprise (5%).The least dominant enterprise is made up of religious institutions and other allied 

enterprises. Notable commercial benefits indicated through the field work are high customer base 

(36.7%), little competition (19.8%), limited regulatory demand (6.3%) and affordable land for 

business location(12.1%) and other unspecified commercial benefits (25. 2%).   

 

Table 4.15: Respondents’ type of enterprises. 

 Enterprise Ibeju-Lekki  Ikorodu  

Government work 62 16.9 75 19.8 

Hospitality 35 9.6 24 6.3 

Local craft 17 4.6 33 8.7 

Petty trading/retail 41 11.2 71 18.7 

Academic institutions 21 5.7 28 7.4 

Religious 9 2.5 2 0.5 

Manufacturing 10 2.7 28 7.4 

Industrial enterprise 17 4.6 19 5 

Others (specify) 154 42.1 99 26.1 

Total 366 100 379 100 

Source: Field survey, 2016. 
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Table 4. 16:  Benefits of Enterprise location in the study area. 

Benefits Ibeju-Lekki  Ikorodu  

High customer base 97 26.5 139 36.7 

Few competition 65 17.8 75 19.8 

Limited regulatory demand 17 4.6 24 6.3 

Affordable land for business location 47 12.8 46 12.1 

Others  139 38 95 25.2 

Missing System 1 0.3 0 0 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

  

Figure 4. 22: Benefits of enterprises location in the study area.  
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Figure 4. 23: Enterprises in Ibeju-Lekki                                 Figure 4. 24: Enterprises in Ikorodu. 

 

4.2 Characteristics of housing developments in the study area. 

4.2.1 Pre-2006 Settlement development patterns in the study area. 

Settlement patterns are usually influenced by the migrants’ motivation for relocation, the 

geographical and cultural characteristics of the region. Settlement patterns are as a result of spatial 

homogeneity or spatial heterogeneity as noted by Pradoto (2012). Political economy also plays an 

important role in the growth of settlements. Year 2006 is selected as a base year for this study 

because of the availability of secondary data through the national census conducted in 2006. As 

indicated in the map in Figure 4.25, prior to 1980, the peri-urban areas of Lagos constituting of 

Epe, Ikorodu, Badagry and Iyana- Ipaja were green areas mostly committed to agriculture, 

conservation, water catchment, forest and wild palm trees.  Only Ikorodu among the peri-urban 

regions showed little trace of residential development. 

However, between year 1980 and 2000, the study areas show a change in land use, residential 

development expanded both in Ikorodu and Ibeju-Lekki as seen in Figure 4.25. A gradual push 
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into the peri-urban settlements by the saturation of core metropolitan Lagos due to rapid population 

growth and as a result of rural-urban drift led to residential development in all Lagos peri-urban 

settlements from year 1980.With reference to Table 4.17, residential land use in Ibeju-lekki 

increased from 4049.27 hectares of land in 1980 to a higher hectares of 6,932.13 in the year 2000 

and it became 11,243.00 hectares in year 2002. Ikorodu according to the land use analysis shows 

a higher density. Contrary to Ibeju-Lekki having no residential development in years prior 1980 

(figure 4.24), Ikorodu had 622.23 hectares of residential development. Further residential 

development in Ikorodu grew from 8,799.78 hectares in 1980 to 12,492.33 hectares in 2000(figure 

4.25) and subsequently to 7,972.62 hectares in year 2002. Further analysis is shown in figure 4.26 

through figure 4.42. 

The growth pattern in Ibeju-Lekki is motivated by the development of the highways. Awoyaya 

and Abijo were the pioneering towns because of their closeness to the city centre. However, land 

speculation aided the growth of the inner rural areas. As shown in the land use map in (Figure 

4.29; 4.30; 4.31), settlements were only along the highway prior year 2000. There was limited 

infrastructure until government acquisition of land which brought about land reclassification in the 

early 2000s. The growth of the inner periphery was as a result of saturation of built up areas close 

to the ring roads and cities. The field observation and household interview showed various 

settlement typologies driven by various reasons from political, topography to socio-cultural. Each 

settlement typologies was shaped by residential and cultural segregation, also driven by the socio-

economic attributes of the residents. 
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Table 4.17: Land use Analysis in the study area from 1980 -2002 (Pre -2006). 

  IBEJU-LEKKI Area ( Hectare)       

S/NO Land use Pre 1980 

1980 - 

2000 2000 2002 

1 Agricultural 54,774.96 20,804.16 46,109.26   

2 Civic, commercial, business   1,096.22     

3 

Conservation, water catchment, 

marshlands   6,648.45     

4 Fishing port   195.8     

5 Forest and wild palm trees       40,536.70 

6 Industrial     1,090.05 442.28 

7 Institutional   2,249.78 1,383.80 1,024.21 

8 New ocean terminal   14,273.05     

9 

Parks, open space, recreation and 

tourism   5,167.74   2,529.58 

10 Residential   4,049.27 6,932.13 11,243.00 

11 Water body 1,830.06 2,120.56 1,089.78 829.25 

  Total 56,605.02 56,605.02 56,605.02 56,605.02 

  IKORODU         

1 Agricultural   18,236.94 17,268.72 21,084.94 

2 Civic, commercial, business         

3 

Conservation, water catchment, 

marshlands 4,667.00 7,095.62     

4 Fishing port         

5 Forest and wild palm trees 27,474.05   2,362.39 4,873.78 

6 Industrial   1,836.35 3,266.90 1,865.31 

7 Institutional 274.36 974.72 1,553.07 1,146.76 

8 

Parks, open space, recreation and 

tourism 419.22       

9 Residential 622.23 8,799.78 12,492.33 7,972.62 

10 Water body 3,486.56       

  Total 36,943.41 36,943.41 36,943.41 36,943.41 

Source: Lagos State Ministry of Lands (2016). 
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Figure 4. 25: Lagos State Regional Land use Map of pre-1980; 1980-2000 

Source: Lagos State Government Ministry of Lands. 

 

 

Figure 4. 26: Lagos State Regional Land use Map year 2000; 2002.  

Source: Lagos State Government Ministry of Lands. 

 

 
Figure 4. 27: Land use of Ibeju-Lekki Pre- 1980 to 2002 

Figure 4. 28: Land use of Ikorodu Pre- 1980 to 2002. 
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Figure 4. 29: Land use analysis of Ibeju-Lekki Pre 1980. 

    

Figure 4. 30: Land use map and analysis of Ibeju-Lekki 1980-2000. 

  

Figure 4. 31: Land use map and analysis of Ibeju-Lekki in year 2000. 
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Figure 4. 32: The land use map and analysis of Ibeju-Lekki in year 2002. 

  

  

Figure 4. 33: Land use map and analysis of Ikorodu pre-1980 

 

  

Figure 4. 34: Land use map and analysis of Ikorodu in year 2000 
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Figure 4. 35: Land use map and analysis of Ikorodu in year 2000. 

 

  

Figure 4. 36: Land use map and analysis of Ikorodu in year 2002. 

  

4.2.2 Settlement and housing development patterns in the study area from 2006-2016. 

Table 4. 18: Housing population in the study area between years 1991- 2016. 
 

Year Identified Properties in Ibeju-Lekki and  

peri-urban 

Identified Properties in Ikorodu and 

peri-urban. 

1991 1,635 18,211 

2006 7,701 52,819 

2012 **10,128 **89,609 

2016 *11,746 *33,562 

Source: National population commission (2010). 

** Figure: (LASG Ministry Of Economic Planning And Budget, 2013). 
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Data from the National from the National Population commission as analysed in Table 4.18 shows 

a huge leap in housing development in both Ibeju-Lekki and Ikorodu local government areas from 

the year 1991. In Ibeju-Lekki Local Government, a total of 1,635 units of housing was noted in 

1991 census, a sum of 7,701 was captured by the 2006 census and 10,128 residential developments 

were counted in year 2012 according to (LASG Ministry of Economic Planning And Budget, 

2013).  Surface counting of residential developments aided by aerial photographs during the field 

work in September, 2016 showed a total of 11,746 units of housing in the selected sixteen peri-

urban settlements in Ibeju-Lekki. Ikorodu Local Government has witnessed a more tremendous 

housing development than Ibeju-Lekki. Housing development in Ikorodu was 18,211 units in 

1991, 52,819 units in 2006, 89,609 units in 2012. A total of 33,562 housing units were captured 

during surface counting of selected eighteen peri-urban settlements in Ikorodu. 

Figure 4. 37:  Satellite image of Ibeju-Lekki Local Government Area, 2006 and 2016. 
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Figure 4. 38: Satellite image of Ikorodu Local Government Area, 2006 and 2016. 

 

4.2.2.1 Settlement typologies in the study area (2006-2016).  

Linear settlements: Pioneer settlements in Ibeju-Lekki are limited to housing development along 

the highways having been limited by poor infrastructural development.  Linear settlements also 

came to be because of the marshy vegetation in Ibeju-Lekki. Housing development was restricted 

by the thick mangroves in early settlements. Presently linear settlement patterns are noticeable in 

peri-urban settlements like Iwerekun, Okeodo Elemoro, Debojo, Eleko, Magbon-Alade and 

Akodo. These settlements are inhabited mostly by the natives and are also along the coastline 

where the native residents fishing activities thrive. Some of these settlements developed as a result 

of the development of Lekki-Epe expressway while other linear settlements mentioned earlier 

grew in line with secondary roads in Ibeju-Lekki. 
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Cluster settlements: This consist of settlements around public facilities and commercial activities, 

they are usually inhabited by the middle income class. These settlements spread inward and are 

mostly occupied by migrants. They are the most developed areas with high housing density in the 

peri-urban with mixed housing initiatives. Notable cluster settlements in Ibeju-lekki are Lakowe, 

Eputu and Igando-Oloja. Igando –Oloja grew as a result of the administrative facilities. 

Leapfrog pioneering development: This refers to residential development around industrial areas. 

The settlements are often isolated and dispersed. This type of settlement does not portray an 

economical use of land and it is usually not cost effective in term of infrastructural development. 

Such settlements in Ibeju Lekki are Arapaji and Ibeju. Motivating such developments are location 

of resorts and industrial developments like the Lekki Free Trade Zone. These settlements are the 

least developed and limited by natural landscape and vegetation.   

Dispersed Settlements: This refers to settlement patterns that are not compact, they are dispersed 

away from the highways and do not follow development patterns. Most of these settlements in 

Ibeju-lekki are dominated by low income migrants. They have poor infrastructural development 

and are a high level of informal developments. Such settlements in Ibeju-lekki are Sapati, Gbogije 

and Solu.  

Massive mixed use development: This shows a continuous development by government, private 

developers and wealthy individuals. There exist a development of mixed-use development usually 

in enclaves and segregated from other peri-urban settlements.  Such settlements are well services 

and designed primarily for high middle income and high income class. Examples of such 

settlements in Ibeju-Lekki are Abijo and Awoyaya (Figure 4.39). 
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 Figure 4. 39: On-going massive mixed-used development in Lakowe Resort area. 
 

Land price in areas close to government serviced land and gated communities increase because of 

increasing need for security. Crave for class contributes to the locational preferences for gated 

communities.  

Unlike Ibeju-Lekki where five settlement typologies were detailed through observation in the field 

work, Ikorodu has grown phenomenally within the last years and housing density could be 

narrowed down to two basic types, cluster and massive mixed-use development settlement 

patterns. The reason for this limited settlement patterns could be attributed to vast residential 

development that has reconfigured the spatial pattern of Ikorodu. 

Cluster settlement pattern: Ikorodu is a home to various administrative facilities, institutions, and 

commercial centres and manufacturing companies. Establishment of such development naturally 

attracts housing development in the peri-urban. People working in such public administrative 
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facilities and commercial developments prefer personal self-help housing in the peri-urban. Also, 

the shift from the city centre in term of housing and government decision to locate different 

establishment and government-led housing has fostered the growth of Ikorodu peri-urban.  

Massive mixed-use development settlement patterns:  Location of academic institutions both 

government owned and privately owned, have encouraged the activities of private housing 

developers to engage different residential schemes in the peri-urban to serve the housing need of 

the workforce.  

4.2.3 Characteristics of Housing developments in the study area.  

Characteristics of housing in this study will be discussed based on housing typologies, units of 

household per building and the number of rooms per household.  

Table 4.19: Housing typologies in the study area. 

 Variables Ibeju-Lekki  Ikorodu  

Housing Typology Frequency Percent Frequency  Percent 

Single family unit (bungalow) 279 76.2 179  47.2 

Single family unit (storey) 42 11.5 50  13.2 

Two family semidetached bungalow 8 2.2 58  15.3 

Two family semidetached (storey) 18 4.9 4  1.1 

Semidetached duplex 6 1.6 6  1.6 

Block of flats(storey) 2 0.5 18  4.7 

Single unit traditional housing 1 0.3 2  0.5 

Multiple units traditional housing 4 1.1 1  0.3 

Multiple unit row housing (bungalow) 4 1.1 16  4.2 

Tenement unit bungalow(face to face) 0 0 35  9.2 

Tenement storey building (face to face) 1 0.3 9  2.4 

Missing 1 0.3 1  0.3 

Total 366 100 379  100 

Source: Field survey, 2016.  
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Figure 4. 40: Housing typologies in the study area. 

 

4.2.3.1 Housing typologies in the study area. 

Analysis of the field survey presented in Table 4.19 shows ten housing typologies were identified 

and one uncategorized in Ibeju-Lekki peri-urban settlements. The three commonest housing types 

in the peri-urban are the single family bungalow unit which constitutes about 76.2%. The single 

storey family unit (11.5%) and two family detached storey building (4.9%). Other less prominent 

housing types are two family semidetached bungalow (2.2%), semidetached duplex (1.6%), 

multiple units traditional housing (1.1%), multiple unit bungalow row housing(1.1%), storey block 

of flats, single unit traditional housing(0.3%) and tenement storey building (0.3%). 
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There are also different housing typologies in Ikorodu peri-urban settlements, each driven by the 

peculiarities of the location, characteristics of the migrants and also the housing initiatives. As 

shown in Table 4.19, the regular housing typologies in Ikorodu were single family bungalow unit 

(47.2%), two family semi-detached bungalow (15.3%), single family storey housing (13.2%), 

tenement bungalow housing(9.2%), storey blocks of flat(4.7%), and multiple unit row bungalow 

housing(4.2%) in order of occurrences. Other existing but not popular housing typologies were 

tenement storey building (2.4%), semi-detached duplex (1.6%), two family semi-detached storey 

building (1.1%), single unit traditional housing (0.5%), multiple unit traditional housing(0.3%). 

Findings on housing typologies in Lagos peri-urban settlements show similarities with what exist 

in peripheral settlements in other developing countries (Olotuah, 2006; Yue, Liu, & Fan, 2013). 

The following are the description of the housing typologies as observed during the field 

survey.  

1. Single family unit (bungalow): This type of housing unit (Figures 4.41, 4.42) is the most 

prevalent in both Ibeju-Lekki and Ikorodu peri-urban settlements. It is predominantly owner 

occupied and not part rented. Analysis of the questionnaire shows the prevalence of this 

housing typology among the low income group, the Yoruba ethnic group, age group of 45-56 

years and household size of 3-5 persons. 



151 
 

 
Figure 4. 41:  Typical floor plan of a single family bungalow. 

 

 

Figure 4. 42: Picture showing a typical single family unit bungalow in Magbon-Alade, Ibeju-

Lekki. 
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2. Single storey family housing unit:    Some single housing units with floor plans shown in (Figures 

4.43, 4.44 and 4.45) are single storey and wholly owner occupier especially among the 

polygamous families in the peri-urban.  

 

 

  Figure 4. 43: Typical Ground floor plan of a single storey family housing unit. 
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 Figure 4. 44: Typical First floor plan of a single storey family housing unit. 
 

 

Figure 4. 45: Picture showing a typical single storey family housing unit in Lakowe, Ibeju-Lekki.  
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3. Two family semidetached bungalow: This typology shown in Figure 4.46 in the peri-urban 

settlements is partly owner occupied and partly rented out. Part of the building is usually 

occupied by the owner while the other wing of the bungalow is rented out for investment 

purpose and also often for security purpose in areas of the peri-urban that are far from the 

active areas.  

 

  Figure 4. 46: Typical ground floor plan of a two family housing semidetached housing unit. 
 

 

4. Two family semidetached storey housing unit: With reference to figures 4.47 and 4.48, this housing 

type is like the two families semidetached but different in the storey. The owners usually 

occupy one unit of the whole housing while the other wing is rented out.  
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 Figure 4. 47: Typical ground floor plan of two family semidetached storey housing unit. 
 

 

 Figure 4.48: Typical first floor plan of two family semidetached storey housing unit 
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5. Semidetached duplex housing unit:  This housing typology (Figure 4.49 and Figure 4.50) is a two 

winged duplex buildings in which one is owner occupied and the other rented out. It is common 

in developer-led housing and also among the middle income earners. 

