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Gentrification, a process of displacement ofm@wome householdsd businesses by high

income class, is a disconcerting feature of development in Lagos State. Previous studies on
gentrification focused on physical transformations of built environment with little attention
paid to its sociological processes. This stutigrefore, adopted a sociological approach to
investigate the social history, processes, drivers, patterns, costs, adaptive strategies and social
relations of gentrification in Lagos State, Nigeria.

Gentrification Interpretive Theory provided the framework, while the descriptive research
design was adopted. Agege, Alimosho, Oshodi(st, Lagos Mainland and Lagos Island

Local Government Areas (LGAS) were purposively selected due to their pervasivieane
gentrification. Primary data were collected using quantitative and qualitative
instrumentations, while secondary data were obtained from official documents. Using
systematic sampling technique, a total of 894 copies of questionnaire were admingstered
residents of gentrifying ar eas-deptalstendewson Coc
(four per LGA) were conducted among longtime and new residents, voluntarily displaced
landlords and tenants; 24 Key Informant Interviews (four per LGA) were ctediudth

developers (one per LGA), estate agents (one per LGA), one official of Lagos State Urban
Renewal Authority, and another from Lagos State Building Control Agency; six Focus Group
Discussions (one per LGA) were held among religious leaders, ahifiesktistories (one per

LGA) were done among community leaders. The processes and patterns of gentrification were
observed through neparticipant observation. Quantitative data were analysed using
descriptive statistics, Ct8quare and Multiple linearrege s si ons at pO0. 05, v
data were conterdnalysed.

The respondentsd age was 42.41N15.64 year s;
>N100,000 monthly. Gentrification was traced to the colonial era. It manifested in
displacements of l@ income households and businesses by governments and wealthy
individuals through private and government driven processes. The private processes entailed
persuasion of poor landlords by gentrifiers through agents, and this was jointly predicted by
educatim, age and incomé\(lj.R?>= 0.19, Rs, s91)= 73.29). The governmedwlriven processes

were characterised by disregard for court injunctions on the legality of occupancy of
gentrifying areas. Influx and expansion of businesses (23.6%) andgeking beaviour

(34.0%) were generic and specific drivers of gentrification respectively, and these were
significantly relate? t=&aledighgrd8Ar8) sad i nc o

occupation¢ 2 = 2).3While3alitical and criminal gentrifications wemnew patterns of
gentrification in Lagos, homelessness (10.3%) and high cost of living (27.2%) were the social
and economic costs. Reliance on family and f

refurbished containers (24.8%) were adaptive stiedegdopted by displaced families and
businesses. Remaining indigent original occupants of the gentrifying areas felt threatened by
the arrival of gentry, causing deep sense of alienation.

Gentrification processes adversely influenced social relatiameeba lowincome residents
who have stayed long and the gentry, with grave implications for sustainable peace and
development of urban Lagos. Inclusive social and economic policies that would alleviate
poverty and meet housing needs indmeome areas dfagos State should be formulated.

Key words: Gentrification in Lagos State, Interpretive action, Urban poverty
Word count: 496



Title

TABLE OF CONTENTS

Title Page

Certification

Dedication

Acknowledgments

Abstract

Table of Contents

List of Tables

List of Figures

CHAPTER ONE

INTRODUCTION

11

1.2

1.3

1.4
15
1.6

1.7

Background to the Study
Statement of the Problem
Research Questions

Research Objectives
Scope of the Study
Significance of the Study

Operational Definitions

CHAPTER TWO

LITERATURE REVIEW

20

2.1

2.2

2.3

Chapter Overview
Conceptual Review dientrification
Social History of Gentrification

Processes of Gentrification

Vi

Page

Vi
Xi

Xiii

12

14



2.4
241
2.5
2.6
2.6.1
2.6.2
2.7
2.8
2.9
29.1
2.9.2

2.9.3

Patterns of Gentrification

Forms of Gentrification

Drivers of Gentrification

Costs ofGentrification

Social Costs of Gentrification
Economic Costs of Gentrification
Adaptive Strategies of Urban Residents to Gentrification
Social Relations of Gentrification
Theoretical Framework
Weberian Social Action Theory
Marxist Alienation Theory

Conceptual Framework

CHAPTER THREE
METHODOLOGY

30
3.1

3.2
3.3
3.4
3.4.1
3.4.2
3.4.3
3.5
3.5.1
3.6

3.6.1

Chapter Overview
Research Design

Study Area

Study Population
Sample Size
Quantitative Sample Size
Inclusion Criteria
Qualitative Sample Size
Sampling Technique
Sampling Procedures
Research Instruments

Quantitative Method

Vi

16
17
21
23
24
26
28
29
31
32
36
38

43
43

43
47
47
47
50
50
54
54
56

56



3.6.2
3.7
3.8
3.8.1
3.8.2
3.9
3.10

3.11

Qualitative Method

Procedure of Administration

Data Processing

Quantitative Data Processing

Quialitative Data Processing

Methods of Data Analysis

Validity and Reliability of Research Instruments

Ethical Considerations

CHAPTER FOUR
RESULTS AND DISCUSSION

40
4.1
4.2
42.1
4.2.2
4.2.3
4.3
4.4
441
4.42

4.43

Chapter Overview

Sociodemographic Characteristics of the Respondents
Social History of Gentrification in Lagos state

A Brief Historical Account on the Origin of Lagos
Colonialism as a Precursor @entrification in Lagos
Gentrification in PosColonial Lagos

Meaning Attached to Gentrification

Processes of Gentrification

Length of Stay in the Gentrifying Areas

Processes of Evictions in ae@trifying Area

Processes of Forced Evictions in Gentrifying Communities

4.4.3.1The llubirin Waterfront Community

2.44
4.5

451
452

453

Relocation Patterns of the Voluntarily Displaced Landlords
Patterns of5entrification

Physical Manifestations of Gentrification

Most Common Types of Buildings in Lagos

Average Age of the Buildings

Viii

56
58
58
58
58
59
59

61

62
62
74
74
75
76
83
94
94
96
98
103

118
122
12
133

137



454 Observed Physical Changes in the Areas 139

455 Major Categories of Gentrifiers in Lagos 163
4.5.6 Gender Dimension of Gentrification 168
4.5.7 Ethnic Dimension of Gentrification 171
4.6  Drivers of Gentrification 186
4.61 Generic Factors of Gentrification 186
4.6.2 Individual-Specifc Factors of Gentrification 195

4.6.3 Factors Influencing Landlords to Sell their Houses to Gentrifiers 206

4.7  Costs of Gentrification 213
4.7.1 Social Costs of Gentrification 214
4.7.2 Economic Costs of Gentrification 221
4.7.3 Political Costs of Gentrification 228
4.7.4 Real Victims of Gentrificationnduced Displacement 230
4.8 Adaptive Strategies of Urban Poor to Gentrification 234

4.8.1 Strategies Adopted to Cope with Residential and Commercial

Displacement 234

4.8.2 Strategies Adopted to Cope with Cost of Living 240

4.8.3 Adaptive Strategies to Foster Good Relationships between thetinoeagnd New
Residents 243

4.9  Social Relations of Gentrification 246

4.9.1 Arrival of the Gentry ito Low Income Communities 247

4.9.2 Differences between Gentrifying and Ngantrifying Neighbourhoods 254
4.9.3 Relationship between LorAgne Residents and their New Counterpart261

4.9.4 Relationships between Various Ethnic Groups inGeatrifying Areas 265
4.9.5 Categories of People Mostly Exposed to Crisis due to Gentrification 268

4.9.6 Relationship between State Actors and Victims of Gentrification 272



4.9.7 Sociopolitical Dimensions of Gentrification

4.9.7.1Faceoff between Traditional Heads in gentrifying areas

4.9.7.2Quest for Political Power through Gentrification

4.10 Discussion of Findings

CHAPTER FIVE

SUMMARY, CONCLUSION AND RECOMMENDATIONS

5.1  Summary of the Major Findings
5.2 Corrlusion

5.3 Recommendations

5.4  Contributions to Knowledge
REFERENCES

APPENDICES

277
277
281

285

299
302
303
305
306

319



Tables

Table 3.0
Table 3.1

Table 3.2

Table 3.3

Table 3.4

Table 3.5

Table 4.1
Table 4.2

Table 4.3

Table 4.4

Table4.5

Table 4.6

Table 4.7

Table 4.8

Table 4.9

Table 4.10

Table 4.11
Table 4.12
Table 4.13
Table 4.14

LIST OF TABLES

Page
Matrix of Gentrification in Lagos State 46
Quantitative Sample Size Proportion 49
Summary of Respondents, Informants and Interviewees 51

Summary of Quantitative and Qualitative Sample Size Distribution 53
LGAs and the Gentrifying Neighbourhoods 55

Matrix of Data Collection and Analysis Techniques by Specific Objectives,

variables and instruments 60

Sociodemographic Characteristics of the Respondents 64
Timeline of some demolitions of lemcomeresidences in Lagos from 1973
to 2017 78

Some Incidents of Markets Demolitions in Lagos across

Time and Space 82

Meaning Attached to Gentrification Processes based oRthes pondent s 0
Residential Areas 84
PerceivedReasons for Gentrification by the Respondents 90

Eviction Processes from a Sold House 97

Physical Manifestations of Gentrification in Lagos 123

Physical Manifestations of gentrification basettbe selected LGA$31

Most Common Type of Buildings by LGAs 136
Type of Physical Changes occurring in Ladate 140
Observed Physical Changes in the Selected LGAs 143
Typology of Gentrification in Lags 162
Major Categories of Gentrifiers in Lagos State 164

Major Categories of Gentrifiers by LGAs 167

“Xi



Table 4.15

Table 4.8

Table 4.17

Table 4.18

Table 4.19

Table 4.20

Table 4.21
Table 4.22

Table 4.23

Table 4.24

Table 4.25
Table 4.26

Table 4.27

Table 4.28

Table 4.29

Table 4.30

Distribution of the Respondents Based on their Gender and Locati6é®

Distribution of the Respondents Based on their Ethnic Group and

Location 172
Respondent sdé vi ews gentrifidcatore Gé&87er i ¢ FacH
Generic Factors Driving Gentrification by LGAs 192

Individual-Specfic Factors Inflencing Individuals to engage in

Gentrification 196

Distribution Showing IndividuaBpecific Factors of GentrificatioBased on
their LGAs 198

Reasons why landlords of gentrifying Areas sell their house 207
Summary of multiple regression analysis showing the joint and independent
influence of age, marital status, level of education, occupation and monthly

income on reasons why landlords of gentrifying areas sell their haliges

Social costs of gentrification 215
Economic costs of gentrification 222
Meaning of the arrival of gentry into gentrifying areas 250

Variations in the selected LGAs in terms of length of stay in theZg@a
Relationship between the long time and new comers 264
Relationship between various ethnic groups in gentrifying area66
Nature of Social Relatits between Traditional Heads in the
Gentrifying Areas 279

Clustering of gentry of the same ethnic group in one Location282

“Xii



Figures

Fig.2.1
Fig. 3.2
Fig. 4.3
Fig. 4.4
Fig. 4.5
Fig. 4.6

Fig. 4.7

Fig. 4.8

Fig. 4.9

Fig.4.10

Fig.4.11

Fig. 4.12

Fig. 4.13

Fig. 414
Fig. 415

Fig. 416

Fig. 417

LIST OF FIGURES

Page

Conceptual Framework 39
Flow map for gentrifying areas 45
Length of stay in the gentrifying areas 95
Payment of compensation to victims 160
Some demolished locations (households and businesses) in
Agege LGA 162
Circular Movements of Ilubirin Evictees 167
Image of the Rubbles of Demolished Ilubirin Community 169

Structures Réuilt by Some Evicted Residents of llubirin 171

On-going Construction of the new Corengial, Residential and Leisure

Community 173

Some Evicteesd New Temporar §75Houses o0

Several llubirin Evictees living in temporary structures made of plastic sheets
in between the | agoon and t a7 fenced ¢

Relocationareasof voluntarily displaced landlords 179

Flow map showingealocation Patterns of Voluntarily Displaced Landlords

121
An Image of a Massive Shopping Complex in Oshodi 125
An image of the statked displacement of the urban poor 127
A pictorial evidene of residential gentrification 128

Most commortype of buildings in Lagos 138

“Xiii



Fig.418 Bar chart showing the average age of buildings in Lagos 138
Fig.419 Image of a private residenaethe gentrifying area of Agege 145
Fig. 420 A Six-flat Rental apartment in a gentrifying area of Agege LGA47
Fig. 421 A pictorial evidence of hotels in Oshodi 149
Fig. 422 Some physical changes in the new Maroko. 151
Fig. 423 Some Orgoing and newly rbuilt High Buildings in the
Lagos Mainland 153

Fig. 424 Some Newly Constructed Shopping Complexes in Central Oshiofli
Fig. 425 An On-going Construction of a Shopping Complex in Oshodi 157
Fig. 426 A MegaShopping Plaza Belonging to the Post Office in Oshodi58

Fig. 427 Ultra-Modern Hospital in the midst of low income Households160

Fig.4.28 A View of some gentrified Areas in Agege LGA 175
Fig.4.29 An ongoing shopping complex in Alimosho LGA 177
Fig.4.30 Images of Hotel buildings in Oshodi 179

Fig.4.31 Picture of Residential Apartments Built in the midst of

Low-income residents 181
Fig.4.32 Images of the Lagoon View Estate built in the heart of

Makoko slum 183
Fig.4.33 Image of an omgoing high rise building in Yaba 185
Fig.4.34 Image of displacement of affordable housing 217

Fig.4.35 The Palace of thBaaleof Oshodi surrounded by High rise buildirfs9
Fig.4.36 An image of a residential apartment doubling as a commercia2®he