 

Figure 4. 49: Typical ground floor plan of a semidetached duplex housing unit 
 

 

 Figure 4. 50: Typical first floor plan of a semidetached duplex housing unit 
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6. Block of flats (storey):    This housing typology shown in (Figure 4.51) is a multi-family 

housing built mostly and purposely for profit and mostly not occupied by the owners.  

 

     Figure 4. 51: A typical floor plan of a Block of flats storey housing unit.   
 

7. Tenement unit bungalow (face to face): This is a single unit rental housing (Figure 4.52). There 

is sharing of common sanitary facilities and it is built purposely for low income and the poor, 

also at times to meet housing needs of students in the higher institutions located particularly in 

Ikorodu peri-urban settlements. 

8. Tenement storey building (face to face):  Shown in (Figures 4.53 and 4. 54), it is a bigger 

form of tenement housing. It has a ground and first floor but each floor has rows of sanitary 

facilities communally shared together. 
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Figure 4. 52:  Typical floor plan of a tenement bungalow housing unit. 

 

 

Figure 4. 53: Typical ground floor plan of a single storey tenement housing.  
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 Figure 4. 54: Typical first floor plan of a single storey tenement housing.  

 

9. Single unit traditional housing: This type is the regular housing unit among the natives, built 

to be lived in by all extended families and usually with poor quality building materials. It 

follows the typology in Figure 4.52 but varies in that it is fully owner occupied and not open 

for rentage.   

10. Multiple units’ traditional housing:  This type is built by association of extended family 

members. Part will be rented out while another will be occupied by the natives. It is rather an 

inheritance housing in the peri-urban.  It follows the typology in Figure 4.53 but varies in that 

it is a single storey separated by lobby.   
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11. Multiple unit row housing (bungalow): It consists of many households units on the same parcel 

of large lands built for rental purpose and not for the owner occupier. It bears similarity to 

Figure 4.50 but differs in its limitation to one floor. 

4.2.4 Analysis of rooms per households and households per building in the study area. 

Table 4. 20: Analysis of household units and room grouping status in the study area. 

Variable No of household units/building Ibeju-Lekki  Ikorodu  

Household units per 

building 

  

  

  

  

  

0-2 units 40 10.9 210 55.4 

3-4 units 81 22.1 73 19.3 

5-6 units 66 18 38 10 

7-8 units 103 28.1 26 6.9 

8-Above 76 20.7 32 8.4 

Total 366 100 379 100 

Rooms per household 

  

  

  

  

  

  

0-2 41 11.2 82 21.6 

3-5 room 91 24.9 129 34 

6-9 room 94 25.7 83 21.9 

10-12 room 73 19.9 42 11.1 

13 and above 55 15 43 11.6 

Others 12 3.3 0 0 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

The commonest household units per building in Ibeju-Lekki as shown in Table 4.20 are 7-8 units 

having 28.1% of the total households. Other types are 3-4 units (22.1%), 8-above units (20.7%), 

5-6 units (18%) and less than 2 units (10.9%). The prominence of multiple units of household per 

building could be attributed to the preference for storey building and investment-driven growth in 

Ibeju-Lekki peri-urban settlements. Shown further in Table 4.20 is the analysis of room per 

household, the commonest is 6-9 rooms’ household having 25.7%. Others are 0-2 rooms (11.2%), 

3-5rooms (24.9%), 10-12 rooms (19.9%) and more than 13 rooms (15%). 
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However, in Ikorodu, the commonest household units per building type as shown in Table 4.22 

are 0-2 units (55.4%) and 3-4 units (19.3%). Other existing household units per housing are 5-6 

units (10%), 7-8 units (6.9%) and more than 8 household units (8.4%). There are different rooms 

per household units, ranging from 0-2 rooms (21.6%), 3-5 rooms (34%), 6-9 rooms (21.9%), 10-

12 rooms (11.1%), and more than 13 rooms (11.6%).  

4.2.5 Analysis of Housing occupation and ownership in the study area.  

Table 4. 21: Analysis of occupancy and ownership status in the study area. 

Occupancy 

  

  

  

Full family occupation 205 56 157 41.4 

Part family occupation/part rented 161 44 219 57.8 

Others 0 0 3 0.9 

Total 366 100 379 100 

Ownership status 

  

  

  

  

  

  

  

Self-built house (owned) 215 58.7 214 56.5 

Family built house (owned) 77 21 39 10.3 

Family built house(not owned) 3 0.8 9 2.4 

Employer built house(owned) 2 0.5 1 0.3 

Employer built house (not owned) 1 0.3 2 0.5 

Government built house (owned) 0 0 10 2.6 

Tenant (self-paying) 60 16.4 99 26.1 

Tenant (non-paying) 8 2.2 5 1.3 

  Total 366 100 379 100 

Source: Field survey, 2016. 

There are two types of occupancy in the study area, full family occupation and part rented house 

occupation (Table 4.21). The full family occupation is more prevalent in Ibeju-Lekki peri-urban 

settlements having 56% while part rented housing units are 44%. However, different levels of 

house ownership exist in peri-urban settlements of Ibeju-Lekki (Table 4.20). Self-built and owned 

houses constitute about 58.7% of housing, family owned house covers about 21%, family built but 

not owned housing(0.8%), employer built and owned houses (0.5 %), employer built but not 

owned (0.3 %), tenant self-paying (16.4%), and tenant not paying(2.2 %).  
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The dominant housing occupation in Ikorodu peri-urban settlements is part rented occupation 

(57.8%) unlike the existence of full family occupation as the more dominant in Ibeju-Lekki. Full 

family occupation housing units in Ikorodu were 41.4% and other unspecified types were 0.95%.   

In term of ownership, the commonest types are self-built and owned housing (56.5%), family built 

and owned housing (10.3%) and tenant self-paying tenant ownership (26.1%). Other ownership 

status are government built and owned (2.6%), unknown family built (2.4%) and tenant non-

paying (1.3%). 

 

Figure 4. 55:  Household units per building in the study area. 
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Figure 4. 56:  Room grouping per building in the study area. 
 

 

Figure 4. 57: Housing occupancy in the study area. 
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Figure 4. 58:  Housing ownership status in the study area. 

 

4.2.6 Analysis of measurement of informality in the study area. 
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of 67.5% of buildings were built with building permit and 32.5% without. The mostly obtained 

land regularisation document among the household heads was receipt of land purchase (73.8%). 

Deed of assignment (8.5%) and survey plan (6.8%). 

Among 379 respondents in Ikorodu, 67.8% were built on standard plot while 29.6% were not, also 

there were 2.1% missing system and 0.5% respondents chose neither of the responses. In analysis 

of setback around the house, 55.1% households observed standard setback around the houses while 

42.5% defaulted. There was 2.1% missing system and 0.3% chose neither of the responses. A 

smaller percentage of the households, 41.7% observed the standard setback from the road while 

56.2% household did not. Only 38.8% households had building permits, 52.2% households lacked 

building permits, 17% chose neither in their responses and there were 74% missing systems. The 

responses of households to building regularisation documents were poor. The three most obtained 

documents were receipt of land purchase (21.4%), deed of assignment (2.6%), and survey plan 

(12.1%). 

 

Figure 4. 59: Houses built on unstandardized plots and informally in Ibeju-Lekki. 
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Table 4. 22:  Analysis of measurement of Informality in the study area. 

Informality  factor 

   

Ibeju-Lekki 

  

Ikorodu 

  

Frequency Percent Frequency Percent 

Standard plot size 

  

  

  

  

Yes 277 75.7 257 67.8 

No 89 24.3 112 29.6 

Neither 0 0 2 0.5 

Missing System 0 0 8 2.1 

Total 366 100 379 100 

Standard setback 

  

  

  

  

Yes 128 35 209 55.1 

No 238 65 161 42.5 

Nil 0 0 1 0.3 

Missing System 0 0 8 2.1 

 Total 366 100 379 100 

Gate setback 

  

  

  

Yes 194 53 158 41.7 

No 172 47 213 56.2 

Missing System 0 0 8 2.1 

 Total 366 100 379 100 

Building permit 

  

  

  

  

Yes 247 67.5 147 38.8 

No 119 32.5 198 52.2 

Neither 0 0 6 1.7 

Missing System 0 0 28 7.4 

Total 366 100 379 100 

Regularisation 

document 

  

  

  

  

  

  

  

  

  

  

  

  

Receipt of land purchase 270 73.8 81 21.4 

Deed of assignment 31 8.5 10 2.6 

Survey plan 25 6.8 46 12.1 

Stamp duty receipt 2 0.5 9 2.4 

Building plans 6 1.6 9 2.4 

Building permit and 

approval 9 2.5 28 7.4 

Certificate of 

occupancy/governor consent 5 1.4 10 2.6 

1,2, not approved 5 1.4 43 11.3 

More than 2 document type, 

not approved 5 1.4 75 19.8 

All of the above( but, not 

approved) 8 2.2 7 1.8 

No document at all 0 0 36 9.5 

Missing System 0 0 25 6.6 

Total 366 100 379 100 

Source: Field survey, 2016. 
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4.2.7 Analysis of building construction materials in the study area.  

Table 4. 23: Analysis of Building Construction Materials in the study area. 

  

 Building materials composition 
        Ibeju-Lekki 

  

            Ikorodu 

  

Item Type 

Frequenc

y Percent 

Frequenc

y 

Percen

t 

Wall 

  

  

  

  

Block wall 358 97.8 358 94.5 

Mud wall 3 0.8 11 2.9 

Thatch/others 1 0.3 9 2.4 

Missing System 4 1.1 1 0.3 

Total 366 100 379 100 

Roof  

  

  

  

  

  

Aluminum 277 75.7 223 58.8 

Thatch 20 5.5 62 16.4 

Concrete slab 23 6.3 47 12.4 

Other 46 12.6 46 12.1 

Missing system 0 0 1 0.3 

Total 366 100 379 100 

Window 

  

  

  

  

  

Aluminum 251 68.6 243 64.1 

Louvre 37 10.1 74 19.5 

Wooden 47 12.8 56 14.8 

Casement 31 8.5 5 1.3 

Missing system 0 0 1 0.3 

Total 366 100 379 100 

Door 

  

  

  

  

  

Steels/iron 130 35.5 170 44.9 

Flush/panel/wooden 229 62.6 176 46.4 

Glass 2 0.5 24 6.3 

Others 5 1.4 8 2.1 

Missing System 0 0 1 0.3 

Total 366 100 379 100 

Road 

  

  

  

  

  

Earth 243 66.4 89 23.5 

Tarred 71 19.4 47 12.4 

Graded mud 5 1.4 139 36.7 

poorly tarred 47 12.8 103 27.2 

Missing system 0 0 1 0.3 

Total 366 100 379 100 

Source: Field survey, 2016. 
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Through observation schedule and the analysis of field survey, there were diverse building 

materials in the study area. As indicated in Table 4.23, in Ibeju-Lekki,  wall materials were mainly 

block wall (97.8%), thatch wall was only fairly used in areas belonging to the local natives whose 

primary occupation is fishing and coconut farming, they interspersed their walls with wood and 

mud blocks. Such settlements are Eleko and Ibeju. Though there are some unidentified roofing 

materials constituting about 12.6% of the analysis, aluminum roofing is about 75. 7%, thatch and 

concrete slab is 5.5% and 6.3% respectively. Windows were made of aluminums (68.7%), wooden 

windows (12.8%), louvre windows (10.1%) and casement windows (8.5%). Wooden flush and 

panel doors were the commonest in the peri-urban. This constitutes about 62.6% of the analysis. 

Steel and iron doors were also used on the scale of (35.5%). Other sparingly utilized door types 

were glass doors and some unknown materials. 

Apart from the highway that is, the urban corridor of Ibeju-lekki that are tarred, almost all 

secondary roads in the peri-urban is either graded earth or ungraded earth road. The state of these 

roads makes a significant contribution to the high commuting time during the peak period in the 

peri-urban. The analysis of building materials in Ikorodu differs slightly from that of Ibeju-Lekki 

peri-urban. As shown in Table 4.22, the prevailing wall material was block wall (94.5%), mud and 

thatch wall are sparingly used in the order of 2.9% and 2.4% respectively. The roofing material 

used mostly in Ikorodu was Aluminum (58.8%). Thatch, concrete slab and other unidentified 

roofing materials are also used in order of 16.4%, 12.4% and 12.1% respectively.  

The commonest window material in Ikorodu was aluminum, representing 64. 1% of the analysed 

data. Louvre, wooden and casement windows were also represented in order of 19.5%, 14.8% 

and1.3 % respectively.  Steel and wooden doors were more pronounced in use than glass doors in 

the peri-urban. Based on the analysis of road type in Table 4.22,  most secondary roads in Ikorodu 
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were graded mud (36.7%), ungraded tarred (26.6%), earth road (23.5%). Few of the secondary 

roads were tarred in Ikorodu (12. 4 %). 

 

Figure 4. 60: Untarred sandy road in Ibeju-Lekki.  
 

 

Figure 4. 61: Block and plank walls; thatch roofing and aluminum roofing in Ibeju-Lekki.  
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Figure 4. 62: Ungraded earth road in Ibeju-Lekki. 

 

 

TEST OF HYPOTHESIS 

 

H01There is no significant relationship between housing initiatives and housing typology  

H1There is significant relationship between housing initiatives and housing typology  

4.2.8 Statistical Test of correlation between housing typologies and housing initiatives in 

the study area. 

Table 4. 24: Test of correlation between housing typologies and housing initiatives in the 

study area. 

S/NO TEST 

VARIABLES 

PEARSON 

CORRELATION 

P-VALUE INFERENCE 

Ibeju-Lekki Housing 

typologies vs 

housing 

initiatives 

0.200** 

 

0.000 There is a significant 

correlation between 

the two variables. 

 

Ikorodu Housing 

typologies vs 

housing 

initiatives 

 

0.166** 

 

0.001  

There is a significant 

correlation between 

the two variables. 
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**. Correlation is significant at the 0.01 level (2-tailed). 

b. List wise N=366. 

*. Correlation is significant at the 0.01 level (2-tailed). 

b. List wise N=379. 

 

The correlation analysis presented in Table 4.24 shows there is a significant relationship between 

housing initiatives and housing typology in the study area (0.200** P<0.01 in Ibeju-Lekki; 

0.166** P<0.05 in Ikorodu). Therefore the null hypothesis is rejected. This signifies that there is 

a relationship between housing initiatives and typologies in the study area. Different housing 

providers are unique in the housing design adopted and the materials used for construction which 

will ultimately impact the housing typology and characteristics. Typologies in housing is a 

distinguishing factor among the earlier noted housing initiatives, self-help housing, developer-led 

housing and government-led housing schemes.  

4.3 Socio-economic attributes of respondents in the study area.  

Table 4.25: Socio-economic characteristics of the respondents. 

  
  
VARIABLES  

Ibeju-Lekki  Ikorodu  

Frequency Percent Frequency Percent 

Household size 

  

  

  

  

  

1-2 persons 48 13.1 88 23.2 

3-5persons 202 55.2 185 48.8 

6-9persons 96 26.2 87 23 

10-12persons 8 2.2 14 3.7 

More than 13 persons 12 3.3 5 1.3 

Total 366 100 379 100 

 Gender 

  

  

Male 223 60.9 244 64.4 

Female 143 39.1 135 35.6 

Total 366 100 379 100 

Age group 

  

  

  

  

  

  

Less than 18 years 2 0.5 1 0.3 

18-25 years 28 7.7 41 10.8 

26-35 years 56 15.3 96 25.3 

36-45years 88 24 140 36.9 

46-55years 144 39.3 67 17.7 

56-65years 43 11.7 29 7.7 

66 years above 5 1.4 5 1.3 
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Total 366 100 379 100 

Marital status 

  

  

  

  

Married 306 83.6 322 85 

Single 44 12 50 13.2 

Divorced 4 1.1 4 1.1 

Widowed 12 3.3 3 0.8 

Total 366 100 379 100 

Occupation 

  

  

  

  

  

  

  

  

  

Civil service 70 19.1 90 23.7 

Trading/business 134 36.6 119 31.4 

Professional practice  61 16.7 56 14.8 

Unemployed 2 0.5 3 0.8 

Retired/pensioner 13 3.6 12 3.2 

Artisan 56 15.3 67 17.7 

Student 21 5.7 18 4.7 

Farming 1 0.3 12 3.2 

others 8 2.1 2 0.5 

Total 366 100 379 100 

Literacy level 

  

  

  

  

  

  

Postgraduate 56 15.3 25 6.6 

First degree/HND 105 28.7 124 32.7 

National diploma 62 16.9 79 20.8 

Secondary 110 30.1 130 34.3 

Primary 25 6.8 18 4.7 

None 8 2.2 3 0.8 

Total 366 100 379 100 

Respondent’s tribe 

  

  

  

  

Yoruba 263 71.9 263 69.4 

Hausa 6 1.6 13 3.4 

Ibo 70 19.1 85 22.4 

Others  27 7.4 18 4.7 

Total 366 100 379 100 

Average monthly 

income  

Low income N25,000-

N50,000 133 36.3 150 39.6 

  

  

  

Middle income 

N50,001-N150,000 70 19.1 178 46.9 

High income N150,001-

Above 163 44.6 51 13.4 

Total 366 100 379 100 

Tenure 

  

  

  

  

Less than 5 years 114 31.1 139 36.7 

5-10years 116 31.7 142 37.5 

More than 10 years 134 36.6 97 25.6 

Others 2 0.5 1 0.3 

Total 366 100 379 100 

Source: Field survey, 2016. 
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Figure 4. 63: Respondents’ Household sizes. 