Fig. 4.37 An old rooming house facing gentrificati¢a& b) 226

Xiv



Fig. 4.38
Fig. 4.39

Fig. 4.40

Fig. 441
Fig. 4.42
Fig. 443

Fig. 4.44

Fig. 4.45

Fig. 4.46
Fig. 447
Fig. 4.48
Fig. 4.49
Fig. 450

Fig. 451

A bar chart showing the real victims of gentrificat 231
Image of the house belonging to the elderly man 233

A bar chart indicating the strategies adopted by the urban po&35

Construction of containers for commercial purposes 237
Construction of a container story building for residential purpd&&9
A bar chart showing strategies adopted with the cost of living 241
A bar chart showing strategies adopted to foster good social

between the old and nawsidents 244

Meaning attached to the arrival of gentry in gentrifying areas 248

Differences between gentrifying and ngentrifying areas 255
Are the gentrifiersdng-time inhabitants or new comers 257
Relationship between new comers and lnge residents 262

relationship

Categories of People Mostly Exposed to Crisis due to Gentrifica@én

Relationship between State Actors and Victim&ehtrification 273

Image of the displaced traders in Agege rail terminal 276

XV



CHAPTER ONE
INTRODUCTION
1.1  Background to the Study

Gentrification T a process of displacing leimcome earners by relatively affluent private
individuals, corporate real estate developers and public authorities through substantial
investment of capital and construction of infrastructuseboth a laterdind manifest function

of urbanisation. As a phenomenon that is largely associated with urban life, gentrification is
often seen aa by-product of urbanisation. Hence, it is relatively a new global phenomenon
that stems from the explosion of urban popuolain the twentieth centurya century marked

by influx of people from hinterlands to the urban areas (Akhmat and Bochun, 2010).
According to the United Nations Department of Economics and Social Affairs (UNDESA,
2018), the global urban population in 1988s just 29.6% but by 2015, this percentage rose

to 53.9%, and it is projected to be 68.4% by 2050. Thus, apart from swelling the size of cities
to unprecedented proportions, urbanisation brings with it a number of significant changes in
the morphology amh characters of cities with some socioeconomic consequences
(Arkaraprasertkul, 2016; Rerat, Soderstrom and Piguet, 2009) through a process and complex

phenomenon technically known as gentrification.

Since its coinage over five decades ago, gentrificatamnassumed a variety of definitions
(Zuk, Bierbaum, Chapple, Gorska, Loukaisideris, Ong and Thomas, 2015), each
definition reflecting particular effects of the concept. Hence, Svaldo (20&8gribes
gentrification as a doubledged sword. Thus, twowdirgent viewpoints among researchers

and even policy makers as to what gentrification is and what it is not, have dominated the
gentrification discourse. While some researchers and policy makers see gentrification as a
positive change that promotes socia@k through revitalisation or renewal of the rundown
areas of cities, several others conceive it as a negative process which brings with it huge

harmful social and economic consequences. For instance, on one hand, Christafore and

1



Leguizamon (2012); Zuktal. (2015); Huning and Schuster, 2015; Godswill and Ukachukwu
(2018) describe gentrification agprocess of upgrading and revitalising rundown housing in
the cities with new and more attractive facilities. On the other hand, Aka (2010), Sheppard
(2012) anl Fitzgerald (2017) amplify the negative consequences of gentrification on the low
income households who often get priced out and/or displaced of the improved housing market
due to their inability to afford the higher rents of the revitalised buildingesé& ldivergent

views of gentrification have continued to generate intensive controversy among researchers,
policy makers as well as public and private stakeholders (Mailler, 2014; Massey, 2015). As a
process of low income displacement, gentrification Haexefore, significantly occurred in

both developed and developing countries overtime.

Africa is not an exception to the processes of gentrification, hence the growing interest in the
phenomenon by academics, researchers and policy makers (SibiyaViadib2e Kotze and
McKey, 2014; Fitzgerald, 2017). Like in other African countries, Nigeria has had a few studies
on gentrification such as Nwanna (2012), Ezema, Opoko and Oluwatayo (2016), among few
others conducted in Lagos state with fewer studies su@odswill and Ukachukwu (2018)

in other Nigerian cities. The focus of most of these studies, however, was on the physical
characteristics of gentrification with very few concentrating on thélkoeconomic and
political issues of the process. Meanwhilee phenomenon is observed to be pervasive across
several major Nigerian cities such as Lagos, Port Harcourt, Enugu, Kano, Kaduna, Aba and
Abuja, among others, with urbanisation being its driving force (Godswill and Ukachukwu,
2018).

In particular, gentfication-induced displacement is very pervasive in Lagos (Nwanna, 2012).
With an estimated population of 21 million (World Population Review, 2019), and its place
as the commercial nerve centre of Nigeria, Lagos experiences the highest level of urbanisatio
in Nigeria and consequently reaps the most severe effects of urbanikesttng to
gentrificatiorinduced displacements (Ezenet al, 2016). The concerns about these
displacements are reflections of the physical transformations taking place inytdnicib

may haveesuledfrom individual actions, market forces as well as government intervention.
The governmentds intervention is often in

infrastructure with a view to motivating and promoting urlangd so as to enhance the global

t



competitiveness of the city. However, in Lagos, like many other developing countries, the
intervention and even the market forces and the individual actions come with social and

economic costs which are often borne byuh#an poor.

There is unison of empirical evidences that these categories of actions occurring in major
Nigerian cities, particularly the city of Lagos, are gentrification processes (Etahn®016;
Nwanna, 2012). Experiences of the original inhabitahtdaroko community in the 90s and

the recent evictions of poor communities of Otdsleame, Ilubirin, Surulere, Oshodi etc
(Lawanson and Omoegun, 2018), speak volumes about the occurrence of gentrification
processes in Lagos State. This study, thereftimes at investigating theocial contex of
gentrification thereby examining itisistory, drivers, costspatternsas well as thesocial

relations among the diverse people of gentrifying areas of Lsigies
1.2  Statement of the Problem

As an urbarphenomenon, gentrification has attracted quite a great deal of attention from
researchers, academics and policy makers, particularly in the developed countries. However,
it is one of the most under researched areas of urban and developmentpsidtiearly in
developing countries like Nigeria. Since the British urban sociologist, Glass (1964) coined the
tem, a large body of literature has piled up through rigorous empirical researchesoaisthe
history, patternand pocessesf the phenomenon ireseral developed societieslowever,

little studies have been conducted to investigateethacialissuegarticularly in developing
countries like Nigeria. Most of the available studies are in engineering, town planning and
urban and environmental stedi which, by virtue of their backgrounds, focus only on the

physical or spatial transformations of the built environment.

Lagosstate isone of few citiesn Nigeria wherdittle available studies on gentrification have
been conducted. This perhapsiot unconnected to theteof its urban population growth

a rate adjudged to be one of thehagt in the world Similarly, the desire of the public
authorities to transform Lagos into a world class city and a tourist attraction may be the likely
cause ofthe large scale and unprecedentisplacements of lomncome households and
bugnesses being witnessed in thats.Yet, few studies have so far either documented the

drivers or the social and economic costs of tlyesdrificationinduced processes in the state.



Meanwhile, @cumentediterary evidences have revealed haveas predominantly inhabited
by low-incomehouseholdsaind businessdsave beertonsistentlydemolished andeplaced

with modern condominiums, amusemheparks, luxurious residential and commercial
apartments among other elitist gigantic projeEtese processes have made shelter and urban
living quite unaffordable not only for the urban pawno constitutemajority of the city
residentsbut also for tle middle classHowever, there aréew or no studies on adaptive

strategies adopted by these urpaor to gentrification in Lagos state.

Another important demographic observed througpilat study conductednvolves an
emergingtrend of lowincomedisplacements wherebyoung wealthy private intviduals
move into lowincome residential areas to acquire blousesbelonging tothe poor and
convert them intoultraamodernresidential and/or commercial apartments. This process
eventually changes the social character and/or the demographic configuohtibesareas.
The implicationsthis process poseon social relations of menassin the gentrifying areas
have gained litte contributions in the literature particulardy developing countries like
Nigeria.Thus,this study explorgthe socialcontex of gentrification byunraveling its social
history, drivers; various forms it takes; its processes costs; the strateg@dopted by its
victims as well asow it hasaffecied social relationsbetweenong-time and new residgs

(gentry) in LagosState Nigeria.
1.3 Research Questions

Thissectionconsists ofesearclguestions raisetb address the reseamabjectives. These are

as follows:

i.  What is the social history of gentrification in Lagos state?
ii.  What are the processes of gentrification in Lagos state?
ili.  What are the patterns of gentrification in Lagos state?
iv.  What are the drivers of gentrification in Lagstate?
v.  What are the costs of gentrification in Lagos state?
vi.  What are the adaptive strategies of urban poor to gentrification in Lagos state?

vii.  What are the social relahsof gentrification in Lagos state?

1.4 Research Objectives



The overall objedte ofthis research wato study theocialcontext of gentrification in Lagos

state Nigeria. The specific objectives we to:

i.  examine the social history of gentrification in Lagos state
ii.  describe the processes of gentrification in Lagos state
iii.  explore the patterns of gentrification in Lagos state
iv.  identify the drivers of gentrification processes in Lagos state
v. discuss theostsof gentrification in Lagos state
vi. investigate the adaptive strategadsirban pooto gentrificationin Lagos state
vii.  analyse the social relations of gentrification in Lagos state

1.5 Scope of the Study

This study covered actors in the gentrification processes, including the old arehdéwds,
tenants property developers in Lagotate, Nigeria. Similarly, social relations among the
residents as well as the adaptive strategies adopted biporigime residents of the
gentrifying areas were studied and analy$eelographically, the gty covered gentrifying

areas in six (6) selected local government areas of ls@es(Agege, Alimosho, Oshodi, Eti

Osa, Lagos Mainland and Lagos Island). The choice of these areas was informed by the
pervasiveness of the gentrificatiprocesses in tme Lagos is not only populous but also one

of the most economically vibrant cities in Africa. In aduliti the limited ability of the tate

for physical expansion due to the Atlantic Ocean in the face bfihilyix of peoplas another
gearaphical factor that makes Lagos a classic city for gentrification study.

1.6  Significance of the Study

This study is so far one of the fesmciological approaches that attempted a holistic study of
the phenomenon of gentrification as an urban sociolbggsae in Lagos, Nigeria. Most
previousstudies on gentrification in Lagos and Nigeria at large came from the perspective of
professionalsn urban and regional planning, environmental designd engineeringmong

other physical dence related discipies. Thus, thetudy examined gentrification as a core
urban sociological phenomenon as identified and coined by an Soséslogist Ruth Glass
(1964). Thus, core sociological issues which bordesamal history, drivers and processes

of gentrificationin the city ofLagos were critically examined. Alsthe patterns, costs and
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adaptivestrategiesof members of gentrifying areas as wellsaxial relations among the
diverse people of the city were ascertained. Again, the study explored and estabkshed th

typology of gentrification processésitherto understudietl which occur in Lagos city.

Thus, thestudy expands the frontier of knowledge in addressing the phenomenon of
gentrification in Nigerian citiesAlso, it assists in broadening the understagdaf the
concepts of modernisation and development thereby increasing the stock of knowledge in the
areas of research and teachimgother words, it adds to the stock of knowledge, particularly

in the academic community where the findings serve as guidd least, provide some
literature for future researches. Also, the social relations of gentrification among residents of
gentrifying areas was a hitherto an unexploited area of study due to the relative newness and
inadequate focus on the phenomenosdgial scientists particularly in developing countries

like Nigeria.
1.7  Operational Definitions

Some concepts that were employed frequently in the course of this study were mentioned and

defined here.

1 Gentrification: This is thealisplacement of low income earners by relatively affluent
private individuals, corporate real estate developers and public authorities through
substantial investment of capital and construction of infrastructure.

1 Household: This is an entitgade up of oner two persons who share the same apartment
It also maybe defined aa unit of family orother grouping opersons

1 Neighbourhood: This is a district or community within a town or city. It is a community
with considerable facto-face interaction amongembers.

91 Property developer: A property developer is a business person who engages in the
renovation and lease of existing buildings. He/she also engages in the purchase of raw
land and the sale of developed land or parcels to others.

9 Stateled gentrificaton: This is a situation where national and local governmental policy
actively seeks to promote and support gentrification, usually in collaboration with

developers. Even though the sthd gentrification is not the first known form of



gentrification inurban societies, it has assumed wider application by public authorities
across both developed and developing countries.

Social relations: This refers to the patterns of interactions between and among individual
members of gentrifying communities; betweerdividuals and corporate entities
gentrifying areasor between individuals and public authoritiegentrifying areas.

Private gentrifiers: These are wealthy individuals who engage in the acquisition of
properties located in predominantly lomcome aeas and which belong to the poor
landlords or landladies.

Gentry: This refers to wealthy individuals who acquire properties iniloame areas

from poor property owners.

Gentrifier: This refers to an individual or a corporate or government agency tjzafesn

in the acquisition of houses belonging to the poor homeowners thereby voluntarily or
involuntarily displacing their original owners.

Urban landlord/landlady: This is a person who own a property, usually a house, in which
they often let out some paotit and often live on the mahly or yearly rental they collect

from the tenants

Urban poor: These are persons who live in gentrifying areas either as landlords/landladies
who depend on the rent to survive; or as tenants whose only type of affordasds e

the rooming type, popularly known as faoe-|1-face you.