  

  

Figure 4. 64: Respondents’ Gender distribution. 
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Figure 4. 65: Respondents’ Age Grouping 
 

 

Figure 4. 66: Respondents’ Marital status           Figure 4. 67: Respondents’ Occupation. 
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Figure 4. 68: Respondents’ Literacy level.                Figure 4. 69: Respondents' Tenure. 

 

 

Figure 4. 70: Respondents’ Ethnic Grouping. 
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Figure 4. 71: Respondents’ Income Distribution. 

4.3.1. Respondents’ Household sizes.  
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population. The least popular household size is that which is made up of more than 13 persons 

(1.3%). 

4.3.2 Respondents’ Gender Distribution.  

Analysis of the research questionnaires as presented in table 4.25, shows that male headed 

households are higher than female in Ibeju-Lekki peri-urban settlements. Home ownership among 

men is 60.9% against the recorded 39.1% among female. Male headed households were also more 

pronounced in Ikorodu peri-urban settlements. They constitute 64.4% while female headed 

household was 35.6%.  

4.3.3 Respondents’ Age Distribution. 

The most predominant age groups of respondents In Ibeju-Lekki as presented in Table 4.25 were 

46-55 years (39.3%).  Their occupations were public service, professional practice and they also 

dominate the business ownership sector of the population. Other common age groupings are within 

26-36 years (15.3%), 36-45 years (24%) and 56-65 years (11.7%).  These two groups constitute 

traders, artisans and civil servants. Most age groups under twenty five are less than 18 years (0.5%) 

and 18-25years (7.7%). They constitute the students population in the peri-urban. Least age groups 

are people more than 66 years (1.4%) and dependents’ population constituting the artisans from 

neighbouring rural areas. The commonest age group among the sampled household heads in 

Ikorodu peri-urban settlements is within 36-45 years (36.9%) while the least age group was of 

people less than 18 years (0.3%). Other notable age groups in the peri-urban 26-35 years (25.3%), 

46-55 years (17.7%), 18-25 years (10.8%), 56-65 years (7.7%) and above 66 years constituting 

1.3%. 
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4.3.4 Respondents’ marital status.   

Table 4.25 presents 83.6% of the population as married while 12% were single and 4.4% widowed 

and divorced. The prevalent occupations among the married population are trading and 

professional practices. The singles were mainly students and artisans. Predominant marital status 

in Ikorodu peri-urban among the sampled population is the married group made up of 85% (Table 

4.27) while others were either single (13.2%), widowed (1.1%) or divorced (0.8%).  

4.3.5 Respondents’ occupation.  

Trading and commercial enterprises are the commonest occupation of Ibeju-Lekki peri-urban 

residents. 36.6% of the population is engaged in this category of occupation. 19.1% of the 

population is civil servants because of the location of many government parastatals in the peri-

urban. Professional practices and artisan work constitute the third of the population having 16.7% 

and 15.3% respectively. Students comprise 5.7% and retirees 3.6%. Unemployed (0.5%) and 

farmers (0.3%) have almost insignificant contribution in the occupational capacity in the peri-

urban. On the other hand, informal trading (31.4%), civil service (23.7%) artisans (17.7%) and 

professional practice (14.8%) are the prevailing occupations in Ikorodu peri-urban settlements in 

the order of arrangement. Other populations were distributed in less dominant occupations like 

studying (4.7%) and farming (3.2%). Unemployed (0.8%) and retirees (3.2%) were the least 

among the household heads as shown in Table 4.25. 

4.3.6 Respondents’ Level of literacy.  

As shown in Table 4.25, illiteracy level in peri-urban settlements of Ibeju-Lekki is very low, the 

total is 2.2% of the sampled population size. People with secondary school education are 30.1% 

and constitute the highest, people with a first degree and postgraduate education are 28.7% and 

15.3% respectively. Diploma education constitutes about 16.9%. There exists a reasonable literacy 
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level in Ikorodu peri-urban settlements. Highest level of literacy was first degree, diploma and 

secondary school certificate having 32.7%, 20.8% and 34.3% respectively. Illiteracy level in the 

peri-urban was minimal at 0.8%. However, primary and postgraduate education was 4.7% and 

6.6% respectively.  

4.3.7 Respondents’ Ethnic composition. 

The Yoruba ethnic group constitutes the largest portion of the population in Ibeju-Lekki peri-urban 

settlements, it is 71.9%. As illustrated in Figure 4.25, the Ibo tribe is 19.1% while other minorities 

comprise 7.4%. Hausa tribe is the least represented in the peri-urban. Ikorodu peri-urban is 

dominated by the Yoruba ethnic group (69.4%). Hausa are not well represented in the household, 

a total of 3.4% constitute this group while the Ibo tribe and other unknown tribes constitute 22.4% 

and 4.7% respectively (table 4.27).  

4.3.8 Respondents’ Income groupings.  

Contrary to the belief that most peri-urban is mainly dominated by the low income group and the 

middle income group, the predominant income group as captured by the research instrument 

(Table 4.25) in Ibeju-Lekki peri-urban settlements was the high income group earning above 

N150,000.00 monthly. This income group constitutes 44.6% of the entire population and lives 

mostly in exclusive gated housing developments built and managed by the private developers and 

government-led housing.  The low income group earning N25, 000.00-N50, 000.00 and living 

mostly in informal buildings and self-built housing is 36.3% of the peri-urban population and the 

middle income earning N50, 000.00-N150, 000.00 constitute 19.1%. Corroborating findings by 

Mutua (2013), the middle income earners are the most predominant in income capacity in Ikorodu, 

earning between N50, 000.00 to N150, 000.00 on a monthly basis. 46.9% of the total population 
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sample was made up of this group while the low income group was 39. 6% of the respondents. 

High income earners were just 13.4% of the population.  

4.3.9 Respondents’ Housing Tenure. 

The field survey analysis presented in Table 4.25 shows that 37.1% of the population has been 

living in the peri-urban more than ten years.  31. 7% and 31.1% have lived there between 5-10 

years and less than ten years respectively. This trend shows that rapid housing development has 

been primarily within the past ten years in Ibeju-Lekki. The longest time most people have lived 

in Ikorodu peri-urban settlements was within a period of five to ten years (37.5% of the 

population). Also 36.7% of the household sampled have lived in the peri-urban of Ikorodu less 

than five years. 25.6% have lived there more than ten years. It could be inferred from this analysis 

that rapid development in Ikorodu has been within the past ten years.  

 

TEST OF HYPOTHESIS 

H2      Housing typology is influenced by residents’ socio-economic attributes. 

Table 4.26: Test of correlation between housing typologies and respondents’ socio-economic 

attributes in the study area.  
 VARIABLES 

 

SUB 

VARIABLES 

PEARSON 

CORRELATION 

P-VALUE INFERENCE 

Ibeju-Lekki Housing 

typologies vs 

respondents’ 

socio-economic 

attributes 

Income 

 

 

 

Literacy 

group 

 

 

 

Ethnic group 

-0.205** 

 

 

 

0.043 

 

 

 

 

0.061 

 

0.000 

 

 

 

0.410 

 

 

 

 

0.242 

There is a significant 

negative linear 

relationship between 

the two variable. 

 

There is no significant 

correlation between 

the two variables 

 

There is no significant 

correlation between 

the two variables 

Ikorodu Housing 

typologies vs 

respondents’ 

Income 

 

 

 

-.132** 

 

 

 

0.01 

 

 

 

There is a significant 

negative linear 

relationship between 

the two variable. 
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socio-economic 

attributes 

 

 

 

Community 

 

 

 

 

Ethnic group 

 

 

 

0.138** 

 

 

 

 

-0.144** 

 

 

 

 

0.007 

 

 

 

 

0.005 

 

 

There is a significant 

correlation between 

the two variables. 

 

There is a significant 

negative linear 

relationship between 

the two variables. 

 

 

4.3.10 Statistical test of correlation between housing typologies and respondents’ 

socio-economic attributes 

The test of correlation (Table 4.26) between housing typologies and respondents’ socio-economic 

attributes shows that income is the only attribute having  significant relationship with housing 

typologies in Ibeju-Lekki (-0.205** P<0.000 ). Meanwhile, in Ikorodu, income, community and ethnic 

group show significant relationships with housing typologies (-0.132** P<0.10; 0.138** P< 0.05; -

0.144** P<0.005 in Ikorodu).  Therefore, housing typologies is influenced by respondents’ socio-

economic attributes in the study area. This implies that respondents’ income, ethnicity, ethnic group 

and community have impact on the physical characteristics of housing in the case studies, thus 

validating findings by Pradoto (2001), 

  

H3 Residential segregation (gated Houses) is influenced by residents’ socio-economic 

attributes. 

4.3.11 Statistical test of correlation between residential segregation and respondents’ 

socio-economic attributes 

Tribe, income and education are the primary factors driving residential segregation in Ibeju-Lekki 

and Ikorodu as shown in the correlation test in Tables 4.27.  
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Table 4. 27: Test of correlation between residential segregation and respondents’ socio-

economic attributes in the study area.  

LOCATION TEST VARIABLES 

 
SUB 

VARIABLES 

PEARSON 

CORRELATION 

P-VALUE INFERENCE 

Ibeju-Lekki Residential 

segregation vs 

respondents 

socio-economic 

attributes 

Tribe 

 

 

 

 

Income 

 

 

 

 

Communities 

 

 

 

 

Education 

-.195** 

 

 

 

 

-.386** 

 

 

 

 

0.098 

 

 

 

 

0.363** 

 

.000 

 

 

 

 

0.000 

 

 

 

 

0.060 

 

 

 

 

0.000 

 

There is a significant 

negative linear 

relationship between 

the two variables 

 

There is a significant 

negative linear 

relationship between 

the two variables 

 

There is no 

significant correlation 

between the two 

variables 

 

There is a significant 

positive linear 

relationship between 

the two variables 

Ikorodu Residential 

segregation vs 

respondents 

socio-economic 

attributes 

Tribe 

 

 

 

Income 

 

 

 

Communities 

 

 

Education 

 

 

Occupation 

-0.164** 

 

 

 

-0.220** 

 

 

 

-0.252** 

 

 

0.219** 

 

 

0.164** 

 

0.002 

 

 

 

0.000 

 

 

 

0.000 

 

 

0.000 

 

 

0.001 

 

There is a significant 

negative linear 

relationship between 

the two variables. 

 

There is a significant 

negative linear 

relationship between 

the two variables. 

 

There is a significant 

negative linear 

relationship between 

the two variables. 

 

There is a significant 

positive linear 

relationship between 

the two variables. 

There is a significant 

positive linear 

relationship between 

the two variables 

**. Correlation is significant at the 0.01 level (2-tailed). 
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c. List wise N=366 

**. Correlation is significant at the 0.01 level (2-tailed). 

b. List wise N=379. 

 

With significance level at 0.001 and 0.000, there exist a significant linear relationship between 

residential segregation by gate and the three notable socio-economic factors. The correlation 

analysis shows there is a significant relationship between residential segregation and respondents’ 

socio-economic attributes in the study area. Tribe, income and education are the major socio-

economic attributes that influence residential segregation in Ibeju-Lekki (-0.195** P<0.01; -

0.386** P<0.01 & 0.363** P<0.01). This signifies that tribe and income influence segregation 

negatively while education have a positive correlation on residential segregation. Meanwhile, in 

Ikorodu peri-urban settlements, tribe, income, community, education and occupation show 

significant relationships with residential segregation respectively (-0.164** P<0.01; -0.220** P< 

0.01; -0.252** P<0.01; 0.219** P<0.01 & 0.164** P<0.01). This hypothesis is valid. It shows that 

residential segregation which means sorting of people in the same community into different groups 

can be influenced by residents’ socio-economic attributes. This can be in terms of people affinity 

to live close to their kinsmen and people of similar socio-economic status. The negative 

relationship implies that segregation induced by ethnicity and income have negative impact as it 

encourages social seclusion of the lower income group from the high income while ethnicity driven 

segregation discourages social inclusion among the heterogeneous population. Causes of 

residential segregation in Lagos peri-urban settlements is similar to that of other peri-urban as 

shown by the investigation on housing segregation by Pradoto (2012).  
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4.4 Analysis of Housing Quality in the study area. 

Housing quality in this study is seen to be three-dimensional. The quality of housing as seen from 

the literature review cannot be analysed in term of the dwelling quality alone, both neighbourhood 

and locational variables contribute to making the quality of housing wholesome. 

 

Table 4.28:  Analysis of Neighbourhood Quality in the study area. 

 Variable 

  

Ibeju-Lekki 

  

Ikorodu 

  

 Neighbourhood  quality 

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

Noise Pollution Frequency Percent Frequency Percent 

Yes 112 30.6 95 25.1 

No 250 68.3 277 73.1 

Neutral 4 1.1 4 1.1 

Missing system 0 0 2 0.5 

Total 366 100 379 100 

Good drainage system  

Yes 119 32.5 70 18.5 

No 243 66.4 304 80.2 

Neutral 4 1.1 2 0.6 

Missing 0 0 2 0.5 

Total 366 100 379 100 

Good waste disposal  

Yes 245 66.9 100 26.4 

No 121 33.1 276 72.8 

Missing system 0 0 2 0.5 

Total 366 100 379 100 

Good road   

Yes 140 38.3 74 19.5 

No 226 61.7 303 79.9 

System  0  0 1 0.3 

Total 366 100 379 100 

Environmental security  

Yes 260 71 167 44.1 

No 103 28.1 211 55.7 

System 3 0.8 1 0.3 

Total 366 100 379 100 

Source; Field survey, 2016. 
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4.4.1 Neighbourhood quality in Ibeju-Lekki peri-urban area.  

Analysis of the questionnaire shows respondents perception to the basic variables that account for 

neighbourhood quality in housing. These variables are noise pollution, good drainage system, 

appropriate waste disposal system, good road and environmental security.  

Noise pollution: Analysis of the field survey shows that 30.6% of the respondents see noise 

pollution as an issue in Ibeju-Lekki peri-urban settlements while 68.3% indicated that they were 

not affected by noise pollution. Observation during the field work showed that residential areas 

close to manufacturing companies are more prone to noise pollution than those developments in 

reserved government areas and gated housing developments by private developers and moderately 

rich individuals.  

Drainage system: Most of housing development in self-help housing development region of Ibeju-

lekki peri-urban settlements lack a good drainage system. As shown in Table 4.28, 66.4% of the 

respondents live in areas prone to flooding and environmental pollution as a result of poor or lack 

of drainage system in their residential areas. Observation shows that this is not the case with private 

developer residential development and government- led housing schemes in the peri-urban area. 

Appropriate drainage systems can be seen in government serviced development like Chois Garden 

in Abijo and also in all exclusive gated residential development in Ibeju-Lekki peri-urban. 32.5% 

shows they have good drainage and 1.1% shows no response. The lack of suitable drainage system 

contributes greatly to vehicular congestion during rainy season in Ibeju-Lekki causing high 

commuting time and reduced productivity. Also dampness could be seen to affect the buildings 

because of the plain terrain in Ibeju-Lekki. 

Waste disposal system: Waste disposal management is a huge burden for peri-urban residents in 

Ibeju-lekki. The locational implication of residential location in this peri-urban is visibly seen in 
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the poor management of waste. 33.1% of respondents’ population is affected by lack of good waste 

disposal system while 66.9% are not affected by lack of good waste disposal system. Even the 

partially developed government schemes in Abijo do not have appropriate waste management, 

only the habitable and improved residential development have an effective waste management.  

Most households are self-help housing resulting in the use of participative community services to 

tackle waste disposal. There exists no government intervention in such areas. But among all, the 

private developer residential developments are well managed in term of waste disposal. 

State of roads: The greater proportion of the residential areas (61.7%) does not have good roads, 

sandy untarred roads are common in most secondary ring roads in Ibeju-Lekki, and also some 

areas have ungraded earth roads resulting in delay in linking the primary highways daily. However, 

both developers initiated gated residential developments and government housing schemes are 

well developed. This constitutes the 38. 3% of the respondents’ population living in areas with 

good roads. 

Environmental security: Environmental security is an issue in few areas in the peri-urban of Ibeju-

lekki. Only about 28.1% of the area under study is affected by poor environmental security. 

Resident participation is deployed in securing most settlements in the peri-urban. Field work shows 

a 71% households affirming to good environmental security in Ibeju-lekki peri-urban. 

 

4.4.2 Neighbourhood Quality in Ikorodu peri-urban area. 

Noise pollution: Analysis of the field survey on Table 4.28 shows 25.1% of the respondents were 

affected by noise pollution while 73.1% were not, 1.1% were indifferent to noise pollution and 

there was two missing system.  
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Drainage system: Drainage system is a great issue in Ikorodu, 80.2% of the respondents were 

affected by poor drainage systems while 18.8% live in places with good drainage. 