CHAPTER TWO
LITERATURE REVIEW
20  Chapter Overview

This chapter consists of review thfe concept of gentrification, and an empirical review of

literature in line with thestated objectives of the study.
2.1  Conceptual Review of Gentrification

Gentrification is no longer limited to the most developed westerescitfparticularly the

United States and the United Kingdom; it is now a global phenomenon (2Rit&), Yet, it

has defied a universally accepted definition (Gallagher, 2014). Different scholars have
postulated different definitions of the term, each reflecting, naturally, their fields of study
(Strongin, 2017). In most cases, each definition tends to focus onramere effects of
gentrification, thereby making it extremely difficult to determine which effects are the
defining ones (Holland, 2016). For instance, while some definitions focus on displacement of
original residents, thus, engendering change in thalst@racter of the area, others conceive

it as a process of regeneration, renewal, revitalisation and an increase in the values of property.
Hence, Svaldo (2016) sees it as a sword with double edges, while others like Holland (2016)
advocate definitionthat seem neutral and simply focus on neighbourhood change. An attempt
to review the various conceptions of the term from different perspectives shall be made in this
section, notwithstanding the intensity of the debate on the conceptual meaning ohthe ter

Gentrification was first introduced by a British urban sociologist, Ruth Glass in 1964 to
describe the then trending process of displacement aeffloeme households by highcome

earners in the inner city of central London (Ezeetaal, 2016). Glass concepti on
gentrification provides a classic description of a process of neighbourhood change from low
class residential units into highelass residential spaces via reinvestment, laced with nuances

of class character and its attendant negative eguences (Lehrer and Wier 2009).
Describing the process of gentrification in London citylass (1964)averred that
gentrification is a gradual process whereby the middle and upper class people take over areas
occupied by working class lemcome. Shdurther avowed that the process of gentrification



entails a deliberate or intentional rehabilitation or revitalisation of downgraded houses hitherto
used as lodges or other multiple uses by poor urban residents. The transformation of these
hithertoGshabby modest mews and cottagasto elegant and expensive residences bring with

it a displacement of original occupants due to higher rental costs. According to Glass (1964)
once the process of gentrification begins in an areantinues rapidly until albr most of

the original occupants are displaced thereby changing the social character of the area.

Implicit in the definition above is the idea that gentrification connotes class relations as it
describes a process of owealthyackds ggendry) displdce 6 s u c
working class in their original lowncome habitats. Thus, soon after this seminal description

of gentrification by Glass, researchers began to explore and dissect the concept by examining
various variables that qualify aqeess asantrification. Slater (20)1describes gentrification

as a process whereby houses in blighted areas of the city are being renovated or redeveloped
by the upper class for profit making or residential purposes while enjoying the support of the
policy makers at the detriment of the poor urban residents who are often affected by work
instability, unemployment and stigmatisation. Similarly, in his conceptiayenfrification,

Smith (1982 states that the process of gentrification entails the retaaioii of derelict
residential apartments of the lamcome class by wealthy homebuyers, young professional
developers and landlords. He further distinguishes between redevelopment, which according
to him, entails putting up structures on a land that wandrly developed, and rehabilitation

which is simply the improvement on old buildings. Drawing from this conception, Matare

al., (2014) describe gentrification as a process connected witkslential displacement of
low-income people by relatively wealthy individuals with the sole intent of investing
resources to transform the area by converting the acquired houses into upmarket

accommodation.

However, there is an argument that the term gentrification should not bevazhibeyond its

original meaning of residential displacement as documented by Ruth Glass (Boddy, 2007).
Disagreeing wh this notion, Slater (20J1 made r ef erence to Smith a
over two decades ago which are contrary to the earlier ppooef the scope and context of
gentrification as manifested in the various definitions. It is quite evident that residential

rehabilitation is just an aspect of the term as the process of gentrification, a visible spatial



component of this social tramsfation, has expanded over time. It is a highly dynamic
process that is not open to excessively restgctlefinitions (Slater, 20}1 Slater (2011)

further argues thatthe use ofsugao at ed t er ms such as Orevital
not gentification to describe a process of building expensive housing on previousdome

work spaces meant for use by young pssfonals or rehabilitating leismmcome residences in

favour of the wealthy class is logically incorrect and politically unadveuaguro

Still on the meaning of gentrification and its expansion to encompass several aspects of
production of urban space, Shaw (2008) describes the term as a process involving a total
physical transformation of an entire lamcome residential area byetluppermiddle class.

She further argues that gentrification is n.
rather a process involving the construction of new expensive houses. She states that the scope

of gentrification has gone beyond inndyciesidential displacement, it extends to other forms

such as retail and commer ci all egde ngternitfriicfaitciaotr
Shawés (2008) view on the expansiatedofSatsbBe nKi
(2001 conception of gentrification as the renovation ofdawn households in the inner city

by relatively wealthy individuals. He further maintains that in its first two decades of
emergence, the concept of gentrification had evolved and expanded beyondinisl o
conception to include processes of socioeconomic and spatial restructuring. Similarly, Doucet
(2014) and (2009) argues that gentrification has broadened to encompass several other forms

of urban changes beyond its traditional meaning. It has bmedde explain an upper class
transformation and the creation of rich areas in the decaying areas of cities. In consequence,
decaying areas have transformed into affluent neighbourhoods thereby attracting services,

amenities, shops, and other commerciévdes.

From the forgoing, one can, therefore, deduce that the concept of gentrification has expanded
from its initial meaning to accommodate new urban changes. Ezeala2016) identified

three (3) key features or facets of the character of geatidit 1) gentrification and its
attendant effects have become a universal phenomenon; 2) its scope has widened to cover not
only residential units, but also commercial buildings; 3) the key players in the gentrification
field have expanded from privatedimidual homebuyers to corporate real estate buyers and

public authorities. These arguments for the expansion of the concept of gentrification point to
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the dynamism and growing scope of the phenomenon of gentrification in urban spaces across
the world. Here, the different forms and dynamics of gentrificatawaresponsible for the
confusion about what forms or effects of the phenomenon are the defining ones. For instance,
the original conception of gentrification by Glass as the process whereby lowareinco
households are being pushed out by the wealttiyigtuals, usually in the innagity areas,

which connotes residential displacement, has over time been expanded to include other forms
of displacements such as commercial gentrification (gentrificatitverd by businesses or

profit making motives), statled gentrification (gentrification orchestrated by state actors),
studentification, rural gentrification, tourism gentrification et cetera (Retralt, 2009). It is

also worth noting that all the vatie definitions of gentrification reviewed are in agreement
with the fact that the process primardgtails thenvasionof low-incomeclassby a wealthy

upper and middle incomelass Hence, Hol |l andds (2016) cl a
continued taconrote social injustice manifested in different but related ideas such as class,

migration, social change and wealth

A critical look at the definitions above reveals how the meaning of gentrification has evolved
and broadened over time to encompats®r forms of changes in urban areas. Yet, the term
has not lost its original essenicghe class connotation. It is, therefore, evident and safe to
state that the concept of gentrification is expansive and dynamic due to the dynamic nature of
urban life.However, for the purpose of this study, gentrification is defined @®@ess of
displacement of lowncome earners by relatively affluent private individuals, corporate real
estate developers and public authorities through substantiastment of capital and

construction of infrastructure.
2.2  Social History of Gentrification

The term gentrification was first coined by the British urban sociologist Ruth Glass in 1964

to explain how central areas of Londmere being transformed frolow-i hc ome ear ner
areas to the spaces of the wealthy (Briney, 2010). London is generally regarded as the
birthplace of gentrification scholarship. As a Marxist, Glass always analysed class relations

and societal conflicts through a materialist intergreteto study social change. Her belief in
using sociological research to influence th

soci al change was reflected i n her wor ks
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transformations she noticed weretarring in the London Borough of Islington, where a new
high class, made up of young wealthy professionals were acquiring and rehabilitating the
Georgian terraces for their residential use, led to the emergence of gentrification as a field of
study (Thompon, 2014).

However, this historical account of the London Borough of Islington does only reveal when
the scholarship of gentrification began; but it does not indicate when gentrification as an urban
phenomenon started. As a matter of fact, researchesasuFleites (n.d), Gallagher (2014)
among others traced some earliest instances of gentrification long before even the coinage of
the term. For instance, Fleites (n.d) maintains that the destruction of residential areas in which
low-income people livechicentral Paris from 1853 and 1870 was an instance of gentrification.
As far back as then, the lemvcome residential areas of the central Paris were destroyed by a
member of N a p o Ingerson ofBarbndHaussthanufrerehy displacing the
residmt s to make r oom f or-lingdlsteeets; whiclydisglay thewell f a mo u
known memorials of the city. In agreement with this view, Gallagher (2014) also argues that
the practice of gentrification had been identified and even published few/yefare Glass.

He further states that the process was documented by activist Jane JahelDieath and

Life of Great American Citiegxposing the insensitive decisions and destructive approaches
public authorities adoptlin planning modern cities whemesthetics and revitalisation were

prioritised over human lives.

Barnsbury in London provides another historical account of gentrification process in the post
World War Il era. Barnsbury was reported to have experienced a huge population deficit due
to the relocation of wealthy residents to the suburbs of the London Central Business District
(CBD) shortly after the World War Il (Monaet al, 2014). This flight led to a sharp decline

in rental prices and eventually attracted a pool of-leome workingclass whose poor
maintenance culture led to the decay of the overcrowded houses. This decay was regarded as
a factor responsible for the eventual bagithe city movement of the young and wealthy
professionals in the late 1950s, marking the beginningpfrigication process in the inner

city of London (Monareet al, 2014).

Park Slope of the New York City in the U.S. is another site where early forces of gentrification

were observed in the dawn of thé"2@ntury due to the suburbanisation of the higtome
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residents. The deterioration of Park Slope attributed to the flight of the upper class from the
area and its subsequent occupancy by theimoame households culminated into its official
classification as a slum in the 1930s, following the gregtession. Thus, by early 1970s,
gentrification had already set in the Park
intervention through | egislations sup-portin
down areas (Rerat al, 2009). Gatrification processes have since then continued to increase,
yielding positive and negative results for the upper class andinlmme households

respectively.

It has also been argued that the role played by governments through housing legislations such
as tax credit is one of the key factors that promoted gentrification processes over the years
(Buntin, 2015). These policies are often formulated in the guise of promoting urban renewal
projects but they hayeover the years, been a source of marginatisadnd untoward
hardships to the lowncome households. The Federal Historic Preservation Tax Credit was
an American law enacted to encouragal estate agents apply to the government for a tax
credit equivalent to 10% d¢lie cost of rehabilitation dhe dilapidatedtructure Through this
programme, the renovation of old industisélucturesvas not only made possible but also
lucrative for developersThe Next City, 2018). Another legislation that historically gave
gentrification expression in the. 8. is the Ellis Act 1985 which is a Californian law that
permits landlords to force their tenants out of their rented apartments and then either destroy
the buildings or rehabilitate them into condominiums. Explicitly, the Act was meant to favour
landlords who were tired of the pressure of owning apartment buildings, sell their properties
to earn little more profits without fear of being sued by their tenants. However, Gonzalez
(2016) criticised the Act arguing that it was a major force behind mass asigtigentrifying

San Francisco who were buying solely to evict the tenants and turn their buildings into

condominiums.

Furthermore, in accounting for the historical forces of gentrification, the New York City State
legislators were reported to have passeto law a bill that fuelled the processes of
gentrification in the city. The laws made it possible for landlords to systematically evict their
tenants from theihouses through gradual increment in the cost of the rent whenever a tenant

quits until therent reaches some limit whéme building fails rentstabilised statusThe Next
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City, 2018). This systematic eviction led to the loss of over 152,00&t&nitised buildings
in just a fifteeryear period The Next City, 2018).

2.3 Processes foGentrific ation

The way and manner gentrification occurs tend to follow the same trend across societies
particularly in the developing countries where poverty and high level of unemployment is
pervasive. It is also instructive to note that the processesved in gentrification are
dependent on the actors engaged in it. Howevggrdéess of the actors the falks of the
processes tend to be similar in terms of impact and magnitude. One of the early incidents of
gentrification in Nigeria, for instancevolved the forceful eviction of inhabitants of Maroko
community in 1990. Nwanna (2012) in her study found that out of 41,776 displaced landlords,
only 2,933 were officially relocated. This occurred despite pleas for time and adequate
resettlement land®y the victims and every concerned citizen including human rights
organisations such as the Amnesty International, Social and Economic Rights Action Centre
(SERAC) among others. This incident, which was orchestrated by the then military
government of thetate under the headship of Colonel Raji Rasaki, rendered thousands of the
victims jobless and homeless. The residents of the community were given just one week notice
upon the expiration of which bulldozers were used at the orders of the state goveamment
clear all the structures. The evictions were done without following due process, neither the
victims were compensatewr resettled to another place (Adekola, Allen and Tinuola, 2017).

Several other communities havealsad experiences similar to tlatMaroko in theState.

The processes of evicting the residents of llubirin water front communityalgersimilar to

those of Maroko community (Lawanson and Omoegun, 2018). In 2016, the fishing
community was served a seveay eviction notice upon thegration of which the entire
community was wiped out without compensation or resettlement plan. Another recent
demolition was that of the popular Oshodi market where a significant part of the market was
denvolished and replaced with ultraodern bus termad without compensation for the
victims. This process led to the destruction of goods worth millions of naira (Adekala
2017) . Despite the new shopping structures
traders, it cannot be regarded as adde compensation as only few could afford the costs of

rent and shap maintenance in the complex. Furthermore, one main feature of the
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displacement processes of low income people is the fact that the government seldom makes
any relocation arrangements fibre victims prior to the eviction exercise. Worse still, the
forceful evictions are usually carried out off camera, apparently to escape the uproar of human
rights and civil rights organisations. Odinaka (2016) described the process of demolition of
shopsin Oshodi as a forceful eviction that was carried out by the government through the
deployment of police who were mandated to apprehend reporters taking pictures of the
process as the traders were denied access to their shops to evacuate or retrgoadthair

the course of the demolition. These impromptu demolitions and forceful evictions of low
income businesses and household further worsen the already deteriorated economic conditions

of the masses due to the unintended consequences of the pratsissidét al.,2017).

While the scenarios aboventheone handgepict the processes of gentrification orchestrated

by the state, on the other hand, the gentrification induced by private individuals has also gained
momentum and has been extensivelycdbsd in the literature. Atkinson, Wulff, Reynolds

and Spinney (2011), for instance, argue that landlords who often displagelmwe tenants
through different kinds of harassments and eviction have been accused of orchestrating
gentrification. They fuher explain that the tenants are in most cases evicted through illegal
means. Consequently, the displaced -loeome households are forced to find a more
affordable area which implies moving far away from their work place and thereby incurring
higher commting costs. However, generally the processes of tenant eviction in gentrifying
neighbourhoods, whether forceful or otherwise, are determined by the government through
various legislations or Acts. A case in point is the Ellis Act 1985 which allows |aisdior

evict their tenants and do whatever they choose to do with their properties. This Act saw a rise
in massive displacement of poor tenants by their landlords and the eventual conversion of
their apartments into high rise condominiums thus, favouriadgtidlords at the detriment of

the masses. Thus, government policy which tends to lend support to the landlords has often
been seen as a major force and determinant of mass evictions in gentrifying areas (Gonzalez,
2016).

2.4 Patterns o Gentrification

The concept of gentrification has over time been conceived to mean different things as its

processes become evident in various cities of both developed and developing countries
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(Mathema, 2013). The differences in the meaning of the term are largely attribuitee

social and morphological changes of urban societies (Ezstmal, 2016). The early
conception of gentrification by the pioneer of gentrification studies, Ruth Glass, has been
expanded considerably by contemguy scholars in the field'his expasion necessitated the
emergence of various forms of gentrification in the literature. It is instructive to note that the
early conception of gentrification portrays it as a process of neighbourhood transformation
whereby the lowincome working class housalds in the inner city centres were displaced by

the middleclass home buyers. These middlass home buyers were described as young and
wealthy professionals whose sole aim of capital reinvestment was informed by a change in
their lifestyle (Hyra, 2016 However, this early conception of gentrification seems too narrow
and tends to be restrictive, thereby inhibiting a comprehensive understanding of gentrification
as a dynamic urban process. Therefore, the contemporary gentrification literature had reveale
a huge extension in the meaning of the term. Radrat.,(2009), Sibiya (2012), Monaret

al., (2014), Doucet (2009) are some of the contemporary gentrification scholars who identified
the broad nature of gentrification and its expansion to includes stew forms that were
hitherto unknown to ebr scholars of the phenomenon.

It is also pertinent to note, as part of the dynamism of the concept of gentrification, that the
early phase of genfitation occurred in the ear§0s and it is popularly referred to as the first
wave of gentrification (Sibiya, 2012). This wave was characterised by the emergence and
restriction of gentrification in some of the most developed countries of the worldstilch

United Kingdom and North America (Monageal, 2014). However, this idea of tracing the

root of every development strand (even though whether gentrification is beneficial or harmful
is still a subject of extensive debate) to the British or Amersmgieties is rathdturocentric

as evidences abound on the manifestation of its indicators in otheéEnghish speaking
countries (Monaret al, 2014). Notwithstanding, the occurrence of gentrification in countries
other than the UK and North America regarded as the first alteration in the classical
conception of gentrification, the second being the change in the meaning and processes of
gentrification over time (Sibiya, 2012). Similarly, some scholars such as &eigt(2009)

have described the-gentrification of the high ncome earnersdé resident.
as the third wave of gentrification. Importantly, this wave of gentrification is regarded as a

complex stage of the gentrification process; hence, it is described using a ob@adiferent
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t er ms sughntarsi focdtwi dmwd,geddnewfi cati onod, 0
ofinancificationo (referring to the gentri
previously experienced g e nt nng fgentrifcationoin ) , 0s
university towns) and tourism gentrification (Lehrer and Wietditz, 2009). Despite the plethora
of terms describing the third wave of gentrification, Davidson and Lees (2009) argue that it

can still be of the traditional or classic rfior

Contemporary studies have also revealed that gentrification has not only started occurring in
the fringes of major cities but also in rural areas (Retrai., 2009). This movement, apart

from the inner city centres to the outskirts of cities, has beshe possible by the forces of
urbanisation through the physical expansion of cities by public authorities through a type of
gentrification known as stated gentrification (Ayinde, 2013). This furthiedicateghat the
conceptualisation of gentrificath has gone beyond its original scope to encompass other

forms of urban changes.
2.41 Forms o Gentrification

The extension of the scope of gentrification processes to include other forms than the original
characteristics of the term is an outcome afnistve scholarly investigations conducted by a
number of researchers in the field of gentrification. Some of these studies which include Rerat
et al, (2009); Doucet (2014); ®ppard (2012) among othersneeconsidered to be critical

due to their essence human communities. Although residential gentrification is regarded as
the classical type of gentrification, other types such as commercial gatiwificstatded

gentrificationhave equally been identified and studied in the literature.

a. Commercial Gentrification

This type of gentrification, as the name implies, is a process of spatial transformation which
entails conversion of residential spaces into commercial ones so as to attract business activities
in an area with the aim of maximising profit (Doucet, 2014ud, Reratt al, (2009) also
describethe transformation of public spaces through physical restructuring of the built form

as a catalyst of social filtering and the exclusion of social groups which had earlier dominated
these spaces. Supporting this vigdoucet (2014) argues that commercial gentrification is

increasingly becoming more pervasive in the area of urban development. Explicit in the
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foregoing argument is the fact that these studies tend to focus on the economic gains associated
with commercialgentrification and ignore its negative implications, particularly the social
costs incurred by the original and lemcome dwellers of those spaces being transformed into
profit-driven towers, condominiums, plazas, restaurants, shops, et cetera, forrc@anme
purposes. Yet, commercial gentrification is a growing area of research which tends to
emphasise the fact that when an area is gentrified, it is not just the housing landscape that
changes. Thus, unlike the previous waves of gentrification which weagacterised
considerably by focussing on housing sector, Ernst and Doucet (2013) argue that the third
wave has witnessed a plethora of studies on the retail sector. Therefore, commercial
gentrification has become an issue in many global cities so matdhiginow being compared

with the issue of classical residential gentrification (Yoon and Park, 2018).

Furthermore, in an empirical study on a traditional market in Leeds, Gonzalez and Wiley
(2013) found that with or without government interventiongerad period of disinvestment,

an inner city retail market tends to experience regeneration and expansion so much that its old
customers can no longer afford to patronise it. This finding finds expression in the fact that
gentrified areas experience annmgration of affluent people and eatigration of the
displaced lowincome section of a population. Other writers such as Jeong, Heo and Jung
(2015), Hanan (2012), Ujang (2010) and Astuti and Hananlj2é&fue for commercial
gentrification, amplifying theconomic transformation it brings about in an area such as the
establishment of new retail stores, new job opportunities, beautiful restaurants, shopping malls
and improved local economy in general. Contrary to these views, Zukin, Trujillo, Frase,
Jackson Recuber and Walker (2009) argue that the process of commercial gentrification
favours only a select group in the gentrifying neighbourhood. They further found that the
moment gentrification sets in a location, it brings about a surge in populationydsrtsie

area, thereby resulting into an emergence of chain stores which would eventually shoot up
rents to such levies that the original dwellers or pioneers of the area cannot afford. Implicit in
this argument is the assumption that small businessesisai@ly the direct victims in
commercially gentrifying areas. Thideaechoeghe arguments of Jarmin and Kritzan (2010)

who contend that the establishment of chain stores portends a serious threat to the existence
of small businesses. However, some satebkuch as ChappleoukaitouSideris, Gonzale,

Kadin and Poirie(2017) criticised the use of small business and chain stores categorisations
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to measure commercial gentrification. They based their argument on the fact that such
categorisation ignores thfact that larger businesses and chain businesses give better

conditions of work due to their large capital base.

It is, therefore, clear that regardless of the arguments and counter arguments psedanted

one thing remains obvious, and that is thgpldicement of small individual businesses by
larger businesses mostly in the form of chain or mega stores. It is also worthy of note that in
most cases where such displacement of small businesses by larger ones occurs, it often creates
tension and acrimonlyetween the new entrants into the area andbtigetime dwellers. For

example, a study by Deener (n.d) revealed the tension inherent in Venice Beach California

between théong-time inhabitants and theacoming gentrifiers, who claim authenticity over

conmer ci al space at t he e xAnencanipapuationf t he ar e:

b. State-led Gentrification

Stateled gentrification is another dominant form discussed in gentrification literature. A wide
swath of scholars has studied it as a trending phenomenon in gentrification scholarship. State
led gentrification is described as a situation where natiordllaral governmental policy
actively seeks to promote and support gentrification usually in collaboration with developers.
Thus, the role played by government in promoting urban regeneration is no longer obscure.
According to Bernt (2012the important role played by government in encouraging or
inhibiting urban renewal projects is no longer a disputable .iSEuis insight is evident in
various urban policies pursued by public authorities in the guise of urban renewal or
regeneration but whicbften promotes private capital accumulation. These policies revolve
around tenure mixing policies which involve the introduction of wealthy residents to some
targeted lowincome areas often at a rental price that is affordable to poor tenants (Bridge
Galy, Butler and Lee2012).

Schipper (2014) also maintains that government policies are often designed to promote
gentrification by serving the interest of capitalists and high income individuals, thereby
resulting into the displacement of low income howdg$h Hence, Brahinsky (2014) states
that gentrification is simply the physical manifestation of capitalism in the urban landscape.

The arguments of scholars who conceive gentrification as the physical manifestation of capital
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is hinged on the assumptidmat public urban policies are formulated to stimulate and attract
investment into the targeted locations so as to enhance the local economies and generate
income. Thus, while these policies are intentionally implemented to improve and transform
urban landsape, yet, they bring about hardship toltre-time low-income dwellers that do

not have theapacityto afford the new living standaid the area. However, Clark (2014)
Shipper and Wegard (2015) claim that there weeinstitutionalised bodies in mosbuntries

which restrict gentrification processes. These include badssonsible for town planning
publiclanded assets arnmbusinginstitutions

Another major idea used by the pro sigig gentrification is the idea of social mixing (Huning

and Schuer, 2015). This idea has always been used to argue that gentrification brings both
high-income and lowincome people together and as a result, the latter is expected to benefit
from the former whose presence in the area attracts government attentioicraaddas the
political value of the area. Schipp@014) describethe idea of social mixing akeultimate

policy goalmotivaing public authoritiesn developed societies @urope and Americto
engage in gentrificationThis policy is often geared wards achieving socially mixed
communities. Nevertheless, its outcome is not always pleasant to tieclonmve households

who often become victims of involuntary displacement.

The foregoing arguments demonstrate the fact thatlsihtgentrification, evethough not
the first known form of gentrification in urban societies, has assumed wider application by

public authorities across both developed and developing countries.
2.5  Drivers of Gentrification

As with most phenomena in the social sciences, gemttifin does not have a moenausal
explanation. Striedieck (2012), for instance, holds the view that gentrification occurs in the
Global North due to transformations in social structures during the end of the Second World
War. These transformationsoccarei n t he form of Otertiari sat
attitude towards life and capacity to tolerate different cultures. He further explains
gentrification as the process of displacing original occupHrdglaceby peopleof divergent

lifestyles and various types of households. In agreement with this view, Godlke and

Dolphin (2011) state that the subsidisation of housing after the World Weas responsible
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for systematic movement of white citizens and investment of capital out of the inner cities

into the suburbs. Here, gentrification is seen as resulting from a lifestyle of a new-middle

class made up of mostly young urban professionalshigthincomes, high social and cultural

needs and demands (Ste d i e c k , 2012) . Con s e gas argued by, t he
BaumSnow and Hartley (2016); Couture and Handbury (2016); Ding, Hwang and Divringi
(2016),change the social character of theaaby making it adapt to their cultural needs and
demands, thereby forcing the original inhabitantgho do not belong to their classo leave

the environment because they cannot afford the new living standard.

Policy perspective is another angle frorhigh other researchers, such as Holland (2016),
Kennedy and Leonard (2001), Aka (2010) among others, look at the drivers of gentrification.
For instance, Aka (2010) claims that gentrif
that encourages ddepers and ensures social mix. Specifically, the US government in the
60s and 70s enacted certain laws and acts aimed at abolishing racial discrimination. These
laws and acts led the white and black middkess to flee the innagity to suburbg an act
thatcausedconcentration of poverty which in turn brought about decay in the inner city areas,
thereby paving way for gentrification processes to set in. Holland (2016) also argued that tax
incentives provided through tax breaks for firaste homebuyersral sometimes for historic
preservation are the most direct policies that drive gentrification processes. Such policies
increase the likelihood of movement into the {m@ome housing stock by the upper class.

He further asserts that the provision of soaraknities like the building of terminals and the
construction of other public utilities at local levels have been identifiedriagrs of
gentrification. Other types of policies that trigger gentrification include mortgage programmes
aimed at supportingiore lending as well as government programmes such as the HOPE IV
which was meant to rehabilitate dilapidated public housing stock in the cities (Holland, 2016).
These policies, however, bred marginalisation and social injustice as they paved way for
evictons of the lowincome households as witnessed in the Californian Ellis Act of 1985

which permits landlords to force their tenants out of their rented apartments.