Waste disposal system: Good waste disposal system is also lacking in most places in Ikorodu peri-

urban as indicated by 72.8% of the respondents’ population. Only 26. 4% have access to good 

waste disposal system.  

Road: Observation shows that most secondary roads in Ikorodu are not good. Earlier analysis 

showed that graded and ungraded earth road is the prevailing road types in Ikorodu peri-urban 

settlements. 

Environmental security: Among the 379 respondents, 44.1% claimed to have good environmental 

security while 55.7% said there was no environmental security in their neighbourhood. 

  

Figure 4. 72: Lack of drainage in Self-help housing development in Ibeju-Lekki. 
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Figure 4. 73: Well-serviced drainage system in government-led housing and private developer-led 

housing in Ibeju-Lekki. 

 

  

Figure 4. 74: Ungraded earth/dilapidated roads in Ikorodu peri-urban. 
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4.4.3 Locational Quality in the study area.  

The variables to be considered for locational quality in this study are closeness to work, closeness 

to market/CBD, availability of public transport, availability of children school, and availability of 

health facility.  

4.4.3.1 Locational Quality in Ibeju-Lekki peri-urban settlements. 

Closeness to work: A greater percentage of the sampled population has good locational proximity 

to their places of work as indicated by the analysis in Table 4.29. While 85.8% have good 

proximity to work, about 14.2% are affected by their residential location in relation to proximity 

to work. This corroborates Alonso’s access trade off model that says that there is opportunity lost 

and opportunity cost in choosing a residential location in peri-urban settlements. While the cost of 

land may be cheaper in the peri-urban, there is a trade off in commuting time, especially in places 

farther away from the city centre.  

Closeness to the central business district: Locational proximity to the central business district is an 

advantage in the peri-urban. 86. 1% of the sampled population of household heads are seen to be 

close to the markets in the peri-urban while 13.9% are not close to the business district thus 

increasing their frequency of visit to the city centres for basic needs.  

Availability of health facilities: Public health facilities are made available in the peri-urban to serve 

them. But settlements further away from the city centre are denied medical facilities because of 

the cost implication of locating such facilities in areas where housing density is low. Such affected 

areas in Ibeju-Lekki are Arapagi, Eleko and Ibeju. The percentage of the population lacking health 

facility is 10.4% compared to those equipped with health facilities which are 88.5%. There was 

three missing system.  
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Availability of children school: Availability of children school is not a critical issue in Ibeju-lekki. 

Both analyses of the structure questionnaires and interview schedules indicated a 94.3% 

satisfaction with the provision of children schools and only 5.7% indicated a dissatisfaction with 

this factor in the peri-urban. Both government and private schools are evenly distributed in the 

peri-urban settlements. 

Table 4.29: Analysis of Locational Quality in the study area. 

Variable Closeness to work  Frequency  Percent  Frequency  Percent 

Locational quality 

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

Yes 314 85.8 276 72.8 

No 52 14.2 102 26.9 

Missing system 0 0 1 0.3 

Total 366 100 379 100 

Closeness to CBD  

Yes 315 86.1 273 72 

No 51 13.9 104 27.4 

Missing system 0 0 2 0.5 

Total 366 100 379 100 

Availability of public transport  

Yes 284 77.6 318 83.9 

No 81 22.1 59 15.6 

Missing system 1 0.3 2 0.5 

Total 366 100 379 100 

Availability of children school  

Yes 345 94.3 233 61.5 

No 21 5.7 144 38 

Missing system 0 0 2 0.5 

Total 366 100 379 100 

Availability of health facility  

Yes 324 88.5 190 50.1 

No 38 10.4 185 48.8 

Neutral 4 1.1 1 0.3 

Missing system 0 0 3 0.8 

Total 366 100 379 100 

Source: Field survey, 2016. 
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Figure 4. 75:  A medical centre in Ibeju-Lekki  

 

 

Figure 4. 76: Public schools in Ibeju-Lekki 
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Figure 4. 77: Different government and academic institutions in Ikorodu Peri-urban settlements.  

Source: Field survey(2017). 

 

Availability of public transport: Earlier analysis showed a high car ownership in Ibeju-lekki 

making reliance on public transport minimal. About 22. 1% of households see lack of public 

transport as a locational deficiency in Ibeju-Lekki peri-urban while 77.6% are not affected by lack 

of public transport. Observation through the field work shows a high cost of transportation from 

one location to another for those without personal vehicles. 

 

4.4.3.2 Locational quality in Ikorodu peri-urban settlements.  

Closeness to work: The good distribution of government organisations and strategic locations of 

most institutions close to both primary and secondary roads makes it easier for peri-urban residents 

to access their works. A fair percentage of 72.8% of the respondents’ population claimed to have 

good proximity to their works while 26.9% were not.  
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Closeness to market/CBD: A reasonable size of the respondents’ population, 72.0% were favoured 

by the closeness of their residential locations to the central business districts, 27.4% were not close 

to the CBD and 0.5%represents missing systems in the questionnaires.  

Availability of public transport: There exist a good public transportation system both provided by 

the government and individuals as supported by the analysis showing 83.9% claiming to have 

access to good transport and 15.6 % showing they have not. 

Availability of children school: Availability of children school seems to be fairly available in the 

peri-urban of Ikorodu. 61.5% of the sampled households have access to children school. 38.0% do 

not have good presence of children school. 

Availability of health facility: Health facilities were not fairly distributed in the peri-urban, some 

part has access (50.5%) while 48. 8% have not, relying on travelling a long distance for medical 

needs. 

 

Figure 4. 78: A Government owned General Hospital in Ikorodu Peri-Urban settlement. 
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4.4.4 Dwelling Quality in the study area. 

The variable under consideration for dwelling quality in Ibeju-Lekki  and Ikorodu are state of 

disrepair, lot size, state of painting, building design, good openings(window sizes),burglary 

installation, no of rooms per family, toilet type, windows per room(cross ventilation),tiled 

bathroom, tiled kitchen, source of water, electricity supply. Analysis of dwelling quality in the 

study areas is presented in Table 4.30. 

Table 4. 30: Analysis of dwelling quality in the study area. 

State of disrepair Frequency Percent Frequency Percent 

0-5years(Low) 137 37.4 134 35.4 

5 above(High) 229 62.6 245 64.6 

Total 366 100 379 100 

Lots size  

Full 307 83.9 279 73.6 

Not full 58 15.8 98 25.9 

Others 1 0.3 1 0.3 

Missing system 0 0 1 0.3 

Total 366 100 379 100 

State of painting  

Good 272 74.3 242 63.9 

Bad 94 25.7 137 36.1 

Total 366 100 379 100 

Building design  

Modern family house 257 70.2 230 60.7 

Tenement house 109 29.8 148 39.1 

Missing system 0 0 1 0.3 

Total 366 100 379 100 

Good opening  

Yes 339 92.6 334 88.1 

No 27 7.4 44 11.6 

Neutral     1 0.3 

Total 366 100 379 100 

Burglary Installation  

Yes 314 85.8 309 81.5 

No 51 13.9 69 18.2 

neutral 1 0.3 1 0.3 
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Total 366 100 379 100 

Number of rooms  Frequency  Percent  Frequency  Percent 

1-2rm 193 52.7 218 57.5 

3-4rm 172 47 160 42.2 

Missing 1 0.3 1 0.3 

Total 366 100 379 100 

Windows/room  

1 146 39.9 147 38.8 

2 220 60.1 231 60.9 

missing system 0 0 1 0.3 

Total 366 100 379 100 

Toilet type  

Flush 297 81.1 317 83.6 

Pit toilet 69 18.9 61 16.1 

System 0 0 1 0.3 

Total 366 100 379 100 

Tiled bathroom  

Yes 264 72.1 281 74.1 

No 102 27.9 98 25.9 

Total 366 100 379 100 

Tiled kitchen  

Yes 260 71 256 67.5 

No 106 29 123 32.5 

Total 366 100 379 100 

Source of water  

Tap/borehole 272 74.3 322 85 

Well/others 94 25.7 57 15 

Total 366 100 379 100 

Electricity supply  

Yes 256 69.9 306 80.7 

No 110 30.1 72 19 

Missing system 0 0 1 0.3 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

4.4.4.1 Dwelling Quality in Ibeju-Lekki peri-urban settlements. 

State of disrepair: The state of disrepair of the building is high at 62.6% in the sampled buildings. 

Most disrepair were caused by the dampness in most areas causing the painting to wear off. Also 
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the saline water in the area contributes to change in colours of the external finishing. Other states 

of disrepair were seen in broken windows, doors and a leaking roof.  

Lots sizes: 83.9% of houses were built on standard full plots while 15.8% occupy partial plot.  

State of painting: A very good percentage, 74.3% of the buildings observed have good paintings 

while 25. 7% have bad external painting.  

Building design: 70.2% of the buildings observed have modern design while 29.8% have 

traditional tenement house design.  

Window sizes and ventilation: The analysis shows a good natural ventilation as most building have 

cross ventilation aided by the appropriate window sizes.  

Burglary installation: 85.8% of the buildings have burglary installation while 13.9% lack burglary 

installation.  

Rooms per household: 52.7% of the analysis showed that most households have 1-2 rooms while 

47% have 3-4 rooms per household.  

Tiled kitchen and toilets: 71.0% of respondents’ kitchens were tiled and 29.0% untiled in sampled 

houses.  72.1% of the toilets were tiled and 27.9% untiled. This also affects the level of sanitary 

quality in Ibeju-Lekki peri-urban settlement.  

Water supply: The vast majority of the peri-urban residents’ rely on borehole water system. This 

quota is about 74.3%.  25.7% were serviced by well and other sources of water. The quality of the 

water in Ibeju-lekki is poor due to the water table and the type of vegetation that exist there.  

Electricity supply: Electricity is generated through different means by different households. There 

was a sparse distribution of electricity in Ibeju-lekki. Though 69.9% claimed to have electricity 

through the analysis of questionnaires, the reality through in-depth interview revealed that most 
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households though connected to the power supply grid do not have a regular supply while about 

30.1% do not have supply of electricity . 

 

4.4.4.2 Dwelling quality in Ikorodu peri-urban settlements.  

State of disrepair: Lower disrepair was seen in about 35.4% of the houses in Ikorodu peri-urban, 

such houses were less than five years after construction.  High disrepair was observed in about 64. 

6% of the buildings are basically associated with the age of buildings as confirmed through 

interview and observation.  Buildings with high disrepair were mostly aged above five years. Lot 

size: Almost a three quarters (73.6%) of the sampled housing population was on full plot of land.  

25.9% others were built on less than full plots of land. 

State of painting: The state of painting in about 63.9% of the houses were very good showing a 

regular external maintenance. 36.1% of the analysis showed buildings with bad external painting.  

Building design: Modern building designs were more in number than traditional building designs 

in Ikorodu. 60.7% of the buildings analysed had modern design while 39.1% have tenement 

building design especially those built for rental purposes.  

Good openings (Window sizes): 88.1% of the houses have good openings and though not cross 

ventilated because of the position of the openings.  

Burglary installation: A greater percentage (81.5 %.) of the buildings has burglary installation 

while 18.2 percent have no burglary installation. 

Number of rooms per family: The more pronounced rooms per household in the peri-urban were 

1-2 rooms housing unit. About 57.5% of the households belonged to this category. 42.2% of the 

households had 3-4 rooms housing type.  
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Toilet type /Tiled bathroom: Flush toilet installation was commonly seen in the peri-urban than pit 

and other poor quality sanitary method. 83.6% of the toilets were flush toilet system. Also 74. 1% 

of the bathroom were tiled while 25.9% were not tiled.  

Tiled kitchen: Among the kitchens under consideration, 67.5% were tiled while 32.5% were not.  

Source of water: The most regular source of water in Ikorodu is borehole water system dispensed 

through taps, this was present in about 85% of the households.  Other sources of water are well 

and streams in about 15% houses.  

Electricity supply: Supply of regular electricity in Ikorodu is high. 80.7 % of the analysis have 

reliable supply of electricity from the grid and less reliance on alternative sources of electricity 

thus reducing noise pollution. 

 

 

Figure 4. 79:  A typical drainage and local market in Ikorodu peri-urban. 
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4.4.5 Statistical Test of correlation between building materials and   dwelling quality 

in the study area.  

H4 Residential quality depends on building construction materials.  

The correlation analysis presented in Table 4.31 shows there is a significant relationship between 

building materials and dwelling quality in the study area (0.556** P<0.01 in Ibeju-Lekki; 0.441** 

P<0.05 in Ikorodu). Therefore, dwelling quality is influenced by building materials. This is in line 

with findings by Bradley and Putnick (2012) on the influence of building materials on dwelling 

quality. 

 

Table 4. 31: Test of correlation between building materials and dwelling quality in the 

study area. 

LOCATION TEST VARIABLES PEARSON 

CORRELATION  

P-VALUE INFERENCE 

Ibeju-Lekki Mean of building 

materials vs  Mean of 

dwelling quality 

0.556** 

 

0.000 There is a significant 

correlation between 

the two variables. 

Ikorodu Mean of building 

materials vs  Mean of 

dwelling quality 

0.441** 

 

0.000 There is a significant 

correlation between 

the two variables. 
Source: Field survey, 2016. 

 

4.4.6 Statistical Test of correlation between neighbourhood quality, locational quality and   

dwelling quality in the study area.  

H5 Residential quality is influenced by locational and neighbourhood quality. 

Correlation between neighbourhood quality and dwelling quality (Table 4.32) shows there is a 

significant relationship between the two variables (0.239** P<0.01 in Ibeju-Lekki; 0.106* P<0.05 

in Ikorodu). Also there is a significant relationship between the locational quality and dwelling 

quality (0.192** P<0.01 in Ibeju-Lekki; 0.106*P<0.05 in Ikorodu). Therefore, findings show that 
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dwelling quality is influenced by locational and neighbourhood quality in the study area. The 

quality of a dwelling is affected by the environment in which it is located. Housing located in clean 

and infrastructurally efficient environment will attract better residents’ satisfaction in terms of 

quality.  

 

Table 4. 32: Test of correlation between neighbourhood, locational quality and dwelling 

quality in the study area. 

LOCATIONS TEST 

VARIABLES 

PEARSON 

CORRELATION 

P-

VALUE 

INFERENCE 

Ibeju-Lekki Mean of 

neighbourhood 

and locational 

quality vs 

Dwelling quality 

0.236** 

 

0.000 There is a significant 

correlation between the 

two variables. 

Mean 

neighbourhood 

quality vs 

Dwelling quality 

0.239** 

 

0.000 There is a significant 

positive linear relationship 

between the two variables 

Mean Locational 

quality vs 

Dwelling quality 

0.192** 

 

0.000 There is a significant 

correlation between the 

two variables. 

Ikorodu Neighbourhood 

quality vs 

Locational quality 

0.106* 

 

0.040 There is a significant 

correlation between the 

two variables. 

Mean 

neighbourhood 

quality vs 

Dwelling quality 

-0.050 

 

0.337 There is no significant 

positive linear relationship 

between the two variables 

Mean Locational 

quality vs 

Dwelling quality 

-0.095 

  

0.067 There is a significant 

correlation between the 

two variables. 

**. Correlation is significant at the 0.01 level (2-tailed). 

b. List wise N=366. 

** Correlation is significant at the 0.01 level (2-tailed). 

* Correlation is significant at the 0.05 level (2-tailed). 
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4.5 Challenges in management and governance of the study area. 

4.5.1 Development Timeline and Price dynamics in the study area. 
 

The development timeline as presented in the analysis in Table 4.33 indicates that in Ibeju-Lekki,  

44.3%, the highest of development has been between 5-10 years, 30.9% of the development has 

been less than five years and  24.9 %, the least  of development have been over ten years ago. It 

can be deduced from this analysis that the greater part of housing development in Ibeju-lekki peri-

urban settlements has been within the past ten years. The land price dynamics (Table 4.34) also 

show the highest at 5-10% annual increase which was claimed by 65.6% of the respondents.  16.4% 

of the respondents’ population identified 1-5% yearly increase, 18% identified with above 10% 

yearly increase, 0.3% noted unidentified price increases and 3.4% were missing system. 

As shown in the analysis of the field survey in Table 4.33, development timeline in Ikorodu from 

residents’ perception varies. 29% of the respondents indicated that growth in the peri-urban has 

been less than 5 years, 39.6% indicated that development has been between 5-10 years, 29.8% 

claimed over 10 years development trend, 0.9% responses showed no identification with any of 

the timeline while 0.8% were missing systems. Land price dynamics in Ikorodu(Table 4.34) has 

been shown to be most steady at  5-10%  annual increase as indicated by 37.5% the highest of the 

respondents, less than 5 years has 29% respondents,over 10 years has 29.8%, other unspecified 

timeline were 0.9% and missing system was 0.8%. 
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Table 4. 33: Development timeline in the study area.  
   

Variable Ibeju-lekki  Ikorodu  

Development Timeline Frequency Percent Frequency Percent 

Less than 5 years 113 30.9 110 29 

5years-10years 162 44.3 150 39.6 

Over 10 years 91 24.9 113 29.8 

others 0 0 3 0.9 

Missing system 0 0 3 0.8 

Total 366 100 379 100 

Source: Field survey, 2016. 

Table 4. 34: Land Price Dynamics in the study area. 

Variable Ibeju-lekki  Ikorodu  

Land Price dynamics Frequency Percent Frequency Percent 

1-5%yearly increase 60 16.4 89 23.5 

5-10%yearly increase 240 65.6 142 37.5 

10% above yearly increase 66 18 134 35.4 

Others 1 0.3 1 0.3 

Missing System 13 3.4 13 3.4 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

 

Figure 4.80: Development Timeline in Ibeju-Lekki 
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Figure 4.81: Land Price dynamics in Ibeju-Lekki.  
 

 

 

Figure 4. 82: Development Trend in Ikorodu 
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Figure 4. 83: Land price dynamics Ikorodu. 
 

 

4.5.2 Contributors to rapid growth in the study area. 

Table 4. 35: Contributors to rapid growth in the study area. 

Variable Ibeju-lekki  Ikorodu  

Contributors to rapid 

growth.  Frequency Percent Frequency Percent 

Economic policies 237 64.8 188 49.6 

Physical/natural factors 81 22.1 84 22.2 

Environmental factors 36 9.8 70 18.5 

Governmental policies 12 3.3 30 7.9 

Others 2 0.5 2 0.5 

Missing system 5 1.3 5 1.3 

Total 366 100 379 100 

Source: Field survey, 2016. 

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

1-5%yearly
increase

5-10%yearly
increase

10% above yearly
increse

Others Missing System Total

Frequency Percent



205 
 

 

Figure 4. 84: Contributors to rapid growth in Ibeju-Lekki. 

 

 

Figure 4. 85: Contributors to rapid growth in Ikorodu. 
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There are different policy-oriented factors influencing the rapid growth of Ibeju-Lekki peri-urban 

settlements. Economic policies, which are 64.8%, constitute the major contribution to the rapid 

growth of Ibeju-Lekki peri-urban settlements. This includes the policy of the regional government 

to locate vital economic hubs in the peri-urban Table 4.35. Among such are the location of the 

Lekki Free Trade Zone and the proposed Airport facilities in Ibeju-lekki. Also, due to availability 

of land, there has been a relocation of some manufacturing facilities to the peri-urban, this is 

attached to governmental policies and environmental policies which contribute 3.3% and 9.8% to 

the rapid development. Natural factors like the lush vegetation and topography of the areas make 

it ideal for tourism. Thus contributing about 22.1% to the growth of Ibeju-lekki. Many wildlife 

and conservation centres are located in Ibeju-lekki peri-urban because of the availability of natural 

seascape, landscape and topography.   

The most influential factor in the development of Ikorodu has been an economic factor. Considered 

to be at the centre of this is the cost of housing in the city centres and thus the craving by households 

to build their own houses within their financial capacity in the peri-urban. Underlining this is the 

necessity of freedom from the incessant and arbitrary cost of housing in Lagos city centres.  The 

availability of cheaper and affordable lands in the peri-urban made it ideal for housing and 

commercial development. Economic factors contribute 49.6% to the growth of the peri-urban. 

Other contributions came in the form of physical factors (22.2%), environmental factors (18.5%) 

and governmental factors (7.9%). 
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4.5.3 Constraints to land acquisition in the study area. 

Table 4. 36: Constraints to land in the study area. 

Variable Ibeju-lekki  Ikorodu  

Constraints to land Frequency Percent Frequency Percent 

Yes 104 28.4 180 47.5 

No 262 71.6 182 48 

Others 3 0.8 3 0.8 

Missing System 14 3.7 14 3.7 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

Table 4. 37: Source of Land Conflicts in the study area. 

Variable Ibeju-lekki  Ikorodu  

Source of land conflicts Frequency Percent     

Land owners 79 21.6 133 35.1 

The government 54 14.8 73 19.3 

Others (land grabbers) 224 61.2 94 24.8 

Not applicable 9 2.5 16 4.2 

Missing system 0 0 63 16.6 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

Though there were some constraints to land acquisition in Ibeju-Lekki as presented in Table 4.36, 

constraints-free land was more 71.6% in the peri-urban while conflict-ridden land was 28.4%. 

There are various sources of land conflicts as shown in table 4.37, some of which are from land 

owners (21.65%), land grabbers (61.2%), the government (14.8%) and other unspecified 

constraints (2.55%). The most prevailing land constraint in Ibeju-Lekki peri-urban settlements is 

from the land grabbers often having the support of the government to deny the original land owners 

or people that purchased directly from the natives. This activity is also further compounded by 

native land owners selling the same parcel of land to different hands. The less powerful of the 
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buyers are eventually forced to lose the land to the wealthier land grabbers often buying vast land 

that had been previously sold.  

Field survey also shows the presence of land constraints in Ikorodu. 47.5% of the respondents 

claimed there were constraints to land acquisition while 48% had no constraint to land acquisition 

in the peri-urban. 0.8% were indifferent to this issue. Identified sources of land constraints are land 

owners, government and other unidentified sources. The major constraint is from land owners 

which have 35.1%. Government-led constraints was 19.3% and others like land grabbers constitute 

24.8%.  About 4.2% of the respondents were not affected by land constraint issues in Ikorodu peri-

urban settlements.   

 

 

Figure 4. 86: Constraints to land in Ibeju-Lekki 
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Figure 4. 87: Constraints to land in Ikorodu. 

 

 

Figure 4. 88: Sources of land constraints in Ibeju-Lekki. 
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Figure 4. 89: Sources of Land Constraints in Ikorodu. 
 

Table 4. 38: Types of land constraints in the study area.  

Variable Ibeju-Lekki  Ikorodu  

Type of constraints Frequency Percent  Frequency  Percent 

Land speculation problems 38 10.4 40 10.6 

High cost of land 140 38.3 90 23.7 

Inadequate land data  43 11.7 36 9.5 

Problem of obtaining government consent for land 

use/transaction 14 3.8 22 5.8 

High cost of processing building approval 41 11.2 49 12.9 

Problem cause by compulsory government land 

acquisition 35 9.6 17 4.5 

Land ownership problem 52 14.2 47 12.4 

Not applicable 3 0.8 33 8.7 

Missing system 0 0 45 11.9 

Total 366 100 379 100 

Source: Field survey, 2016. 
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Figure 4. 90: Types of Land Constraints in Ibeju-Lekki. 

 

 

Figure 4. 91: Type of constraints to land in Ikorodu. 
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4.5.3.1 Types of Land Constraint in the study area. 

Constraints to land also comes in different shades. As shown by the analysis, the greatest 

constraints to land in the study area come in form of huge cost of land, land conflict, huge cost of 

processing building approval, inadequate land information, land speculation problems and forced 

acquisition by government. This is similar to what is obtainable in peri-urban settlements in other 

African countries (Chirisa, 2010). 

4.5.3.2 Types of Land Constraint in Ibeju-Lekki peri-urban settlements. 

Land speculation problems: The activities of land speculators through the analysis are shown to 

be 10.4% of the constraints of land acquisition in Ibeju-Lekki peri-urban settlements. This activity 

come in the form of the wealthy acquiring vast land at a negligible amount from the original land 

natives before development reaches such areas. The acquired land is kept till the pattern of growth 

and land price dynamics favours the speculators who in turn sell the land at an exorbitant price to 

those in need of land for housing development. Also some of the speculators buy the land to build 

exclusive gated residential development outside the reach of the low income group and only 

affordable to elites. This activity of the speculators is enhanced by the connivance with government 

officials often giving them lead information on the development trend and government proposed 

policy before it becomes executable.     

High cost of land: Through the interview conducted and the analysis of the research questionnaires, 

this factor is the main barrier to housing development in Ibeju-Lekki peri-urban settlements. It 

contributes 38.3% to the constraints and it is primarily fuelled by the activities of land speculators 

engaging in hoarding land for unreasonable gain and profit.  
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Inadequate land data: Land acquired through the native land owners only attract the receipt of 

payment and deed of assignment. Most of these types of land do not possess global certificate of 

occupancy and often leads to conflict with the land owners. Sequel to excision granted by the state 

government, lands that are not under government acquisition have only layout produced by the 

government to avoid high level of informality. The excided lands were not granted further titles 

by the central government. Individuals with such lands will have to pass through two stages of 

regularisation of their building documents. Inadequate land data contribute 11.7% to the land 

constraints in Ibeju-Lekki. 

Problem of obtaining government consent for land use/transaction: This factor contributes 3.8% 

to land constraints in Ibeju-Lekki peri-urban, created by the strong division between the 

regularisation of titles to land acquired from the natives and government. This long bureaucratic 

land processing system has created a huge barrier to land acquisition in Ibeju-Lekki peri-urban 

settlements. 

High cost of processing building approval: The processing fee attached to regularisation of titles 

in Lagos State has impacted greatly on housing development, creating reasons for the growth of 

informality. This factor contributes to the constraint in housing development by 11.2% in the peri-

urban.  

Compulsory government land acquisition: Compulsory acquisition of land belonging to the 

indigenes has robbed them of their inheritance and land meant originally for agricultural purpose. 

Hiding under the land tenure system in Nigeria under which all lands within the spatial boundary 

of a state belongs to the state and thus can be acquired for government use. Many traditional land 

owners have been forcefully evicted from their lands while only few have ended up getting 
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compensation because of the stiff conditions put forward by the government for relocation to less 

important land. This factor contributes about 9.6% to the land acquisition constraints. Most lands 

used for government-led housing development were formerly owned by the natives who ended 

facing displacement after forceful acquisition by the regional government.    

Land ownership problem: Government acquisition by the central government has limited the 

hectares of land under the control of the natives thus causing repeated land ownership conflicts in 

the peri-urban. The government does not have a good mechanism put in place to curb the nefarious 

activities of land speculators and the end results in neo-customary land system.  This factor 

contributes to land constraints in Ibeju-Lekki peri-urban settlements by 14.2%. 

Identified sources of land constraints in Ikorodu peri-urban settlements are land owners, 

government and other unidentified sources. The major constraint is from land owners which have 

35.1%, government-led constraints 19.3% and others like land grabbers 24.8%.  4.2% of the 

respondents were not affected by land constraint issues in Ikorodu. Land constraint in Ikorodu is 

multi-dimensional. But, the weighty ones among the many constraints  in Ikorodu as shown 

through the field survey are huge cost of land(23.7%), high cost of building regularisation(12.9%), 

land ownership problem(12.4%), land speculation(10.6%), inadequate land documentations(9.5%) 

bureaucratic delay in obtaining governments’ approval , forced acquisition by government (4.5%), 

8.7% unspecified responses and 11.9% constitutes  missing systems. 

4.5.3.3 Types of land constraints in Ikorodu peri-urban settlements.  

Identified sources of land constraints in Ikorodu peri-urban settlements are land owners, 

government and other unidentified sources. The major constraint is from land owners which have 

35.1%, government-led constraints 19.3% and others like land grabbers 24.8%.  4.2% of the 
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respondents were not affected by land constraint issues in Ikorodu. Land constraint in Ikorodu is 

multi-dimensional. But, the weighty ones among the many constraints  in Ikorodu as shown 

through the field survey are huge cost of land(23.7%), high cost of building regularisation(12.9%), 

land ownership problem(12.4%), land speculation(10.6%), inadequate land documentations(9.5%) 

bureaucratic delay in obtaining governments’ approval , forced acquisition by government (4.5%), 

8.7% unspecified responses and 11.9% constitutes  missing systems. 

4.5.4 Push and pull factors driving the study area. 

Table 4.39 shows the push and pull factors driving housing development in Ibeju-Lekki peri-urban 

settlements. The major push factors are government acquisition (6%) and forced relocation (1.9%). 

Pull factors are voluntary action prompting relocation to the peri-urban. This constitutes about 

79.8% and the highest of the respondents’ responses. There were 11.2% unspecified factors and 

1.1% missing systems. Among the three notable push and pull factors in Ikorodu peri-urban 

settlements, voluntary relocation to the peri-urban constitutes 66.8% of the pull activities as a result 

of affordable and available land for housing. It is further the major pull factor in the housing 

development in Ikorodu. Push factors are involuntary relocation, according to the field work’s 

analysis, it could be in form of government acquisition or forced relocation. Both push factors 

account for 14.5% and 1.1% respectively in this study as represented in Table 4.39. 

Table 4. 39: Push and pull factors in the study area. 

Variable Ibeju-lekki Ikorodu  

Pull/Push influence Frequency Percent Frequency Percent 

Government 22 6 55 14.5 

Voluntary 292 79.8 253 66.8 

Forced relocation 7 1.9 4 1.1 

Others(specify) 41 11.2 54 14.3 

Missing system 4 1.1 13 3.4 

Total 366 100 379 100 
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Figure 4. 92: Push and pull factors driving Ibeju-Lekki peri-urban. 
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4.5.5 Actors in physical development of the study area. 

Table 4. 40: Actors in Physical development of the study area. 

Variable Ibeju-lekki  Ikorodu 

Actors in Development  Frequency Percent Frequency Percent 

Individuals 263 71.9 267 70.4 

Private developer 20 5.5 26 6.9 

Private/government partnership 28 7.7 27 7.1 

Government 31 8.5 37 9.8 

Others(specify) 24 6.6 13 3.4 

Missing system 0 0 9 2.4 

Total 366 100 379 100 

Source: Field survey,2016. 

 

Figure 4. 94:  Actors in Development in Ibeju-Lekki 
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4.5.5.1 Actors in Physical Development of Ibeju-Lekki peri-urban settlements. 

There are different actors in the physical development of Ibeju-lekki. Notable among these actors 

is individuals, private developers, private and government partnership and, the regional 

government. The roles of each of these actors and their contribution to the physical development 

as gathered through the field interview and analysis of questionnaires in table 4.40 are analysed 

below: 

Individuals: This group of actors is the most active in Ibeju-Lekki peri-urban settlements. They 

contribute to the physical development by 71.9%. This group consists of the native land owners, 

migrants from the city and individuals involved in mixed-used development. 

Private developer: Private developers’ activities in the peri-urban are visible but not as pronounced 

as the activities of private and government partnership because of government policy which brings 

a lot of encumbrances to land acquisition and building plan approval. This group of actors 

contributes 5.5% to the development of Ibeju-Lekki peri-urban. Such projects executed through a 

private developer in Ibeju-Lekki are Mayfair Gardens Estate located at Awoyaya (owned by HFP), 

The Village by Lakowe resort, Meridian serviced estate, Amen estate and Richland gardens.  

Private/government partnership:  Activities of this group of actors are more than that of private 

developers in the peri-urban. It entails a partnership between the government and established 

private organisations. Such projects executed through private/government in Ibeju-lekki are Chois 

Estate located at Abijo. Private and government partnership contributes 7.7% to the physical 

development of Ibeju-lekki.  

Government: Apart from being the policy maker and the enforcing channel through which zoning 

and other control measures are executed, government also participates in physical development of 
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the peri-urban by engaging in diverse development schemes often mixed-use. Based on the 

analysis of the field work, the regional government contributes about 8.5 percent of the total 

contribution in Ibeju-lekki. 

Others actors: Other actors like informal developers, academic institution owners, resort centres 

owners,  small and medium scale business owners also are relevant actors contributing about 6.6% 

to the development of the peri-urban. Such developments are Omu resort in Bogije. 

 

Figure 4. 96: Ongoing government-led residential development in Ikorodu. 
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Figure 4. 97: Omu Resort in Bogije, Ibeju-Lekki.  

 

 

Figure 4. 98: Lakowe Golf Resort.  
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Figure 4. 99: Lakowe Golf Resort shopping complex.  

 

4.5.5.2 Actors in physical development of Ikorodu peri-urban settlements. 

Individuals:  Those seeking land for housing development or commercial development represent 

about 70.4% of the actors in the development and they are the major actors.  

Government:  Involvement in housing development is also noticeable in Ikorodu. Such presence 

is Adegoruwa housing estate in Igbogbo, Oke-eletu millennium housing estate in Ijede and Ibese 

housing estate in Ibese. Chois housing estate in Agbowa, Imota.  Government activities in 

development are 9.8% as shown in the analysis of the research instrument in Table 4:41.  

Private/government partnership: 7.1% of the development in Ikorodu is attributed to the private 

and government partnership. Such development in Ikorodu peri-urban is Chois Housing Estate in 

Agbowa. Imota in Ikorodu.  
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limits pedestrian and vehicular movement thus contributing to traffic congestion. The impact of 

flooding during raining season in Ibeju is overwhelming. The analysis shows it has an impact 

factor of 33.6%.  

B. Industrial pollution: Ibeju-lekki is a home for some manufacturing and industrial activities thus 

creating both air pollution and water pollution through discharges into the water bodies. The 

impact of industrial pollution is however minimal as shown through the analysis. Among the 

different challenges, this factor is seen to contribute by 2.7% to environmental challenges in Ibeju-

lekki peri-urban. Most sources of water are mostly polluted through arbitrary discharges of 

effluents into them.  