FurthermoreEllen, Horn and Reed (2016) identified reductiorriiminal activitiesin areas
populated by the urban poas a factor attracting gentrifiers. This can be understood from the

viewpoint that the lowincome areas are often located at the centre of the city and as such,

21



they have location advantage in terms of amenities and proxmnitgrik. However, decrease

in crime rates alone cannot adequately explain the occurrence of gentrification in urban areas
as argued by Hyra (2016). Similarly, Edlund, Machado and Sviatchi (2016) disagreed with
Ellenet al, (2016) and identifiedn increasé working hours coupled with near absente
relaxation time as factors attracting young professionals to the inner city centre. This is
because they are able to commute less by moving to the inner city areandams$o the

Central Business Distii (CBD). However, Hyra (2016) disproves this view, arguing that a
significant number of millennial (young professionals in their 20s and 30s) do not work in the

CBD and as a result, they do commute out to someigblsuburbs.

Couture and Handbury (20)L&ssert that the density of service amenities such as modern beer
gardens, coffee joints and bike shares were some afriversof gentrification in the US.
However, Hyra (2016) downplays these causesstatds that service amenitiesre/aot
sufficiert to engender gentrification. Rather, public policies of the 1990s such as Housing
Opportunity br People Everywhere (HOPE VI) veesome of thalriversof gentrification.
The policies deployed billions of dollars to demolish distressed public housireps @m the

fringes of many CBDs.

Other researchers examined the drivers of gentrification from economic perspective. Aka
(2010), for instance, is one of those scholars who aver that the imbalance between job growth
and the housing supply is the major cdmittor to gentrification processes. He further explains

that as more jobs are created in large number, the demand for housing increases, and this
implies an increase in the cost of housing. However, this argument does not adequately explain
the causes ofantrification because increase in housing cost in the inner city is in itself a
disincentive for prospective buyers (gentrifiers). Thus, Kennedy and Leonard (2001) in their
study of the causes of gentrification in some cities of the US, identified ayvafittctors

such as rapidncrease in employmenhigh cost of housingpredilection forabundant
infrastructure in theity, taking advantage of governmeptlicies as well as increased traffic
congestion and lengthening commutes as major drivers affgetion.

2.6 Costs d Gentrification
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Literature on gentrification is replete with the consequences of the process, although scholars
have divergent views as to whetltlee effects of gentrification we positive or negative. This
argument has dominated the gentrification scholarship for several decades. While one camp
sees it as a process of revitalisation or renewal of dilapidated areas of the urban space so as to
promote social mix (Huning and Scheist2015; Sheppard, 2012; Aka, 2010), the other camp
simply reveals the negative effects of the process such as the displacement of low income
households and businesses, and the widening gap between the rich and poor, thereby
exacerbating poverty and sdciaequality (Christafore and Leguizamon, 2012; z&ikal.,

2015; Godswill and Ukachukwu, 2018). In this sectithrerefore, an attempt wasade to

discuss both arguments. Meanwhile, those who argue against gentrification present their

arguments in the ligt of social and economic costs the process entails as presented below.

2.6.1 Social Costs dGentrification

One very significant component of social cost of gentrification is residential displacement of
low-income households (Maloutas, 2011). Even thaaghe researchers hold the view that
gentrification is not as bad as it is being portrayed by its opponents (Buntin, 2015), a wide
swath of scholars has studied and found a remarkably negative impact of the process on,
particularly, low-income earners. Fanstance, Lees, Slater and Wyly (2008) expthat one

of the major social costs of gentrification is the displacement of the elderly people, the
indigenous inhabitants and other lavcome residents as they are not able to afford the costs
oflivingint er ms of accommodation, feeding and ot}f
of their areas by the new higihcomegentry However, these views do not take into account

the fact that gentrification equally reduces the concentration of poverty and anohe,
improves the character of the gentrifying areas. This is possible because the process engenders
mixture of social groups. Although as it improves the image and character of an area, it also
diminishes the historical character of the urban didfiieeset al., 2008).

Amplifying these negative views of gentrification, Striedieck (2012) avers that the influx of
people of highncome brings with it an increase in taxes. He further states that the

redevelopment of the gentrified areas also results antancreased demand for offices,
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residential and commercial spaces which eventually lead to rise in the costs of living. In
similar vein, Aka (2010) also explains that despite the lofty advantages of gentrification such
as aesthetics and reduction in ceimates, it poses a serious social problem of displacement
and racial discord. The findings of his study on Atlanteated that the racial discord sva
engendered by the influx of middle income whites back into the inner city to displace the low
income bhck race. Similarly, using Detroit as a case study, DoucetPagash (2015)
corroborate thiagentrificationpolarised and promoted social inequalities; it lacks the capacity
to reduce poverty and unemployment and does nothing to promote access tosdsouitye
dwellers. Loss of social diversity; affordable housing as well as the commercialisation of
housing in the gentrifying and nagentrifying adjoining areas have been identified as effects

of gentrificationrinduced displacements (Granger, 2010).

Contrary to theeclaims, Meltzer and Ghorbani (2015) claim that regardless of the various
views on gentrificationnduced displacement of leimcome households and its attendant
negative consequences, earlier studies found no evidence of displacenoemtiofgncome
households. They further explain that those findings were corroborated by other more
comprehensive studies. In consistency with this view, McKinnish, Walsh and White (2010)
also found no evidence of displacement of -loaome norAwhite houskolds whom, they
argued, remained in gentrifying areas. Intffagc El | en an Jevéh@WRetigpttme ( 20 1
low-income poor households in gentrifying neighbourhoods experience an increase in income
and tend to be more satisfied than other-gentrifying neighbourhoods. Similarly, Sullivan

and Shaw (2011) in their study of retail gentrification in Portland, Oregon found that black
residents of the studied gentrifying areas were pleased with the convenience of the nearby

retail.

Other scholars examidehetensions thagentrification brings abouhian area. Aka (2010)

for instarce, argues that the displacement of-ioaome black by the higlmcome white, as

witnessed in the US, connotes racial and spatial inequality through a systemic invasion. A
study canducted by DNAinfo Chicago (2016) found that Pil$ea neighbourhood that was

mostly Mexican in the 197Q0slost about 10,000 Hispanic families due to the movement of

upper class individuals into the arélence gent ri fi cati on iasi Ghidbcag

of areas inhabited by Ieimcome earners of colour by mostly young and wealthier white
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people due to rent increment. This process has the potential to ignite conflicts between the
various ethnicor racial groups in the area. This scenario could b@stvin multiethnic
societies of the developing nations like Nigeria, which is believed to have over 250 ethnic
groups. However, the scantiness of gentrification studies in this regard in African societies
tends to obscure the phenomenon despite the lpreeof its indicators especially in Lagos

city I a home to multitude of different ethnic nationalities.

Other researchers focused on homelessness as a social effect of gentrification processes.
According to the findings of a study by Murray (2017), haaglcommunities in gentrifying
areas often experience the worst form of ev
to maximise profit by hiking rents. Thus, Camp (2012) avers that the hike in rent and home
prices often results into increased payeand further worsen the spatial inequality in the
affected areas. In the same light, Godswill and Ukachukwu (2018) amplified the harsh effects
of gentrification on the indigent urban residents. They contend that the direct effects of most
urban regenerin programmes and gentrification in S8bharan Africavere demographic
displacements and joblessness which bring about acute hunger and homel€xbess.
researchers such Blyden Edlynn and Davi§2006) maintained that persons displaced as a
result of gentrification suffer from different forms of psychological trauma due to loss of their
homes and the network of family and friends, loss of quality and stable education for their

children due to relcationandits attendant consequences of frequent changes of schools.
2.6.2 Economic Costs dGentrification

Closely related to theocial costs of gentrification we the economic costs experienced by
victims of gentrification processes. Several sctsolanojustify gentrificationdo sobased on

the gains associated with it, and even see it as an urban blessing. The proponents of this view
see gentrification as creating mixggtome communities, raising the stock of social capital,
increasing tax revenu@romoting the provision of better social services and enhancing the
quality of education in public schools due to thenigration of new wealthy class (Jennings,
2016). However, these lofty advantages only reveal the positive aspect of gentrification. O
the flip side of the phenomenon, lamcome residents of the gentrified areas do face serious

challenges due to the gentrificatioropesses. In a study conductedBoston community,
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Jennings (2016) reveals th& o s t ®ld Ppetty businesseswhich form part of its

socioeconomic structure wemegativelyaffeced by gentrification processes.

In the same light, Lloyd (2010), Sutton (2010) and Meltzer (2016) support the fact that local
businesses such esnveniencatores supemarkets andestaurantsised to benajorparts of

the constitution of theneighbourhood until gentrifation set injn the 1970s. These areas,
according to Sutton (2010) and Fairlie (2012), have always been seen as conduits for
entrepreneurship, particularly among thinority and immigrant populations. However, these
local or small businesses and mienaterprises, despite their significance to the growth of
economic activities of lovincome areas, have been undermined by the processes of
gentrification. Thus, Jennys (2016) again in a study on small businesses and -micro
enterprises in some communities of Boston, US, presented data collected finfa th8A
business data base, the Bureau of Labour Statistics and US Census County Business Patterns.
The data reveatethat 37, 805 business establishments were in the city of Boston as at 2013
The highest percentage (58%) of these business establishments were-seentes; (15%)

were retail in nature; while (12%) were in insurance, finance, real estate or fag.dnly

(2%) of these establishmentgere found in manufacturing. The data further disclosed the
number of workers in each establishment, the highest being 315,298 workers employed in
serviceoriented business establishmedtier 66% of these businessaaployed between 1

and 4 workers irrespective of their small size. However, these businesses are being threatened
and weakened by the process of gentrification despite the implications of their large size for
future economic development of Boston. Thhs,rble of small businesses in residential areas
cannot be overemphasised as they do create wealth at local levels and keep it in circulation
for longer periods (Jennings, 2016). Also, it is a segment of the economy that ensures the
stability of families h an area through engagement of the local residents in active economic
activities. However, the influx of higincomegentryinto the gentrifying areas often changes

the character of the areas and eventually distortedbeomic conditions of the lortigne
residents. Similarly, in their study on local business, Liu and Ma (2015) found that small
businesses were kicked out as tourist gentrifiers and other wealthy people moved into the run
down areas because they could not afford the newly increased rehedmgh tax revenues.

This shows that the process of gentrification could be a source of weakness and jeopardy,

particularly for the local or smallusinesses and the economic Wweihg of cities.
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Wyly and Hammel (2004) on the other hand, discussed the role of banks and realtors in
facilitating segregation of households through biased practices in favour of the wealthy
individuals. Supporting this view, Biro (2007) explains that once gentrificgtionesses
become dominant in an area, banks widen the income gap between-thedowelong-time
inhabitants, the middielass and the higincome earners by lending to more wealthy
borrowers. Consequently, discrimination from banks and realtors plageswtincome
residents at a greater disadvantage and deepens the negative effects of gentrification.
However, scholars such as Meltzer and Schuetz (2012), and Meltzer and Capperis (2016) have
disagreed with these arguments stating that gentrificatiomdmbout services that were
hitherto norexistent in the gentrifying area. It also opens new vistas of employment
opportunities. They explain how gentrification processild facilitate access to localised
employment opportunities and that the lomwome ad less educated households benefit from

the residential integration of relatively wealthier and more educated gentry fostered by

gentrification.
2.7  Adaptive Strategies of Urban Residents to Gentrification

Traditionally, internal displacement has alwalgeen associated with armed conflicts,
insurgencies and general situations of violence. Yet, gentrificatidnother development
induced projects are gradualbeconing the biggest sourseof displacementTerminski

(2013) for instance, identified development projects as major factors responsible for internal
displacement in the urban space. These displacements often come with severe social
consequences such as homelessness, food insecurity, loss of source of livelthoofl, la
access to healthcare servicestingtoff socialties and extreme poverty. Howeydisplaced

people often adopt certasdaptivestrategies that would cushion the effects of timew

condition.

Other studies have shown that social support plgystactive role during times of stress by
enhancing adaptive coping behaviour of the victims. Dolbier and Steinhardt (2000) affirm this
assertion by stating that a personb6s percept
than actual supporeceived, plays an important role in the prediction of coping effectiveness,
well-being, psychological and physical health. This again corroborates the argument of Galea,

Ahern, Resnick, Kilpatrick, Bucuvalas and Gql&002) that individuals who maintain

27



supportive social relationships are more resilient in the face ehliéatening conditions. In

the same vein, some writers conceive poverty as a factor that determines the type of adaptive
strategies people employ at individual level. Justino (2013e0ds that strategies adopted

by displaced people to secure their lives and livelihoods are typically a function of their
vulnerability to poverty and violence. Hence, most of the displaced people tend to fall back
on their families, friends and other ra@s for survival. This corroborates the findings of
Bonkat (2014) that victims of violence largely depend on their relatives from the countryside
and the welito-do extended relatives in the city, religious organisations as well as civil society
groups or basic needs. As part of their coping response, stisdaced peopleseek
assistance and advice or even moral support from their friends and familyemrseon their
perilouscondition. The seeking out social support is a coping strategy that can mkeoechs

to be relevant to problefiocused coping. Other scholars focused on business coping
strategies with environmental threats. KitchiBtackburn, Smallbone, and Dix¢2009) aver

that the amount of resources obtainable in a given location coupled itwitlevel of
munificence largely determines the degree of adaptation of a business to certain environmental
shocks. Thereforefor businesses, particularly displaced ones, to survive, they must build

certain adaptive capabilities to environment shocks

Furthermorejn examining the strategies employed by people in difficult situatemseral
studies have revealed different adaptive strategies in different contexts. For instance, in their
study on displaced women in Khartoum, Bello and Daoud (2014) dised that many
displaced women resort to menial jobs in the informal sector such as street vending and
domestic services as adaptivestrategy. Supporting this view, Oyefara and Alabi (2016), in
their study on coping strategies of displaced women iro&afpund a number of strategies
employed by the displaced females. These include reliance on support from family and
friends, street vending, begging from the public, prostitution and otkaraimjobs. With

regard to thadaptivestrategies with their ladth challenges, the study found that the displaced
women largely depended on herbal medicine to thee illnesses. However, this study is
limited as itadmitedthat homelessness was a major social conseqoédcslacement, yet,

it was unable to unaver the coping strategies adopted by the homeless women. Similarly,
Rudolf and SchimitPranghe (2018), in their study of coping with displacement in Myanmar

and Thailand, found diversification of livelihoods, modification of socioeconomic units,
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having nany residential houses among others as coping strategies of the displaced people.
This, however, cannot apply to majority of the poor urban residents, who even before their
displacement did not hatke economic power to afford even diversification of themurces

of income, let alone owning multiple residences.
2.8  Social Relations & Gentrification

There are many divergent views on social relations of members of gentrifying areas just as
there are different arguments on the social and econmrsts of the phenomenon. The fact

t hat gentrification is regar deamplieaapotantiagpr oce s
classbased tension or conflict among members of gentrifying neighbourhBodmstance,

a study by Aka (2010) in Atlanta reaked the existence of racial discord and acrimony
between longime residents and the gentrifierBhe findingsof the study revealed that the

racial discord wa engendered by theflux of middle-income whites back into the innatyc

to displace the lovincome Back race A similar study byDoucet andPogash (2015) found

that gentrification wa a global process that polarised and promoted social inequdhtes;
consequence of which is the feeling of angst and anger often manifestesisiand sour

sccial relations. In similar veinSereno(2014) alsoargued thathere were evident concerns

about racial and ethnic displacensny higherincome categorthatmoved into old and poor
gentrifying neighbourhoodsWhile these studies revealed the characier 6i nvaded
gentrifying neighbourhoods, yet, they did not take cognizance of the advantages brought about

by the influx of highed income class into economically distressed neighbourhoods. Also,

some scholars posited that gentrification engenders socialinich invariably upgrades and

positively changes the character of a neighbourhood from an old and psiviekgn
community to a more buoyant or affluent neighbourhood.