C. Traffic congestion: Massive migration to Ibeju-Lekki peri-urban because of housing challenges 

and the poor state of secondary roads is the major causes of traffic congestion in the peri-urban. 

This factor usually impact negatively on the daily commuting hours in the peri-urban. 

 

Figure 4. 100:  Flooded road and traffic congestion at early peak hours in Ibeju-Lekki.  
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Socio-economic challenges:  The major socio economic challenges in Ibeju-Lekki peri-urban are 

lack of social facilities (9 %), lack of affordable land for housing (7.9 %), inflation in cost of 

commodities (37.7 %) and Escalation of land price (24.6 %).  

A. Lack of social facilities: Observation through the field survey shows a disproportionate growth 

of social facilities like banking with the development of the peri-urban. Most household still rely 

heavily on the city centre for use of such facilities. This factors among other factors identified by 

the respondents and through the observation schedule as challenges to growth and management 

9%.  

B. Lack of affordable land for housing and escalation in the cost of land: These two factors 

contribute 7.9% and 24. 6% respectively to the challenges in the peri-urban of Ibeju-Lekki, fuelled 

by the activities of land speculators and the creation of high end gated communities driving the 

cost land higher.  

C. Inflation in cost of commodities: The creation of rich elite communities in the peri-urban has 

driven cost of consumable commodities up in Ibeju-Lekki peri-urban, also the cost of travelling to 

the city centre for supply is factored into the final consumer prices by the retailer thus increasing 

the prices of regular commodities. This constitutes 37.7% of the challenges. 

Institutional challenges: The prevailing institutional challenges in Ibeju-Lekki are lack of 

infrastructure development, land tenure conflicts, high level of informal development, and cost of 

land security. 

A. Lack of infrastructure development: The rapid development of Ibeju-lekki outpace the capacity 

of the regional government in provision of infrastructural facilities. Having earmarked the peri-

urban for non-residential purpose originally coupled with the inefficiency of the planning authority 
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to carry out timely reclassification of the emerging new towns from rural to urban in order to match 

the pace of growth. Peri-urban settlements suffer from high end neglect from the government. This 

is major institutional failure in Ibeju-Lekki peri-urban settlements. Most of the communities lack 

basic facilities like water supply, electricity, medical facilities and children in school. Analysis of 

the field survey through a questionnaire in Table 4.42 indicates the impact of this challenge by 32. 

8 %.  

B. Land tenure conflict: A fragile relationship exists between the land natives and the regional 

government because of the continuous forced acquisition of land by the government often leaving 

the original land owners deprived of their inheritance.  Ibeju-Lekki peri-urban settlements suffer 

from land conflict. As gathered through the interview sessions, the original land owners feel 

deprived and not well compensated for their rights. Many land conflicts have resulted in loss of 

lives, both of government officials and among the land owners.  

C. High-level of informal development: The double standard system of land ownership in Ibeju-

lekki is having its manifestation on the developments on lands not under the direct control of 

government. The cumbersome regularisation system put in place for self-help housing has pushed 

most household into informal developments in the peri-urban.  

D. Cost of land security: land security in any urban system is through regularisation of building 

documents with the planning arm of the government. The lengthy processing time and the cost 

attached to assessment often discourage most migrants from attending to proper documentation of 

their land hence increasing informality. Informality at the end also breeds slum development.  
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4.5.6.2 Projected development-oriented challenges in Ikorodu peri-urban settlements. 

As enumerated in the analysis of the field survey, rapid development in Ikorodu peri-urban 

settlements also attracts some developmental challenges.  Challenges in the peri-urban are 

motivated by institutional, socio-economic and environmental factors. Recognised institutional-

driven challenges in the peri-urban are lack of infrastructural development (27.7%), inadequate 

social facilities (12.9%) and high cost of land security (18.2%). Socio-economic-driven challenges 

are inflation in the cost of commodities (25.6%), escalation of land price (44.3%), lack of 

affordable land for housing development (11.9%) and land tenure conflicts (7.1%).  Environmental 

challenges in Ikorodu are flooding (15.3%), traffic congestion (11.3%), industrial pollution (2.9%) 

and the high level of informal housing development (3.4%). 

 

Table 4. 42: Environmental and socio-economic challenges in the study area. 

Variable Ibeju-lekki  Ikorodu  

Challenges to rapid development Frequency Percent Frequency Percent 

Environmental problem 146 39.9 71 18.7 

Lack of infrastructural development 120 32.8 105 27.7 

Social facilities 33 9 49 12.9 

Lack of affordable land for housing 29 7.9 45 11.9 

Land tenure conflicts 9 2.5 27 7.1 

High level of informal development 9 2.5 13 3.4 

Cost of land security 20 5.5 69 18.2 

Total 366 100 379 100 

Source: Field survey, 2016. 

 



227 
 

 

Figure 4. 101: Development-oriented challenges in Ibeju-Lekki. 

 

 

Figure 4. 102: Development-oriented challenges in Ikorodu. 

0

100

200

300

400

500

600

700

800

Frequency Percent

Challenges to rapid development in Ibeju-lekki

Environmental problem Lack of infrastructural development

Social facilities Lack of affordable land for housing

Land tenure conflicts High level of informal development

Cost of land security Total

71
18.7

105

27.7

49

12.9

45

11.9

69

18.2

379

100

0

100

200

300

400

500

600

700

800

Frequency Percent

Environmental problem Lack of infrastructural development Social facilities

Lack of affordable land for housing Land tenure conflicts High level of informal development

Cost of land security Total



228 
 

4.5.6.3 Planning-related challenges in the study area. 

Table 4. 43: Challenges to planning management in the study area. 

Variable Ibeju-lekki  Ikorodu 

Planning challenges Frequency Percent Frequency Percent 

Land ownership problems 43 11.7 87 23 

Huge cost of land regularisation 267 73 147 38.8 

Inadequate data pertaining to land 25 6.8 54 14.2 

Bottleneck in getting land titling 24 6.6 62 16.4 

Land speculation problems 7 1.9 29 7.7 

Total 366 100 379 100 

Source: Field survey, 2016. 

Planning in the peri-urban has its challenges both from the residents and the system that created 

the policies. There are several challenges to planning in Lagos peri-urban but found to be peculiar 

to Ibeju-lekki through the field work and presented in table 4.43 are landownership problems 

(11.7%), land speculation problems (1.9%), land titling (6.6%), and inadequate land data (6.8%). 

Among these, the greatest challenges to planning are the responses of households to regularisation 

as a result of the high cost attached by the central government (73%). Also, land under excision 

belonging to the natives lacks detailed data and end up being problematic for those that acquire 

them for residential purpose. It is common to see different families claiming ownership to same 

piece of land because of limited land information hence posing to be problematic for the planning 

officials.  

Planning and policy execution in Ikorodu peri-urban settlements are faced with many challenges 

in Ikorodu. The most felt challenges as shown by the field work were uncontrolled land price, land 

conflicts, land titling, inadequate land data and land speculation. Uncontrolled land price and land 

conflict are the major challenges to planning in Ikorodu, having contributed 38.8% and 23% 

respectively (Table 4.43). The least challenge faced in Ikorodu is land speculation having 7.7%. 
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Figure 4. 103: Planning-related challenges in Ibeju-Lekki.  
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4.5.7 Development intervention strategy in the study area. 

The results of the field work in-depth interviews and questionnaires show that some factors are 

deemed necessary for an effective development strategy. Interviewed for this section were 

government representatives in planning offices, private developers and the community leaders. 

Analysis of the interview sessions is presented in Table 4.44.  

Table 4. 44: Development intervention strategy in the study area.  

Variable Ibeju-lekki  Ikorodu  

Development intervention strategy Frequency Percent     

Zoning 95 26 82 21.6 

Implementation of master plan 38 10.4 96 25.3 

Effective town planning office 165 45.1 129 34 

Provision of updated master plan 36 9.8 41 10.8 

Provision of well-trained human resources 32 8.7 30 7.9 

others 0 0 1 0.3 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

4.5.7.1 Development intervention strategy in Ibeju-Lekki peri-urban settlements.  

A. Zoning: As shown through the analysis, the strength of zoning as a planning tool is 26%. This 

implies the strict adherence of spaces in urban development to the earmarked purpose. It was noted 

through the interview that defaulters to this are both the central government and individuals. Seen 

through the field work were converted spaces to purposes contrary to those set out in the master 

plan. Zoning if well executed is a tool for shaping urban space and for enforcing a sustainable 

cities.  

B. Implementation of the master plan and the provision of an updated master plan: Further shown 

to be problematic in the planning policies in Ibeju-lekki is deviation from the master plan. Findings 

through this field work show that there is no regular update of the master plans in Lagos. The 
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existing master plan for the Lagos metropolitan region was last updated in the year 2000, showing 

lapses of sixteen years of uncaptured development in Ibeju-lekki peri-urban.  There is need for 

regular update of the master plan to capture the trend and pattern of development and its effects 

on the master plan.  Availability of updated master plan and the implementation according to the 

analysis of field work response will improve development strategy by 9.8% and 10.4% 

respectively.  

C. Effective town planning office and well trained human resources: Though Ibeju-Lekki have a 

make shift mobile planning office, limited services are delivered in such offices in Ibeju-Lekki. 

The analysis of the survey shows that availability of an effective town planning office and well 

trained human resources will enhance development strategy by 45.1% and 8.7% respectively.  

 

4.5.7.2 Development Intervention Strategy in Ikorodu peri-urban settlements. 

The in depth interview conducted with the planning and government officials, and the analysis of 

questionnaires gave a good understanding of the planning policy needed to address the challenges 

faced by planning in Ikorodu. Such enumerated policy interventions were zoning, provision of an 

updated master plan, implementation of master plan, effective town planning office and provision 

of well trained in planning human resources both for office and field work. Observation shows that 

an effective town planning office is lacking in Ikorodu thus accounting for the need as suggested 

by 25.3% and also the equipment with well-trained planning professional by 7.9%.  Also having 

an updated master plan constitutes 10.8% and its implementation constitutes 25.3%.  These are 

significant policy intervention to curb the challenges to management of the peri-urban. Zoning, a 
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tool for effective management of urban space is another intervention tool for enforcing space 

allocation. The need for this intervention is 21.6% as enumerated in the research instruments. 

  

 

Figure 4. 105: Mobile planning office in Ibeju-Lekki. 
 

 

4.5.8 Trend of development in the study area.  

Analysis of the field survey in Table 4.46 shows that land price dynamics tend to increase in Ibeju-

Lekki and growth forecast is shown(Table 4.45) to appreciate as indicated by 98.1 %, to depreciate 

as indicated by 1.6% and consistent as indicated by 0.3% of the sampled households. 

Developmental growth of Ikorodu is seen to appreciate as indicated by 82. 3%, depreciate by 

11.6%, consistent trend for 5.5% of the respondents and unspecified trend by 0.5%. The land price 

dynamics are expected to appreciate as noted by 91% of the residents, depreciate as indicated by 

3.7% of the sampled population as shown in the analysis. 
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Table 4. 45: Growth forecast in the study area.  

Variable Ibeju-Lekki   Ikorodu   

Future growth forecast Frequency Percent Frequency Percent 

Appreciate 359 98.1 312 82.3 

Depreciate 6 1.6 44 11.6 

Consistent trend 1 0.3 21 5.5 

Others 0 0 2 0.5 

Total 366 100 379 100 

Source: Field survey, 2016. 

Table 4.46: Land price forecast in the study area. 

Variable Ibeju-Lekki  Ikorodu  

Land price forecast Frequency Percent Frequency Percent 

Appreciate 360 98.4 345 91 

Depreciate 1 0.3 14 3.7 

Neutral 5 1.4 20 5.3 

Total 366 100 379 100 

Source: Field survey, 2016. 

 

 

Figure 4. 106: Potential Trend of development in Ibeju-Lekki. 
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Figure 4. 107: Land price forecast in Ibeju-Lekki. 

 

 

Figure 4. 108: Growth potency in Ikorodu peri-urban. 
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Figure 4. 109: Projected land price dynamics. 
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CHAPTER FIVE 

SUMMARY, CONCLUSION AND RECOMMENDATIONS 

This chapter presents the summary of the findings in study areas. Inferences are drawn from the 

comparisons of the findings in the two peri-urban locations. The findings are shown in order of 

the objectives of this study.  

5.1 SUMMARY OF FINDINGS 

Objective 1: To identify the drivers of housing development in peri-urban settlements of 

Lagos State.  

Findings show that seven dominant factors were considered to be driving housing developments 

in Ibeju-Lekki and Ikorodu peri-urban settlements. In Ibeju-Lekki, the primary drivers are land 

affordability, better environment for living and closeness to work. Secondary drivers in Ibeju-

Lekki were property investment, closeness to kinsmen, employment and low cost of living. In 

Ikorodu, the primary drivers are low cost of living, land affordability and availability of 

employment. Secondary drivers in Ikorodu are closeness to work, closeness to kinsmen, study, and 

property investment.  

The major categories of drivers of housing development in Ibeju-Lekki peri-urban settlements as 

indicated by factor analysis loading are availability and affordability of conflict-free tenure land, 

proximity and good transportation links and a better environment. In Ikorodu, the major categories 

of drivers of housing development are socio-economic benefits, better environment for living and 

good transportation links. 

Socio-economic benefits and challenges of residential locations in the study area: The common 

benefits of residential location in Ibeju-Lekki peri-urban settlements are quality environment for 

living and the potential for economic growth. The most considered benefits of residential location 
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in Ikorodu peri-urban settlements are potential for economic growth and effective environmental 

quality. In both locations, the most prevailing challenge to residential location was poor 

infrastructural development. Benefits of residential location in Ibeju-Lekki peri-urban settlements 

can further be divided into three according to the factor analysis loading. The three benefits are 

ease of linkage, socio-economic benefits and socio-cultural ambience. Classes of challenges to 

residential location in Ibeju-Lekki as shown by the factor analysis test are socio-cultural 

challenges, inadequate and poor infrastructural development and transportation problem. In 

Ikorodu peri-urban settlements, classes of benefits are proximity or ease of linkage, socio-

economic benefits and socio-cultural benefits. Categories of challenges are socio-cultural 

challenges, poor infrastructural development, transportation problem and poor environmental 

quality  

Socio-economic benefits of enterprise location in the study area: Findings indicate the presence of 

many enterprises in the study area. In Ibeju-Lekki peri-urban settlements, the commonest 

enterprises are government work, retailing and hospitality. But in Ikorodu, the commonest 

enterprises are government services, retailing and local craft. Among the respondents, 60.4% 

found Ibeju-Lekki beneficial to their business while 30.3% found the location not beneficial to 

their business. In Ikorodu, 85.5% had business locational benefit while a smaller population of 

13.7% found no benefit. 

In Ibeju-Lekki, the common benefits in the peri-urban settlements are ease of transportation to the 

place of work, good customer base, little competition and affordable land for business location. 

The benefits are classified in order of relevance. The most relevant benefits in Ikorodu peri-urban 

settlements are high customer base, ease to place of work and little competition. This implies that 

Ikorodu peri-urban is more commerce driven than Ibeju-Lekki peri-urban.  
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Objective 2: To analyse the characteristics of different housing types in the selected peri-

urban settlements. 

In this section, the roles of peri-urban settlements in the study area, in housing development are 

summarized.  The peri-urban settlements have played a good role in ameliorating housing 

challenges in urban Lagos. Analysis of the land use maps, the aerial photographs and secondary 

data gave an insight into the depth of residential developments in the study area from 1980 till 

date. Detailed analysis and findings have shown there has been residential developmental changes 

from 1980 to 2016. Pre-1980, there was no residential development in Ibeju-Lekki.  From 1980-

2000, a total of 4,049.27 hectares of Ibeju-Lekki land was converted to residential development. 

By year 2000, 6,932.13hectares of land was used for residential development. 

In year 2002, 11,243 hectares was developed for residential purpose. In year 2006, the hectares of 

land used for residential development was 12,450.40. Current hectares used for residential 

development in Ibeju-Lekki is 22,770.00. The housing development pattern in Ikorodu peri-urban 

settlements has been more intense than that of Ibeju-Lekki peri-urban settlements. The pre-1980 

shows a hectare of 622.23 developed for residential purpose. From 1980-2000, total hectares of 

8,799.78 was developed, in year 2000, it was increased to 12,492.33 hectares. By year 2002, the 

residential development covered 17, 972 hectares of land. The timeline under consideration in this 

study is between year2006 and 2016. In year 2006, 12,713.57 hectares of residential developments 

was recorded. Residential development currently in Ikorodu is 26,389. 35 hectares.  

Settlement typologies in the study area: Findings show five settlement patterns exist in Ibeju-

Lekki. They are linear settlement, cluster settlement, leap frog development, linear settlement and 

massive mixed-use development. Linear developments grew along the highways and secondary 
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roads, also in response to topographical limitations. Cluster settlements developed around public 

facilities and commercial activities. Leapfrog development is uneconomical developments around 

industrial areas. The massive mixed-use developments introduced mixed-use residential and 

commercial in the study area. There are two major settlement patterns in Ikorodu and they are 

cluster settlement and massive mixed-use development. Both study areas grew mostly by massive 

mixed-use housing development. 

Housing typologies in the study area:  Ten different housing typologies were identified in both 

Ibeju-Lekki and Ikorodu peri-urban settlements. They are single family bungalow unit, single 

family storey housing, two family semidetached bungalow, two family semi-detached storey 

building, semidetached duplex, blocks of flats, single unit traditional housing, and tenement 

housing. Among these, commonest housing type in Ibeju-Lekki was the single family bungalow 

housing and single family storey building constituting 76.2% and 11.5% respectively.  These were 

also the commonest in Ikorodu but occurring at a lower frequency of 47.2% and 13.2% 

respectively. The least occurring building types in both locations were the tenement and single 

traditional housing.  

Statistical validation of data was done using the statistical tool of correlation: The test shows that 

housing typology is affected by socio economic attributes of the residents. In Ibeju-Lekki, the 

major socio-economic attribute that affects housing typology is income with a p-value of 0.000 

and Pearson correlation of -0.205, it shows a significant negative linear relationship with housing 

typology. The implication of this is that the less the income, the less the quality and standard of 

housing typology that can be assessed. In Ikorodu, major socio economic attributes that affect 

housing typology are income, community and ethnic group.  
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Rooms per housing unit and rooms per dwelling: In housing developments in Ibeju-Lekki, the 

commonest type of households units per building was the 7-8 units, 0-2 grouping was the least. 

The commonest rooms per household in Ibeju-Lekki housing were 3-5 rooms. In Ikorodu, the 

commonest type of housing units per building was 0-2 units per dwelling and the commonest type 

of rooms per household was 3-5 rooms. Both locations have contrasting characteristics in terms of 

housing units and rooms per dwelling.   

Housing occupancy and ownership status: Housing Occupancy in Ibeju-Lekki shows that full 

family occupation was 56% while part family and part rented occupancy were 44%. Self-owned 

housing units were 58.7%, family built housing was 21% and tenant housing was 16.4%. Housing 

occupancy in Ikorodu has a different distribution, full family occupation is less, 41.4%, majority 

of 57.8% were for part rented housing occupation. Self-built and owned housing was also less in 

Ikorodu.  

Building construction materials: There were no significant differences in the use of building 

materials in both Ibeju-Lekki and Ikorodu peri-urban settlements. The majority of the housing 

developments were constructed with conventional building materials like cement sandcrete blocks, 

aluminium burglary proof windows, mostly wooden panel internal doors and steel external doors. 

Limited in use are louvre and wooden windows in both locations. Also aluminium roofing is the 

commonest in both peri-urban settlements of Ibeju-Lekki and Ikorodu. Thatch roof was sparingly 

used in Ibeju-Lekki by the natives in fishing and coconut farming. 

Most secondary roads are either graded earth road, ungraded earth road. Only few secondary roads 

in both locations are tarred. However, few buildings among self-help housing were built with 

traditional building materials like mud block, thatch roofing sparingly in the peri-urbans. Both 

government-led housing and developer-led housing rely much on the use of conventional building 
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materials, the findings show no trace of alternative building materials for the mentioned housing 

initiatives in the peri-urban.  Advocacy for housing policy that promotes the use of alternative 

building materials by the government and private developers will aid housing affordability in the 

peri-urban.    

Informality in the study area: The variables considered for informality in housing are the building 

setbacks, availability of building regularisation documents and state of building design. Findings 

show a fair conformity with setback within buildings than gate set back from the main road in both 

peri-urban settlements. The findings show that 75.7% of housing in Ibeju-Lekki were developed 

with full plot of land while 24.3% were built on unstandardized plots of land. Analysis of the 

building regularisation documents had the major building regularisation documents obtained by 

people as the receipt of land purchase. More household heads in Ibeju-Lekki are more regulation 

inclined than those in Ikorodu by the virtue of availability of more building regulation documents.  

 

Residential segregation in the study area: Residential segregation is affected in both peri-urban 

settlements by socio-economic attributes of the residents. Ibeju-Lekki, the major socio-economic 

attributes that affect housing segregation are income, tribe and education. In Ikorodu, income, 

tribe, education, community and occupation. Housing typology is also affected by housing 

initiatives in the peri-urban settlements of Ibeju-Lekki and Ikorodu. Government-led, private 

developer-led and self-help housing developments all have different housing typologies attached 

to them.  
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Objective 3: To examine the socio-economic attributes of the residents and their influence 

on the typology and quality of housing development in the selected peri-urban settlements.  

Household size: The commonest household size type in the study area is 3-5 person per household 

type. This household grouping constitutes 55.2% in Ibeju-Lekki and 45.8% in Ikorodu peri-urban 

settlements.  It was considered to be common among the Yoruba ethnic groups and the educated 

respondents. The least common household size grouping in the two locations was household size 

above six persons. 

Respondents’ Gender: In both locations, male-headed households were more than female headed 

households as shown with male quota of the population being 61% in Ibeju-Lekki and 64.4% in 

Ikorodu. 

Age grouping: The study demonstrates that the most predominant age group in Ibeju-Lekki was 

46-55 years and mostly engaged in civil service and professional practice. The case was different 

in Ikorodu, the greatest proportion of the respondents’ population was within age grouping 36-45 

years, and this constitutes about 36.9% of the population.  

Marital status: Majority of household heads was married both in the study area. Both have 

respondents with married status represented by 83. 6% and 85.5% respectively.  

Occupation: Trading and small scale business were considered to be the most prevailing 

occupation in both study areas. Next in importance to this was the civil service. The dominance of 

the civil service is due to the location of many government administrative offices and parastatals 

in both locations. Farmers were represented with only 0.3% in Ibeju-Lekki but 3.2% in Ikorodu, 

showing a total deviation from the land use in the study area.  
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Literacy level: The illiteracy level in Ibeju-Lekki was 2.2% and more than the 0.8% in Ikorodu. 

However, in both locations, the commonly acquired educational qualification was senior 

secondary school leaving certificate constituting 30.1 5 in Ibeju and 32.7% in Ikorodu.  

Ethnicity: The predominant race in both locations were the Yoruba ethnic groups and the least 

represented were the Hausa ethnic groups. 

Income: In Ibeju-Lekki, the high income group earning an average monthly salary of N50, 000.00-

150,000.00 were the dominant group having 44.6%. The least represented were in the middle 

income groups. The case was however different in Ikorodu where most family heads were of the 

middle income groups and the least was the high income group. This could be considered to have 

high impact on the housing typology and quality in both locations. Household heads in the high 

income group have the financial capacity to influence the character and quality of their housing. 

Years of tenure: It was discovered through the study that the longest time people have lived in both 

locations was within the past 5-10 years’ timeline.  

Source of migration to the study area: Findings show that 42.3%, the majority migrated to Ibeju-

Lekki from central Lagos, especially Lagos Island, 39.9 % from surrounding Ibeju-Lekki and the 

least source of migration was the surrounding rural areas capturing only 8.5 % of the respondents’ 

population. In Ikorodu, the greatest source of migration was from the surrounding of Ikorodu 

(41.4%). Next was from the Lagos Mainland (40.6%). The least source of migration was from 

another state.  

Ownership status: 74.6% of the respondents in Ibeju-Lekki was home owners, 22.7% were tenants. 

A less percentage of respondents, 58.3% was home owners in Ikorodu. 

Housing initiative: Self-help housing was more in Ibeju-Lekki than Ikorodu. In Ibeju-Lekki, 

housing development by self-help was 81.7% but 59.1% in Ikorodu. Private developer-led housing 
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was more pronounced in Ikorodu (25.6%) than Ibeju-lekki (14.5%) and like government-led 

housing have more presence in Ikorodu (2.6%) than Ibeju-Lekki (1.1%). Both locations showed 

modest government intervention in housing development.  

Car ownership, average commuting time and purpose of commuting to the city centre: Car 

Ownership in Ibeju-lekki was 46.2% and higher than that of Ikorodu, 42.2%.  More people 

commute daily to the city centre in Ikorodu than Ibeju-lekki. Most average daily commuting in 

Ibeju-Lekki was one hour but thirty minutes in Ikorodu. The highest commuting time in both 

locations was three hours. In both locations, people travel to the city centre for work-related 

purposes. 

 

Objective 4: To investigate the factors influencing the quality of housing in the selected Lagos 

peri-urban settlements.  

Residential quality cannot be examined in isolation without putting into consideration the three 

variables of housing qualities was factored in this research work. They are the neighbourhood 

quality, locational quality and dwelling quality.   

Neighbourhood Quality: Findings from this study show the consideration of noise pollution, 

drainage, waste disposal system, state of roads and environmental security. Noise pollution affects 

more residents in Ibeju-Lekki than Ikorodu. Both locations have poor drainage systems often 

resulting in flooding. Waste disposal challenge and environmental security is higher in Ikorodu 

than Ibeju-Lekki. Both locations have poor state of secondary roads hence the regular traffic 

congestion in peak hours in both peri-urban. In term of neighbourhood quality, both peri-urban 

locations are mostly lacking environmental security from residents’ perception. 
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Locational Quality: The five factors put into consideration in the analysis of locational quality 

were closeness to work, closeness to the CBD, availability of health facilities, availability of 

children school and availability of good public transport. Less percentage of respondents had 

issues poor proximity to work in Ibeju-Lekki than Ikorodu. Both locations have good locational 

proximity to the CBD but less has poor proximity in Ibeju-Lekki than Ikorodu.  More households’ 

lack health facilities in Ikorodu than Ibeju-Lekki showing a more improved infrastructural 

development in Ibeju-Lekki. A higher percentage shows dissatisfaction with the provision of 

children school in Ikorodu than Ibeju-Lekki peri-urban settlements. Dissatisfaction with 

availability of public transport is however less in Ikorodu because of better improved roads and 

more effective community participation towards infrastructural development.  

Dwelling quality: The variables factored into the analysis of dwelling quality are state of disrepair, 

lots size, state of painting, building design, toilet types, tiled toilets, tiled bathroom, window sizes, 

availability of burglar proofing, source of water and electricity supply. The state of disrepair in 

self-help housing in Ibeju-Lekki is higher than that of Ikorodu. More houses conform to standard 

plot sizes in Ibeju-Lekki than in Ikorodu. Also more housing units have modern design in Ibeju-

Lekki. Housing units in Ibeju-Lekki and Ikorodu both have good bathroom and tiled kitchen.  

Electricity supply is higher in Ikorodu than Ibeju-Lekki. 74.3% and 81.5% households in Ibeju-

Lekki and Ikorodu rely on borehole water system. A greater percentage (25.7%) in Ibeju-Lekki 

relies on well and stream water than the 15% in Ikorodu. Ikorodu can thus be seen to have better 

supply water and electricity than Ibeju-Lekki. 

Validation of hypothesis was carried out using correlation test, with p-value of 0.000, it indicates 

that dwelling quality is affected by the type of building materials, neighbourhood quality and 
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locational quality in Ibeju-Lekki but only by building materials in Ikorodu. There is also a 

correlation between neighbourhood and locational quality in Ikorodu peri-urban settlements.  

 

Objective 5: To examine the challenges to governance and management of housing in peri-

urban settlements in Lagos.  

Urban policy does not come without its own challenges. Three types of challenges exist in the 

management of the study area. They are: 

Institutional challenges: These are challenges that are created by policy lapses and ineffectiveness 

and can only be solved by the regional government. Prevailing institutional challenges in the study 

area are lack of proportionate infrastructural development, land tenure conflict, informal 

development and high cost of land security. Institutional challenges are dominant in Ibeju-Lekki 

than socio-economic challenges.  

Environmental challenges: Environmental challenges are either induced by the natural topography 

or uncontrolled industrial activities. Noted environmental challenges in Ibeju-Lekki and Ikorodu 

are flooding, industrial pollution and traffic congestion.  

Socio-economic challenges: This type of challenges is driven by people and the circumstances 

surrounding them. Recognised socio-economic challenges are rising cost of commodities as 

population increase, lack of affordable land and social facilities. Socio-economic challenges are 

the most prevailing to management of Ikorodu peri-urban settlements because of the greater 

population density in Ikorodu thus the stretch on stock of commodities.  

Challenges to planning in the study area: Other challenges to planning tools in the peri-urban 

settlements are land ownership conflict, land speculation, high cost of land regularisation, land 
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titling, and inadequate land data. Uncontrolled land price and land ownership conflicts were 

considered to be the major challenges to planning in the peri-urban.  

Development intervention strategy: In-depth interview with planning officials and the analysis of 

the questionnaires indicates that some measures can be put in place to counter challenges to 

planning and governance in the study area.  Identified strategic tools for planning are zoning, 

availability of an updated master plan, and implementation of master plan, effective town planning 

office and provision of well-trained planning human resources.  Findings show that availability of 

effective town planning offices in both location is the most considered strategy to an effective 

management. Ikorodu tends to see the implementation of the master plan as more important than 

zoning as seem to be more vital of the two in Ibeju-Lekki.  

Land constraints in the study area: Identified sources of land constraints in the study area are land 

owners, land grabbers and the government. The most active of these actors in Ibeju-Lekki is land 

grabbers while the most active in Ikorodu are constraints from land owners. Land grabbing 

activities are borne out of duplicity in sales of land by both the native land owners and government 

through forceful acquisition. The wealthier of the buyers most times end up intimidating the less 

privileged into relinquishing the land. Land constraints from the regional government exist through 

the bureaucratic and high cost placed on regularisation of land and building documents in Lagos. 

Push and pull factors in the study area: The field work shows three major push and pull factors in 

the development of Ibeju-Lekki and Ikorodu. The factors are voluntary relocation, forced 

relocation and government acquisition. Voluntary relocation come mostly by high cost housing in 

the city centre forcing the urban population to willingly seek for housing either as an owner 

occupied or renter in the peri-urban. Forced relocation comes through either government 

acquisition of place thus displacing the original settlers in such. Most of the affected people are 
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granted resettlement in the peri-urban because of land availability.  Voluntary relocation is the 

most active of all the push and pulls factors in both Ibeju-Lekki and Ikorodu peri-urban settlements. 

 

5.2 CONCLUSION  

The research shows that there are diverse and distinct characteristics of housing development in 

the study area. The research objectives guided the research work through the literature review to 

the findings in the field work. This study has shown substantial growth in Lagos peri-urban 

settlements due to housing development executed by different housing promoters. It has also 

revealed that challenges to management and governance in Lagos peri-urban settlements are 

location-specific. In this section, the major issues and challenges from key findings are presented 

for further research. Key findings are presented in an attempt to indicate the policy implications 

for urban housing development. 

Driven by high cost of living in central Lagos, empirical evidence shows that there has been more 

housing development in Ikorodu peri-urban than Ibeju-Lekki. Ikorodu is driven by the quest for 

low cost of living while Ibeju-Lekki is driven by better quality environment due to the availability 

of various gated housing developments. The need for business locations and employment also 

aided the growth of Ikorodu housing development.  The influx of high income group has led to 

change in land market in Ibeju-Lekki peri-urban settlements. The characteristics of housing 

developments in the case studies are influenced by the socio-economic attributes of the residents 

and the housing initiatives. 

The heterogeneous and multi-cultural composition of residents in the peri-urban has led to creation 

of residential and socio-cultural segregation in the study areas. Residential segregation can be 

minimized in the peri-urban settlements by balanced infrastructural development which can be 
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achieved by a policy review. In terms of building materials, most of the housing units by all 

initiatives were constructed mainly with sandcrete blocks, aluminium burglary proofing windows 

and wooden doors. Informal development which in this case means illegal development is aided 

by government poor policy towards the method and cost of housing regularisation in the peri-

urban. Violation of spatial plan can be attributed to ineffective policy responses to residents’ 

character, there is no effective sanction in place as a control mechanism thus aiding further 

violation of planning laws by individuals and corporate bodies. 

Contrary to the belief that peri-urban housing development is solely by low income, findings show 

that the poor understanding of the residents’ socio-economic attributes by the housing policy 

makers has led to creation of housing typologies that are not meeting the needs of different social 

classes especially under the initiatives of government and private developers. Most housing 

developments of these promoters are expensive and not meeting the household size needs of the 

residents. Housing supply by the government and private developer exceeds demand because of 

the affordability issue and design deficiency.  

This demographic data and the income grouping are relevant for policies regarding the provision 

of infrastructure and relevant complementary facilities needed to promote housing quality in the 

peri-urban. The predominant household size in the study area is 3-5 persons per household. The 

prevailing socio-economic attributes have to be incorporated into designing stage to ensure 

affordability. Education level also affects dwelling quality and residential segregation.Housing 

development in Ibeju-Lekki attracts better quality than Ikorodu because of the socio-economic 

status of the migrants, predominantly high incomes and middle income group. Dwelling quality is 

found to be affected by income of the residents. Government disparity in infrastructural 

development has impacted on poor neighbourhood and locational quality of most of the peri-urban 
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housing developments. Most government housing initiative lacks good locational quality, 

concentration has been more on dwelling and neighbourhood quality.  