Meanwhile, sudies conducted in racially segregated communities in the USrbesaled a
growing abhorrence of gentrification processes among the poor black communities. The
processes were considered as aggravating and worsening an already existing racial discord of
the earlier urban renewal p erd oddutewdliibeate wa s
systematic displacement of the workidig@ssand middleclass Back communitiesHowever,

other researchers such as Buntin (2014) and Horowitz (2015) opposed this view arguing that

gentrification was nothing but an imaginary procasis hardly occurs, and that even when it
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does the movement of wealthier people into the economically distressed communities does
not actually lead to displacemeifitius, #laying the claim for racial discord among members

of gentrifying communitiesTobar (2015) went afar as claiming that gentrification was an
important tool for racial desegregatidtiowever, this claim is rather subjective as it does not
take into account the views and woes of the victims of gentrificationargsat the receiving

erd of the consequences of the process (Jennings, 2016).

Further illustrating the patterns of social relations of gentrification, Jennings (2016) described
the scenario in Boston where political fights ensued between residents in trying to retrieve
land for equitable uses and improvirtgeir living and housing conditionsSimilarly, the
systematic eviction of tenants by landlords in gentrifying neighbourhoods has been described
as having damaging effects on the social relations of members of gentrifying ndgrasau

This systematic evictiois often done by raising resgohigh that pootenantsare forced out,

and thereafterenovate th property to attract wealthier people

Another study by Jeong, Heo and Jung (2014) in Seoul revealectteolvsectowasaffected

by gentrification processe3he study found a rapid involuntary displacement of retail
businesses in the area due to rising cost of shop rent which has forced some old businesses to
relocate from the main street to smaller pathways in the toamekker, a good number of the
respondents claimed to have given up their lifetime business owing igtheost of rent,

hence, the existence of a general feeling of anxiety, dissuasion and despair among members
of the gentrifying communitySimilar to this study was conducted by Jennings (2016) in
Boston community.The studydisclosedthatgent r i fi cati on has hamp
businesses and put the patronage ofwhite customers living in Boston to very low ebb
thereby depleting the ecomic fortunes of the cityThis is because one of the major
advantages of retail establishments is to foster social and cultural vitality. However, according
to Zukin (2009) these social effects were not equally enjoyed by every member of the
gentrifying reighbourhood, and that they instead aggravate the existing ptitambetween

theold andnewretailers

2.9 Theoretical Framework

"30



Since the emergence of gentrification as a field of study, scholars or researchers on urban
issues have been debatingettablish its theoretical foothold (Mathema, 2013). A theory is a

set of interrelated concepts that have been developed to explain various characteristics of the
natural world. It is a repeated observation and testing which incorporates facts, predictions,
law-like assumptions that are widely accepted. Thus, a theory is regarded as a veritable tool
used by social scientists to create a model of reasoning sdmalrealitieswhich is different

from abstractions A theoretical framework, therefore, provides a platform for expressing a
theory of a research study. It presents and describes the theory that explains why the research
problem under study exists. Wi th thiA§) found

has been adopted as the theoretical framework for this study.

2.91 Weberian Social Action Theory

The primary focus of Weberdés conception of
human actors attach to their actions in their mutual orientatiithin specific socidistorical
contexts. Weber distinguished himself from his predecessors through his analytical focus on
individual human actors as against conceiving Sociology in sadtaral terms (Priya, n.d).

Put di fferent | yaof Sovidogyemasoos thecsabpectieepnieanings that actors

attach to their actions in their mutual orientations within specific social contexts.

For proper understanding of Weberés concept

taken into considerian:

1. I n his popular and classic study AThe Pr
Weber identified the concept @erstehemvhich he argued is crucial to understanding human
actions and social change. The concept refers to emphatic understratitign, that is, the

meaning attached to a given action by the individual. This supposes that the concept of
gentrification as @rocess of displacement of lemwcomefamiliesor businesses emerged as

a description of observed actions and reactionghef gentrifiers and victims of the

displacement processes respectively.

2. Weber also argued for the possibility of generalisation about the (4) basic forms of

motivators for human actions. This presumes that gentrification as a social action is being
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driven by several factors. Hence, there is no moaosal explanation as to the factors
motivating individuals, corporate entities or governments to engage in gentrification-of low

incomeareas or neighbourhoads

3. Taking from the above premise, Weber as temeinist argues that human action is
determined or shaped by social structures. This is because céatsor socialgroups tend

to encourage certain general types of motivation for gentrification processes. For instance, in
some societies or commuii, economic motives such as desire for profit maximisation;
social factors such as the need to preserve cultural heritage, aesthetics or tourist attraction;
developmentdiactors such as the need baild infrastructure mong ohers coulde regarded

as s$ructural issues that shape the actions of individuals, corporate entities and public

authoritiesin gentrification processes

Thus, in one of his famous works O6Economy a
science concerning itself with interpregivuinderstanding of social action and thereby with a

causal explanation ofitscouden d c onseqgquencecci.® dqy Wetblee ri eafno |
and dmeaningd constitute the focal points o
regarded asllahuman behaviour to which an actor attaches subjective meaning. More so,
action issocialonly when it takes the behaviours of others into account by virtue of subjective
meaning attached to it by the acting individual and in so doing oriented in itsecdthis

i mplies that soci al action can be oriented

behaviour.

To grasp the full essence of the SAT and how it explains the gentrification processes, the basic
assumptions underlying the theory weramined in the following section:

a. Social action may be influenced by the past, present or future actions. This supposes
that gentrification is influenced by actions of the past, present or future. The past actions here
can be regarded as the previouslesetent patterns or living arrangements of the urban
dwellers based on population size and density. The present refers to the current physical
transformations of theentrifying areaswhile the future refers to the plans of private
individuals, corporaterdities or public authorities through various urban planning/renewal

agencies which has direct or indirect tieg on the displacement of leimcome households
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and businesses thereby altering the settlement patterns and influencing patterns of social

relaions among interacting members of the gentrifying communities.

b. Social action presupposes the existence of other individual and some actioeshby

Thus, social action is possible only if there is another individual whose action or behaviour is
influencing another to act or behave in a specific manner. This implies that gentrification,
particularly the type driven by private individuals, is encouraged or promoted by actions of
the gentrifiers who make handsome offer for the property ofotigetime residents thereby
enticing them to voluntarily sell off their properties and relocate to another place. Thus, the
gentrifiersd actions (moving into the gentr
gentrifying areas (relocation to another glasimply show that social action does not occur

in a vacuum. The process of acquisition as well as the subsequent transformation of the
physical and social character of the gentrifying community is oriented towards the relocation
of the gentrified membets another community.

C. Social action should have another subjective meaning to another particular social
action. Thus, equisition of properties in loancome areas by the gentrifiers is a social action

in as much as it is intended to attract imslate other buyers with a view to populate the
gentrifying area with people of similaharacteristics. This type of gentrificatioras found

in this study to bassociated with political motiveshere the actors (gentrifierehgaged in

gentrificationwith a view to achieving some political scores.

In line with these assumptions, the SAT was based on four stages of analysis:

i. Traditional stage: This has to do with customs, traditions and their usages. In other
words, traditional actions are actionscot| | ed by traditions, that
been doneo. Traditionally, people want to |
good roads, potable water, electricity, industries and ministries etc. are often concentrated.
Thus, owniig a property in the inner city is seen by many urbanites as a strategic opportunity
hence, the wealthy members of the society would rather spend huge amount of money to own

a property in the core city than build on a virgin land in the outskirt of theloitglation to

the processes of gentrification, the traditional stage of gentrification isatbased by

acquisition of lowincome residences at the core of the city and transforsange into
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residential houses helatively wealthy elites. Howevethe influence of cultural values of
maintaining close physical contact with family members rendered the pace of gentrification

process very slow and quite inconsequential in its early stages.

il. Affective stage: This stage has to do with actions determined hye 6 s s peci f
affections and emotional state regardless of the consequences. It is motivated by the emotional
state of the actor. The emotional satisfaction derived in acquiring a property in the heart of the

city where basic amenities are well providesiwell as the proximity to work, to meeting

business associates, family members and eleefiends explain the essence of this stage as

a type of soci al action. Her e, the gentrifi
their personal emotiorisrespective of the consequences of their actions on members of the

gentrifying community an@r the community.

iii. Value-Rational stage: This is an action that seems irrational because it is directed at a
value that cannot be motivated in rational termsrtter to achieve that value the individual

may be just as rational as the person displaying-gd@nal social action. It involves the
cherished values of the actors of gentrification. The cherished values for the gentrifiers depend
on the motive of thendividual actors. While some engage in gentrification to satisfy their ego

of wanting to live in the city entre, many others gentrify leimcome communities so as to
maintain close contact with their kinsmen and proximity to their workplace. Hencesfacto
such as religion, ethnicity, geographical location, gender or political affiliations may play a

crucial role in driving the processes of gentrification.

iv. Goal Rational stage: This is also known as maants rational action. It is motivated

by the desiréo reach in a most efficient way an end result that can be defended with rational
argument. The means that will lead to that goal are carefully selected. It is determined by
expectations as to the behaviours of objects in the environment and of other theings.

Actions in this stage are carried out to achieve a certain goal. Here, the gentrifiers engage in
the process because of the expectations of the outcome which is often favourable to them. The
gentrifiers here may gentrify a community when theyisedts potential commercial value

and the likely profits to be realised. Similarly, most of the physical town planning projects
embarkedon by governments such as slums clearance, residential and commercial houses

demolitions with a view to construct mastructue fall within this category.
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Therefore,the SAT wa basically useth this studyto probe indepth understanding tte

social history, processes, drivepatterns and adaptive strategiege@trification However,

due to its obvios limitations to explain the @ts of gentrification andheir attendaneffects

on social relations between the original occupants of the gentrifying areas and the gentry,
Mar x 6 s a |loryas adopted to compliment the SAT in providing cogent and holistic

theoreticalexplanatios of gentrification processes in Laggate.
2.9.2 Marxist Alienation Theory

The study uses Marxist Alienationh&ory (MAT) to provide cogent understanding of
gentrification particularly in emerging cities like Lagos, Nigeria. To begin with, Marxist
theoretical orientation begins from the premise that the mode of ownership of means of
production tends to stratify human society into twtapeocial classeshe ownerof capital
(bourgeoisie) and the workers (proletariatyhile the former controls the means of
production, the latter owns nothing but its labour. By implication, the interests of the two
classes are not the same and thiseadkeir relationship antagonistic. Inequality and injustice
are the major contradictions characterising social relations of production in the capitalist
system and they bring about a feeling of what Marx callieshation, that is, estrangement or
separabn of the workers from the product of their labour. Thus, alienation in German
philosophy refers to keeping apart of things that naturally belong to each other. Marx describes
the objectification of the worker in the process of material production ofsgmod services

as alienation due to the idea that the process makes the worker alien to hisAkdwation,
according to Marxthereforetakes placevhen that which is intrinsic to the existence of man

is reduced to a mere object or commodity.

Furtheradvancing the idea of alienatiddarx (1844)described it aa reality whichoccurs
when ondeels they have lost control of their livés.line with this, subsequent researchers
contend that the central idea of alienation is a sense of separatidationréo some other
elements in the environmem®in objectis alienated from r@other objecwhen it is seen as
separate from thaither object; onés alienated when they are seen as being separate from
things or people that naturally surrouth@m In essence, therefqralienation refers to how

people see and recognize themselves and their environgesrhan19%59).
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To grasp the essence ditaation theory, Seeman (1959) proposed a conceptual clarification

of alienation by identifying five basic phenomena that result from alienation. These include:

Powerlessness: this refers to a situation whereby an individual loses complete
control over tleir behaviour. This is the first problem experienced by victims of
gentrification due to alienation. As members of gentrifying areas become
powerless, they lose control of their behaviour thereby tending towards exhibition
of abnormal behaviour and aggresstendencies towards the gentry (wealthy
individuals, or even public authorities).

Normlessness: this refers ttoe expectation that socially unacceptable behaviour

is required in order to attain specific godlsus, by implication, the invaded old
inhabitants of gentrifying areas as a result developed the expectation that they
could inhibit the proliferation of the gentry into their area by exhibiting normless
behaviour such as verbal, physical and in some extreme cases spiritual attacks.
Meaninglessness: this takes place as a resldtwogxpectation of being able to
make meaningful predictions about future consequences of behaWinen
victims of gentrification fail to achieve their specific goals despite exhibiting
socially unacceptdb behaviour, the consequence is a feeling of meaninglessness.
Here, life in the gentrified community becomes meaningless for the original
inhabitants thereby creating in them a strong feeling of dejection and depression
thus giving up on a better life $gang as the influx of the gentry continues.

Isolation: thisis a tendency to attribute little value to convicsam ideals which

are typically highly valuedAt this stage, the depressed old inhabitants of the
gentrifying areas no longer believe in tlideals of the community. They feel
isolated as a result of the new cultural norms and values that have infiltrated their
community with the arrival of the gentry.

Estrangement: Sedstrangement shows a level of dependence on specific types of
behaviou for expected future consequencesis is the peak of the problems that
result from alienation. Here, members of the gentrifying areas experience a deep
sense of separation and detachment from their original community due to changes
that occur in the saal character of the area. Consequently, they live like aliens in

their community as there lands and houses are being acquired byiadugte
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wealthy people who mostly belong to an ethnic and/or religious group different

from theirs.

Therefore, the l-income occupants of gentrifying areas experience a deep sense of
alienation as a result of the incursion of their communities by aihagime class of wealthy
individuals, corporate entities or even public authorities. They feel alienated because apart
from the change brought about by this O6inva:
they deeply feel so estranged from their aileaseas they feel were their birth right where

lived their forefathers. Also, the fact that the gentry are oftategory of people with whom

they shared nothing in common apart from citizenship engenders in them a feeling of being
systematically displaced by different ethnic and/or religious groups. This feeling of alienation
constitutes a recipe for normlessnessthie gentrifying areas, hence the occurrence of

perennial crisis between the ongl inhabitants and the gentry.
2.9.3 Conceptual Framework

This section consists of a diagram expression of the relationships among various vhaables
interplay inthe social context of gentrification in Lagos state. Hererdleeof each variable
and thdink between the two theories adopted was explicated
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In Fig. 2.1, an attempt was made to present interplay of various variables that constitute the
social context of gentrification in Lagos state. The sduistiory of gentrification in Lagos

can be bifurcated into colonial and postcolonial phases. Both phases have similar features as
they were characterised by conscious attempt to create elitist residential and administrative
areasthrough demolition of lowncome residential and business structures. These actions
were considered rational purposeful by the colonialists and theopasl political elites due

to their expediencin achieving the desired goals of development despite its alienating effects

on the urban poor.

Fig. 2.1 also shows some key variablegeneric and specific factoris that promote
gentrification. The generic variables include influx and expansion of businesses, quest for
public authorities to transform Lagos into one of the leadingatiges of the world, rising

costs of living etc. These variables were considered generic because they constitute macro
factors that promote gentrification in the stafbe specific factors include profieeking
behaviour of the individual gentrifiers, proximity, relative cheapness of property in the
gentrified areas, and the ease with which individuals connect to other areas of the city.
Similarly, the desire of an indidual gentrifier to maintain close affinity with their relations
was found to be specific driver of gentrification in the state. Also, other indivighesalific
motives to engage in gentrification weseeking political relevance in the gentrifying areas

as well as safety during conflicts. Theoreticallshile the generic factors depict actions that
were rationally purposeful (zweckrationdle individuatspecific factorsvere valuerational

actions or what Weber termed verbindlich.

The figure further sbws two major processes involved in gentrificatiogovernmentand
privatedriven processes. The governmednven processes entailed harassment of the
occupants of contested lands and disregard for court injunctions of stay of action which often
resultsinto forcible evictions of the poor occuparikbe privatedriven processes, on thther

hand, involvesubtle persuasion of landlords or landlagdissially by agent$o convince them

into selling the propertiesdowever, some of the property owners sthidir houses out of

sheer desire raise capital while others used the money realised from the sale of their houses to

migrate to some advanced countries of Europe and America.
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Fig. 2.1 also shows the various patterns of gentrification that have manifetegbs state.

Here again, the patterns were bifurcated into: governindnted and privatenduced
patterns. The former entails types of gentrification such aslstht&ransiinduced etc. and
these were usually accompanied witlposition of excesse taxes followed by harassments

and eventually leading to demolitions of buildings or businesses mostly being owned by the
urban poor. While the public authorities often justify their actions as purposefully rational, the
victims of these actions felt aagjted, frustrated and alienated. Meanwhile, the priveteced

type of gentrification includes residential, commercial, political and criminal gentrifications.
A common denominator in all these types of gentrification is the fact that they were actions
caried out by private individuals for certain generic or specific motives such as profit
maximisation drive pdesire for capital expansion which are value rational actions. However,
it is worthy to note that the remaining occupants of gentrifying areashasd® not yet sold

their houses still constitute victims of these types of gentrification. This is because the
proliferation of the upper class into their community brings with it a drastic change in the
social character of their environment in terms stalition of their long held cherished social
values and norms as well as the psychological trauma associated with the exodus of their long
time family and friends in the gentrifying community. This experience engendered the feeling

of alienation among thieft-behind members of the gentrifying areas.

Similarly, the fgure shows another key variable of the social context of gentrification in Lagos
statei the costs of gentrification. This was also subdivided into economic, social and political
costs of gentfication. The economic costs entailed displacement of usually scelk, low

income businesses, high living costs which manifested in commercialisation of residences
(residential houses doubling as living and business apartmé&his)social costs inveé
rendering the vulnerable urban poor homeless due to lack of affordable hdossm@f
cultural heritage through displacement of the indigenous cultural custodians. Concerning the
political costs of gentrification, fig.2.dhows how gentrificatiodetegmines electoral victory

of politicians, and either expands or shrinks territorial control of traditional rulers in most
gentrifying communities of Lagos stafEheoretically, thereforea deep sense of alienation
ensued even among political actors andliti@nal heads that are resident in gentrifying

communities.
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Fig. 2.1 further showsertainadaptive strategies as key variables in the social context of
gentrification in Lagos state. Three major adaptive strategies were found to be adopted by
members of gentrifying communitiésstrategies to cope with residential and commercial
displacement, teategies to cope with cost of living and strategies for effective social
relationship. The use of refurbished containers, relocation to less desirable areas and reliance
on family and friends were rational purposeful actions take as strategies to ¢hsheffiects

of gentrification by its victims in Lagos stat@milarly, the victims adopted diversification of
sources of income, seeking shelter and purchasing essential goods like groceries in non
gentrifying areas as rationally purposeful effectivetsgi@s to cope with high cost of living.

Also, intracommunity interactions predicated on periodic meetings and contributions
intervened in fostering a relatively good relationship between old occupants and the gentry in
the gentrifying communities.

A distinctive feature of sociological study of gentrification lies in the patterno@éls
relationsamong members of gentrifying communiti€ne of the major variables intervening

on the social relations of gentrification is the meaning attached toriv af gentry into the
gentrifying communities. While few members among the old occupants perceive the arrival
as modernisation and development, majority see it as systematic invasion of their community
with attendant consequences such as displacerhémiolong held and cherished customs,
traditions, beliefs, norms and values. Similarly, all kindset#tionswhetherit is between the

state and members of gentrifying communities, various ethnic groups, traditional heads as
well as between old occupia and the new gentry were characterised as being cdatizn.

Thus, the victims of gentrification become powerless as they often interpret life as being
meaningless with potential for normlessness and a tendency for isolation which culminate into
totd estrangement of the victimslence, the existence of perennial conflicts, crisis and
clashesall of which were predicated on the deep sense of alienation felt by the original

inhabitantsof the gentrifying neighbourhoods
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CHAPTER THREE
METHODOLOGY

3.0 Chapter Overview
This chapter consists tife description of the research design, the study area, type and sources
of data, methods as well as techniques of data collection and analysis.

3.1 Research Design

This studyadopted a crossectionaland descriptiveesearch design. It is a cressctional

survey design because it involved systematic selection of representative sample out of the
target population of study in terms of the variables under assessment. It agedalor
concurrent use of quantitative and qualitative methods of social inquiry. Similarly, the study
was retrospective, in that it allowed for the documentation of past experiences of the
gentrifying households and business units. Furthermore, in eamgtto use quantitative
method of social inquiry in this research, information on the sdemographic
characteristics of the respondents, including other variables in the objectives appropriate for
numerical analysis was collected and subjected toldeitstatistical analysis. While the
guantitative method of social inquiry was employed to elicit numerical information on the
subject of investigation, the qualitative method of social inquiry was used to draw insights on
the social reality of gentrificain-induced displacements across the selected areas Lifeing
History (LH), In-Depth Interview (IDI), Key Informant Interviews (KII), Observation and

Focus Group Discussions (FGD
3.2  Study Area

The study area for this research was Lagos State, SoeghNigeria. A brief history of the
area was deemed necessary to provide an insight into the nature of the locations selected for

the study. Lagos state is made up of twenty (20) Local Government Areas (LGAs) with an
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estimated population of 21 million inbigants (The World Population Review, 2019). Lagos
State is bounded to the south by the Atlantic Ocean; to the north and west by Ogun State; and
to the east by the Republic of Benin. Due to its rapid urbanisation, Lagos is regarded as the
most populous camrbation in Nigeria; fastest growing city in Africa; and the seventh in the
world (World Urbanisation Prospects, 2018). Thus, the choice of Lagos was informed by the
fact that it has the highest number of gentrifying neighbourhoods with several low income
households and businesses being displaced by more affluent classes thereby bringing about
sociospatial and demographic changes in the affected areas.

Historically, the main challenges of Lagos have been growing urbanisation and increasing
natural population growth (Nwanna, 2012). One key physical predicament of Lagos is its
limited ability for geographical expansion due to its coastal location, and this has made it quite
challenging for the state government and policy makers to effectively mamadienited
landscape; hence the extensive reclamation projects in different areas of the state (Filani,
2012). This pressure over limited landscape is equally responsible for the decay in the urban
neighbourhood in the city which led to different rehahildn and redevelopment
programmes embarked on by the government to give the city a face value. This, coupled with
the emergence of an advantaged high income class who displace original low income residents
of several areas of Lagos using their affluemosstituted some of the grave, demographic,
cultural, sociespatial, political and economic concerns in the city and which needed attention

from both academics and policy makers.

To explore the context of gentrification in Lagos state, six (6) L&A mapped out and
selected as representatives of the entire state. The justification for the selection was due to the
identification of gentrificatiorinduced displacements in the areas through a pilot study earlier
conducted. The selected LGAxlude Agege Alimoshq Oshodj Eti-Osg Lagos Mainland
andLagos Island LGA. The geographical spread of these areas was presented in the map

below:
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Table 3.0

Matrix of Gentrification i n Lagos State

S/IN | LGA Locations GPS Measure
1 Agege Sango 637014. 454
319637.398
Moricas 6.624.913
3.315.758
2 Eti-Osa Orile Maroko, 6.449.567
Ajah 3.568.417
Ikota, Ajah 6.455.878
3.568.718
3 Oshodi Bolade 6.467.970
3.666.097
Mafoluku 6.441.425
3.854.555
Church street 626630. 7740
349641.8740
4 Alimosho Akowonjo 6360626. 430
3.18612.900
Ayobo 6.36604.050
3.14622.572
5 Lagos Mainland Yaba, Makoko 629644.5920
323621.2820
6 Lagos Island Apongbon, Idumotélsale Eko) |63 6 6 09 . 7 9 8
3.36651.546

Source: Field Survey, 2020.
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3.3  Study Population

The target populationfahe study was made up of lotigne and new residents (gentrifiers)

in the affected (gentrifying) areas in Age@shodj Eti-Osa, Lagos Mainland, Lagos Island
and Alimosho LGAs. The choice of these locations as the population of the study was
informed by the fact that they host comntigs that have either been observed to experience
varying degrees of gentrification arere actuallyfaced with the threats of being gentrified

based on the pilot study carried authe area.
3.4 Sample Size

The sample size for the study was drdwm longtime and new residents (gentrifiers) in the
gentrifying areas of the selected LGAs. Thus, both quantitative and qualitative techniques of

data collection and analysis were used in the study.
3.4.1 Quantitative Sample Size

For results of a study be effectively used for generalisations, drawing a quantitative sample

size is necessary for a representative sample from the target population. Thus, in drawing the
sample size for the quantitee aspect of the research, cCbr an d s (1977) s a
determinatiorfor unknown populatiomas adopted. This was based on the fact that there was

no official data for the gentrifying neighbourhoods of the selected LGAs at the time of the

study. Therefore, the following calculation was done using the formiitdl as's:
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Z?P(1- P)
e2

Where N = Sample Population;

Z = Statistics level of confidence (1.96);

P = Assumed prevalence or proportion of gentrification in the study locations (0.5)
1 = Constant;

e = Marginal error (0.03).