Informality operates in the absence of effective development control, if planning is to be effective 

in Lagos peri-urban settlements, there must be a responsive planning and policy framework to the 

different interest of all actors and stakeholders to control further unsustainable housing 

development in the study areas. The involvement of the local community in the planning strategy 

will also aid reduction of distorted land use. Peri-urban housing development is characterised by 

the division between the low income and high income as depicted by the different attributes of 

housing developments under different initiatives. The pattern of growth needs to be addressed in 

time. 

Peri-urban settlements should be recognised for their significant contribution to housing 

development in Lagos. Rather than being seen as disadvantaged interface with little contribution 

to the economy, effort should be made through appropriate policy framework to address the 

growing challenges facing housing development in Lagos peri-urban. The growth of the new towns 

has helped in minimizing dependence on the city. Supporting housing development in Lagos peri-

urban settlements with matching infrastructural developments will create a balanced and 

sustainable development.  

Findings show that informality in the peri-urban is almost inevitable given the rural function of 

the interface before transformation. The traditional character of the settlers is definitely impacting 

on the emerging Lagos peri-urban housing development. Findings show that peri-urban housing 

development has both its benefits and challenges. A policy framework that anticipates the pattern 

of development to avoid having an unsustainable and environmentally disruptive or impaired 

development will aid in abating the challenges facing the management of Lagos peri-urban housing 
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development. Planning of housing schemes in the peri-urban should be integrated with other urban 

land uses for efficient distribution of infrastructural facilities. In conclusion, this study has 

demonstrated that the combination of effort of self-help housing, private developer-led housing 

and government-led housing development in Lagos peri-urban has helped in ameliorating housing 

challenges in metropolitan Lagos.  

 

5.3 RECOMMENDATIONS 

With the peripheral areas playing vital role in housing development, it is necessary for government 

to play a strategic role in building a balanced city by developing infrastructure and policy that 

could guide in managing the spatial growth of the peri-urban settlements in achieving sustainable 

development. There should be an inclusion of the end users in the design stage, especially projects 

targeting low income group and middle income group, to help in achieving appropriate housing 

delivery strategy by housing providers in terms of the provision of an efficient and user responsive 

housing units. Post occupancy study should be carried out in government and private housing 

development to determine their efficiency and suitability for the peri-urban settlements. This will 

enhance performance standard in other housing projects to be carried out. A policy framework to 

standardize design to serve the various income groups and household sizes should be set up, this 

can be achieved by creating a portfolio of the socio-economic characteristics of the residents.In 

addition, the regional and state government should intervene in the housing process of self-help 

housing development in terms of education on spatial adequacy, dwelling quality, suitability of 

construction materials to be used and in subsidizing the building regularisation assessment fee. 

Finally, to mitigate challenges to governance in Lagos peri-urban settlements, there is need to 
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ascertain the infrastructural needs and an efficient distribution in the peri-urban settlements. This 

can be achieved by updating the pattern and extent of development.   

 

5.4 CONTRIBUTIONS TO KNOWLEDGE. 

1. This study provided an evidence of the housing typology needed mostly in Lagos peri-urban 

housing developments to assist in policy design for government housing. 

2. The thesis revealed an evidence-based decision parameters for determining the most 

favourable and adequate apartment sizes in relation to household sizes in government-led 

housing development and private developer-led housing development. 

3. The study being the first on Peri-urban housing development in Lagos State showed the defects 

in planning policy and the role of ineffective building regularisation system in promotion of 

housing informality in Lagos peri-urban settlements. This will aid in anticipating the direction 

of expansion and guide in policy formulation and planning regarding peri-urban settlements in 

Lagos State. 

 

5.5 SUGGESTIONS FOR FURTHER STUDY 

Findings on the characteristics of peri-urban housing through this study is still at the micro level, 

further research is expected to be generated from this study in the areas suggested below: 

1. A detailed investigation of self-help housing as the most populated housing initiative in Lagos 

peri-urban settlements.  

2. It would be ideal to investigate more on the residential segregation, its causes and how regional 

planning policy can be used to create a balanced city, instead of a socially fragmented 

urbanism.  
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3. Thorough evaluation of the performance behaviours of the existing three housing initiatives to 

influence policy decision and further study on the impact of residents’ socio-demography and 

socio-economic attributes on housing design and performance.  

4. Examination of detailed activities of community participation in provision of infrastructure in 

peri-urban housing development. 

5. Similar studies can be conducted in other states in Nigeria for comparisons and development 

of theories on peri-urban housing development in Nigeria.  
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APPENDIX 1: Questionnaire for household heads. 

 

 

 

 

 

 

 

 

 

 

UNIVERSITY OF LAGOS 

DEPARTMENT OF ARCHITECTURE 

STRUCTURED INTERVIEW QUESTIONNAIRE 

Research Topic: Housing Developments Characteristics in Lagos State Peri-urban 

Settlements. 
 

 

Time  ...                                                                                                    Date.................................... 

Researcher: Adedire, Funmilayo M.                                                    Mobile No: 

Degree in view: Doctor of Philosophy (PhD) 

 

Dear respondent, 

I am a postgraduate student of the Department of Architecture, University of Lagos, Akoka, Lagos 

State. I am carrying out a research on the above captioned project. I shall appreciate a sincere 

response from you. I shall treat your information as confidential. 

 

SECTION ONE: SOCIO-DEMOGRAPHY CHARACTERISTICS AND DRIVERS OF 

HOUSING DEVELOPMENT 

 

1. Ward/community: 

    

Address:  

Household Number:  

Sex:  

Age:   

Marital status:  

Occupation:  

 

 

2. What is your highest level of education? 

Code Level of Education Tick option 

1 Postgraduate  

2 First Degree/HND  

3 National Diploma  
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4 Secondary  

5 Primary  

6 None  

 

3. What is your tribe?  

Yoruba  

Hausa  

Ibo  

Others(specify)  

 

4.  What is your average monthly income?  

Code Amount(Naira) Tick Option 

1 Low income 

18,000- 50,000 

 

2 Middle income 

51,000-150,000 

 

3 High income 

151,000- Above 

 

 

5. How long have you (and your family) been living here? 

 

Code Options Tick one 

1 Less than 5 years  

2 5-10 years  

3 More than 10 years  

 

6. Where were you living before? 

 

 

7. Tenure type: Are you a tenant, a home owner or a business owner? 

 

Code Options Tick one 

1 Home owner  

2 Tenant  

3 Business owner(specify)  

 

 

 

 

 

Code Location Tick 

one 

1 Central Lagos  

2 Surrounding Ibeju/Ikorodu  

3 Neighbouring village  

4 Another state in Nigeria  
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8. From whom did you buy/inherit the land and/or house? 

Code Source of land Tick one 

1 Native land owner  

2 From parents  

3 Private developer  

4 Cooperative and thrift society  

5 Government allocation  

6 Land broker or informal 

developer 

 

 

1. How relevant are these factors to your relocation to Lagos peri-urban settlements?  

Code 

Motivation for movement to peri-

urban settlements 

Not 

relevant 

Strongly 

relevant Very strongly relevant 

1 Land affordability       

2 Low cost of living       

3 Closeness to place of work       

4 Better environment for living       

5 To work       

6 To Study       

7 

Easy access to road network and 

public transportation       

8 Less cost of transportation       

9 Access to secured land tenure        

10 For property investment       

11 

cooperative society land 

acquisition       

12 Inheritance for my children       

13 Closeness to family and tribesmen       

 

9. Do you own your own car? 

Yes  

No  

 

10. How often do you travel to the city centre (Lagos Island/Ikeja)? 

 

Code Frequency Tick one 

1. Daily  

2. Weekly  

3. Others  
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11. For what purpose do you travel to the city centre? 

 

Code Reasons Tick One 

1. Work  

2. Groceries  

3. Supply for business  

 

12. What is the average time spent daily to travel from your home to place of work? 

 

Code Time(Minutes) To Work From Work 

1. Less than 30 minutes   

2. 31-60 minutes(1hr)   

3. 61- 90 minutes(1& half Hours)   

4. 91-120 minutes(2 hours)   

5. 121-180mins(3hrs)   

 

13. What kind of enterprise/business do you have? 

Code Business type Tick one 

1. Government work  

2. Hospitality  

3. Local craft  

4. Petty trading/retail  

5. Academic institutions  

6. Religious  

7. Manufacturing  

8. Industrial enterprise  

9. others  

 

14. Is this peri-urban beneficial to your business? 

          

code Tick one 

Yes  

No  

 

15.  As a business person, what benefits do you gain living here? 

          

Code Benefits Tick one 

1. High customer base  

2. Few competitions  

3. Limited regulatory demand  

4. Affordable land for business location  

5. Others  
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16.  As a resident, do you find any of these factors as a benefits? 

Code  Benefits None Strongly Very strongly 

1 Good environmental quality       

2 Potential for economic growth       

3 Good infrastructural provision       

4 Conducive socio-cultural environment       

5 Proximity to the highway        

6 Ease of linkage to the city       

7 Good customer base for business       

8 Low housing rent       

9 Minimal environmental pollution       

10 Availability of recreation /resort centres       

11 Others       

 

17. To what extent does any of these factors constitute a challenge to you in this peri-urban 

settlement?  

 

Challenges None Strongly Very strongly 

Poor environmental condition       

Poor infrastructure       

Poor waste management       

High cost of daily transportation       

High traffic congestion       

Poor health facility       

Water scarcity       

Lack of good schools for children       

Security problems       

Poor road condition       

Segregation by the middle class       

Traditional norms/values       

Traditional livelihood/Religion       

Others       
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SECTION TWO:  CHARACTERISTICS OF HOUSING DEVELOPMENT 

 

 

18. What is your housing type and household size? 

 

Code  Housing Type Units per 

building 

No of rooms per 

Unit 

Household 

size 

1. Single family unit(Bungalow)    

2. Single family unit(Storey)    

3. Two family Semidetached bungalow    

4. Two family semidetached (storey)    

5. Semidetached duplex    

6. Block of flats(Storey)    

7. Single unit traditional housing    

8. Multiple units traditional housing    

9. Multiple unit row housing(Bungalow)    

10. Tenement bungalow(Face to Face)    

11. Tenement storey building (Face to 

Face) 

   

 

19. Is your house fully occupied by your family or part rented out? 

 

Code Occupation Tick one 

1. Full family occupation  

2. Part family occupation/part 

rented 

 

 

20. What is the status of ownership of your residence (Housing initiative)? 

 

Code Housing Ownership status Tick one 

1 Self-built housing(owned)  

2 Private developer led housing  

3 Government-led housing  

 

21. Which of the following Building materials did you use? 

 

Code Building materials     

1 Wall Block wall Mud wall Wood Thatch/others 

2 Roof Aluminum Thatch Concrete slab others 

3 Windows Aluminum  louvre wooden  

4 Doors Steel Wooden   

5 Road Earth road  Tarred 

road 

Graded mud 

road 

Ungraded 

tarred road 
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22. Does your house have the following or conform to the following? 

 

Code Standard Yes No 

1 Setback observed   

2 Gated   

3 Standard plot size   

 

 

23. Do you have building permit for your house/building? 

 

code  Tick one 

1. Yes  

2. No  

 

24. Which of the following land documents did you have before or after building your house? 

 

Code Land Documents Tick any available document 

1 Receipt of land purchase   

2 Deed of assignment  

3 Survey plan  

4 Stamp duty  receipt of purchase  

5 Building plans  

6 Building permit and approval  

7 Certificate of occupancy or Governor Consent  

 

25. Which year did development begin in Ibeju-Lekki/ Ikorodu?  

 

Code Year Tick one 

1 Less than 5 years  

2 5 years- 10 years  

3 Over 10 years  

 

26. What are the factors that have contributed to the rapid growth of this region? 

  

 Factors Tick one 

1 Economic policies  

 Physical/natural  factors  

 Environmental factors  

 Governmental policies  
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27. What is the rate of the land prices since the beginning of the rapid development? 

 

 

 

 

28. Source of constraints. 

Code Options Tick one 

1 Land owners  

2 The government  

3 Others (specify)  

 

29. What type of constraint?  

 

Code Type of constraints Tick as appropriate 

1 Land speculation problems  

2 Huge cost of land  

3 Inadequate data pertaining to land  

4 Problem of obtaining government consent for land 

use/transaction 

 

5 High cost of processing building approval  

6 Problem of land acquisition posed by compulsory acquisition 

by the state government where excisions is granted 

 

7 Land ownership problem  

 

30. Why do the former land owners sell their properties (land and/or house)? 

 

Code Reason(s) Tick one 

1 Government Acquisition  

2 Voluntary sale  

3 Forced relocation  

4 Others(specify)  

 

31. Who are the principal actors in the development of this region? 

 

Code Actors Tick one 

1 Individuals   

2 Private developer  

3 Private/Government partnership  

4 Government  

5 Others(specify)  

 

 

 

 

 

1-5% yearly increase  

5-10% yearly increase  

10% and above yearly increase  
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32. What is your fear about the future of this location? 

 

Code  Tick one 

1 Flooding  

2 Inflation in cost of commodities  

3 Escalation of  land price  

4 Traffic Congestion  

5 Industrial pollution  

6 Others  

 

 

SECTION THREE: QUALITY OF PERI-URBAN HOUSING 

Please, tick as appropriate to your building. 

  33.    NEIGHBOURHOOD QUALITY 

Code Quality Factor Yes No 

1 Noise pollution   

2 Good Drainage system   

3 Good waste disposal system   

4 Good road   

5 Environmental security   

6 Others   

 

34. LOCATIONAL QUALITY 

Code Quality Factor Yes No 

1 Closeness to work   

2 Closeness to market/CBD   

3 Availability of public transport   

4 Availability of children school   

5 Availability of health facility   

6 Others   

 

35. DWELLING/RESIDENTIAL QUALITY 

Code Quality Factor   

1 State of disrepair High Low 

2 Lot size Full Not full 

3 State of painting Good  Bad 

4 Building design Modern family house Tenement 

House 

5 Good openings(Window sizes) Yes No 
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6 Burglary installation Yes No 

7 No of rooms per family 1-2 3-4 

8 Toilet type Flush Pit toilet 

9 Windows per room(Cross ventilation) 1 2 

10 Tiled bathroom Yes No 

11 Tiled kitchen Yes No 

12 Source of water Tap/Borehole Well/others 

13 Electricity supply Yes No 
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APPENDIX 2: Interview Guide and semi-structured Questionnaire for planning personnel. 

 

SECTION 4: CHALLENGES TO GOVERNANCE AND MANAGEMENT OF PERI-

URBAN HOUSING DEVELOPMENT 

1. What are the problems facing the rapid development of this region? 

 

Environmental problem  

Lack of Infrastructural development  

Social facilities problem  

Lack  of affordable land for housing  

Land tenure conflicts  

High level of informal development   

Cost of land security  

 

        

2. Planning wise, what are the factors affecting the rapid development of Ibeju-Lekki/Ikorodu?  

 

a) Land ownership problem 

b) Huge cost of land 

c) Inadequate data pertaining to land  

d) Bottleneck in getting Land titling 

e) Land speculation problems 

 

 

3. Are buildings conforming to planning law/regulations? 

..................................................................... 

………………………………………………………………………………………………………

………………………………………………………………………………………………………

…………………………………………. 

4. Any development regulations which have been out of use and needs reformation? 

............................................................................................................................................................

............ 

………………………………………………………………………………………………………

………………………………………………………………………………………………………

…………… 

 

5. Are there any deviations regarding the land use regulation/zoning? 

............................................................................................................................................................

............. 

………………………………………………………………………………………………………

……… 
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6. What kind of interventions do you have in place to control the development process and pattern 

of growth? 

 

Zoning  

Implementation of master plan  

Effective town planning office  

Provision of updated master plan  

Provision of well-trained human resources  

 

a) What is the potency of growth in the future in this area?  

b) Appreciate 

c) Depreciate  

d) Consistent trend  

 

11. What is your prediction on the land price in the future? 

a) Appreciate 

b) Depreciate  

c) Neutral  
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APPENDIX 3: OBSERVATION SCHEDULE. 

SETTLEMENT INFRASTRUCTURE LANDMARKS 

GOVT/PRIVATE 

ESTATE AND 

DETAILS INSTITUTIONS 

HOUSING 

TYPE 

 EXCISION/ GOVT 

ACQUIRED 

ABIJO             

AWOYAYA             

EPUTU             

LAKOWE             

GBOGIJE             

SAPATI             

SOLU             

IGANDO 

OLOJA             

IBEJU             

IWEREKUN             

OKEODO 

ELEMORO             

DEBOJO             

ELEKO             

MAGBON             

AKODO             

ARAPAGI             

ALAKE             

GBERIGBE             

OKE OGBO             

IDAFA             

IDIOGBO             

ISIU             

MAYA             

MOWOKEKERE             

ODOGUNYAN             

ODONLA             

AKASOLERI             

EGBIN             

AGUNFOYE             

IGBOGBO             

ADAMO             

AGBOWA             
LAMBO 

LASUNWON             

OKE-ELETU             

Field survey, 2016. 
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APPENDIX 4: SALARY STRUCTURE IN NIGERIA 

 

Source: Iweka (2012); Federal Civil Service Commissions (2010). 

 