196°[0.5(1- 05)] _ 38410505)]  _ 0604

Sample population = =10623. 1
Pie pop 007 0.0009 0.0009
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Table 3.1

Quantitative Sample Size Proportion

S/N | LGAs Proportion Sample size
1. Agege 0.16 178

2. Oshodi 0.16 178

3. Lagos Mainland 0.16 178

4. Eti-Osa 0.16 178

5. Lagos Island 0.16 178

6. Alimosho 0.16 178

7. Total 1.00 1,067
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Table 3.1 shows the quantitative sampling proportion for each of the LGAs. Equal proportions
were allocated to the selected LGAs in order to give respondents in each of the LGAs equal

chance.
3.4.2 Inclusion Criteria

This study included all longme and ew residents (gentrifiers) in Agege, AlimoskRshodj
Lagos Mainland, EtOsa and Lagos Island. Also included were the gentrificatidaced
displaced persons and those facing the threats of being gentrified in the selected h&As.
long-time residents had to be residents in the areas for at least Jeyeél8. However, the

new residents required only a minimum of one (1) year in the areas to be included in the study.
3.4.3 Qualitative Sample Size

The gqualitative sample size entails selection of participants in their natural settings. In this
study, a prposive selection of (24) 4depth Interviewees; (24) Key Informant Interviewees;

(6) sessions of Focus Group DiscussidfSD); and (6).ife Histories werelone.

Table 3.2 Summary of Respondents, Informants and Interviewees
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Informants/Intervi ewees/Respondents IDI KlI FGD LH Questionnaire

Developers 6

Displaced tenants 6

Religious leaders 6

Community leaders 6

Staff of LASURA 6

Staff of LASBCA 6

Residentsf gentrifying areas 1067

Long-timeresidents 6

New residents (gentrifiers) 6

Voluntarily displaced landlords 6

Lease or rent agents 6

With regard to the hdepth Interview (IDI), (i) longtime residents (ii) displaced landlords

(i) new residents (iviisplaced tenanis the selected areaseve selected for the interviews
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in order to have wdepth information on the issues under study as the categories selected were

either the key actors or victims of gentrification processes.

For the KIlI, the following key informants weselected: (i) staff of the Lagos State Building
Control Agency (LASBCA) and (i) the staff of Lagos State Urban Renewal Agency
(LASURA), (iii) real estate developers and (iii) Lease or rent agents. This is because the
aforementioned categories havefpssonal experience and firstand information of the

gentrification phenomenon in the study area.

In terms of the Focus Group Discussion (FGBs)(6) sessions were organised with religious
leadersn the gentrifying areas’he FGDs were made up ofl@ menbers in order to ensure

robust discussions and fruitful interactions.

Concerning the Life ktory, six 6 oral historians were engaged in order to get some social
historical backgrounds of the sodaltural forces that shagethe selectedgentrifying
communities over time. What informed the adoption of these qualitative research techniques
was the desire to elicit adequate description of the qualitative aspects of the data in the selected
areas. It was much beyond the quantitative descriptions of thecsubgtter as it provided

deep insights into thgentrificationissues under investigation.

The decision to adopt these techniques of data collection was informed by the desire to obtain
rich data from the respondents, informants or interviewees whoneem@nly familiar with
the issus under study but also have been affected by it in one way or the other. Thus, as

anticipated, their wealth of experience had come to bear on the findings of the study.
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Table 3.3

Summary of Quantitative and Qualitative Sample Size Distribution

SIN | LGAs Quantitative ~ samplg Qualitative sample size
size (Questionnaire) o
KII IDI FGD Life His
1 Agege 178 4 4 1 1
2 | Oshodi 178 4 4 1 1
3 Lagos 178 4 4 1 1
Mainland
4 Eti-Osa 178 4 4 1 1
5 Lagos Island | 178 4 4 1 1
6 Alimosho 178 4 4 1 1
7 Total 1,08 24 24 6 6
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3.5  Sampling Techniques

The study employed a mubtage sampling technique. In this, details of the selection of

respondents and participants were carried out in stages as detailed below.
3.5.1 Sampling Procedures

Stage onelt started with the purposive selection of Lagos state. This selection was informed
by the observed prevalence of numerous displacements of low income households by affluent
classi a process referred to as gentrificatibrthrough a pilot study conductday the

researcher.

Stage two: This stage involved a purposive selection of six (6) LGAs of Lagos state. The
reason for the selection of these LGAs purposively was due to the quest to explore the
existence and also to gain deep insights into the patterthdypologies of gentrification

processes in the state.

Stage three:This stage was concerned with the use of purposive sampling technique to select
two (2) communities that have been observed to be gentrifying based on the pilot study
conducted in eachfdhe selected LGA. These included: Moricas &adgo (Agege); Orile
Maroko and Ikaa (Eti-Osa); Yaba and Makoko waterfront communities (Lagos Mainland);
Ayobo and Akowojo (Alimosho); Idumotaand Apongbon(Lagos Islanyl and Bolade,
Mafoluku (Oshaod).

Stage four: Here, another purposive sampling technique was used to select all gentrifying
streets in the areas identified above from each of the selected LGAs.

Stage five: This was the final stage where the actual respondents were selected using
systematic sapling technique. Thus, the respondents were drawn at every five house
intervals. That is to say that every fifthi"5house on the selected streets was selected until
the required number of the determined sample size was arrivétisttechnique was so
scientific that it gave equal chance to all respondents in the neighbourhoods. Zdblg@&s

the LGAs and the selected gentrifying neighbourhoods.
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Table 3.4 LGAs and the Gentrifying Neighbourhoods

S/IN | LGAs Gentrifying Neighbourhood Selected Streets

1 Agege Moricas, &ngo All

2 Eti-Osa Orile Maroko, Ikota Soliu Aina street,
Bola Matanmi street,
Opesheyi street, Sak|
Ologun street

3 Lagos Mainland Yaba, Makoko waterfront communitieg All

4 Alimosho Ayobo, Akowonjo All

5 Lagoslsland Idumota,Apongbon(isale Eko) All

6 Oshodi Mafoluku, Bolade Church street All
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3.6 Research Instruments

The study adopted both quantitative and qualitative methods of data collection. The details of

how each of the methods was applied are shown below:
3.6.1 Quantitative Method

The collection of data through this method entails the gathering of numeriecalvidat
structured questionnaire designed in sections so as to elaborately collect the relevant data for

the study.

Structured Questionnaire: The structured questionnaire was the quantitative instrument
used to collect data from the respondents. It wastatedtin relation to the specific objectives
of the study and categorised into sectiondJ)A Sections A captured demographic profiles
of the respondents; Section B addressed issues related to théistaigbf gentrification in

the study areas; Seon C focused on the drivetd gentrification in theareas SectionD
examined the processe$ gentrificdion in the areas; Section &alt with thepatterns of
gentrification in Lagos state; section F described the costs of gentrification in Laiggs sta
section G containedadaptive strategies of lofigne residents of the gentrifying
neighbourhoodsand section Homprised the social relations of gentrification in Lagos state.
Furthermore, the structured questionnaire was designed both kenged ad closegended
formats. This helped in eliciting relevant numerical informatisadfor quantitative analysis

from which explanations on the relationships between variables were derived.
3.6.2 Qualitative Method

Qualitative method of data collection irlves the collection of nenumerical data or
information so as to enable the researcher hademh understanding of the subject under
investigation as well as the expression of
phenomenon without being Bied. The following qualitative datechniquesvere employed

to gather data suitable for nmmerical analysis in the study.
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a. Key Informant Interviews (KIIs): Key informant interview is a qualitative
instrument that enables a researcher gather quaditdaita from the selected key people
among the study population. In this study, twenty four (24) key informant interviews were
conducted in order to elicit vital information from key participants, using a guide which the
structured questionnaire could rim# used to capture. The participants for the Kl included
real estate and property developers, staff of the Lagos State Building Control Agency
(LASBCA) and the Lagos State Urban Renewal Agency (LASURA) who provided
information about their experiences aniyificationprocesses the study areas. This helped

the research in obtaining insights into the social reality of gentrification in the study areas.

b. In-depth Interview (IDI): This is a qualitative technique of data collectionialih
goalistoexpr e respondentsd viewpoints, feelings.
Thus, it is discoverpriented and has the potential of digging wa@pth information about

a given issue. In this gy, a purposive selection of twerfiyur (24) respondentsas done

across the six (6) selected LGAs, that is, four (4) interviewees were drawn from each of the
selected LGAsThese included displaced tenants, displaced landlordstilmegesidents and

new residents (gentrifiers).

C. Focus Group Discussions (FGDs) FGD is also a qualitative method of data
collection where a researcher conducts interviews with a number of homogenous group
members. In this study, the researcher condwsite(6) sessions of FGDs& one for each of

the selected LGAdt goes without saying that all variables suitable for-namerical analysis

in the specific objectives were captured in the FGD guide. This was necessary in order for the
researcher to be able to have a robust understanding of the phenomenon undehnistudy
might not have been adequately elicited in the quantitative aspect of the research.

d. Observation: As an instrument of data collection, observation was employed to
observe people, locations and structures that were experiencing gentrificationtso as

ascertairthe drivers processeand patternsf gentrification in the study areas.

e. Life History: As a technique of data collectiobife History was used to gather,
present and interpret the historical information based on the personal experiedces a

memories of the people living in the gentrifying communities of Lagos state. The oral account
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was sought from culturally sanctioned traditio@arers, and this has afforded the researcher
adequate insights into how and what has been the norm or chanigeselected gentrifying

areas, thereby enriching the quality of the study.
3.7  Procedure of Administration

The administration of the structured questionnaire was based on the sample size apportioned
to each of the selected areas. In order to ease the administration of the copies of the structured
guestionnaire, the researcher employed at least three resesistdnés in each of the selected

LGAs who were trained in the procedures of data collection. Thus, for the conduct of key
informant interviews, irdepth interviews and focus group discussions, the researcher served
as the moderator of all the sessionshefinterviews and discussions and was assisted by one
research assistant who served as thetadier. In order to have the records of all the responses
from the interview sessions, permission to take the digital recordings of the sessions was

sought for asier retrieval of discussions for the analysis of the study.
3.8 Data Processing
3.8.1 Quantitative Data Processing

The processing of the quantitative data for this research began alongside with the fieldwork.
Thus, the completed structured questiormaiere edited in the field almost immediately by

the research assistants before the actual entry of the data. The structured questionnaire were
then edited and entered for data processing by the researcher. Quantitative data was entered
using computer, iowed by data cleaning. This has assured the research of 100 percent error

free and authentic data which was processed and analysed.
3.8.2 Qualitative Data Processing

This entaiédthe recording and storing of the data collected using tape recordeheigid
of research assistants whoextin the capacity of notéakers, while the researcher sehas
the moderatorThesedataweretranscribed almost immediately after the interviews in order

to minimise errors, partidarly where English language wast used.

3.9 Methods of Data Analysis
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The analysis of this research was based on the various instruments utilised for data collection.
In other words, since the study trianguthtgiantitative and qualitate methods, the analysis

of the study was subped to both quantitative and qualitative analytic strategies. For the
guantitative method, descriptive analysis baseduaivariate, bi-variate through cross
tabulations andmultivariate throughmultiple regressions were used. In terms of the
gualitativemethods of analysis, thematic analysis was used to analyse the Kills, IDIs, FGDs,
Observation and théife History. The Atlagi quaitative data analysis software and

ethnographic summaries, and content analysis were used.
3.10 Validity and Reliability of Research Instruments

The validity and reliability of instruments were given adequate attention. Thustespod

the study instruments was undertaken with experts in the field. Thereafter, face validity was
done. For thedliability of the data, the quantitative data was subjected to a reliability
coefficient at Chronbachos al pha U 0.7 whi

recommended to be the benchmark for a very strong reliability coefficient.
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Table 3.5

Matrix of D ata Collection and Analysis Techniques by Specific Objectives, variables and instruments

SIN Objectives What to Examine How it was examined Lnssé:juments that were How it was analysed
T Age 1 Age f Simple percentage
1 Gender 1 Gender 1 Questionnaire 1 Ethnographic summaries
. Gt . - 1 Occupation 1 Occupation T Ki T Atlas ti
Socio-demographic characteristics 1 Income 1 Income 1 FGD 1 Multiple regression
1 Ethnic group 1 Ethnic group T IDI
1_Marital status 1_Marital status
1 Years of stay at the gentrifying areas
1 Processesf gentrification 1 Forces behind gentrification U
e g 9§ Life history . .
i Describe the social history gntrification in Lagos State 1 N_aturg of gentrmp_ano_n T Actors of_gentrmcanon 1 FGD 1 Ethnograpmc summaries
1 Timeline of gentrification 1 Community leaders q DI 1 Atlasti
1 Historical accounts 1 Religious leaders 1 Kl
1 _Archival records
f Human causes of gentrification f Social factors of gentrification  Mean, simple percentage
1 Geographical factors 1 Physical constraints of gentrification 1 Questionnaire 1 Crosstabulations
" . e f Economic factors  Economic issues of gentrification 1 IDI 1 Multiple regression
" Analyse the drivers of gentrfication in Lagos State 1 Political drivers 1 Rental, lease and general property value increasq 1 Kill 1 Ethnographic summaries
f Culturalfactors f Political and public policies f FGD  Atlasti
1__Administrative delineations
1 Investigationinto the processes of acquisition of
T Prqce_sses of acg_ulsmon house_s |n_ge|jtr|fy|ng areas q DI q Cross tabulations
) o { Evictions/demolitions 1 In\_/e§t|gat|on |nt_q processes of T K q Ethnographic summaries
iii. Describe the processes of gentrification in Lagos state | § Resettlements, compensations ewctlo_ns/c_iemolltlons i | 1 observation q Atlas ti
f Courtinjunctions 1 Lr:)vtestlgatlng whether compensations were paid 1 Questionnaire q Photography
1 Examining various court injunctions, pleas etc
1 Types of gentrification 1 Level of awareness about gentrification
1 Information about forms of gentrification 1 Identification of the forms of gentrification knowr] 1 Questionnaire  Mean, simple percentage
f Timing of gentrification 1 Sources of each form of gentrification 1 IDI 1 Crosstabulations
iv. Examine the patterns of gentrification in Lagos State fPrivate wealthy indi 1 Degree of prevalence T Ki 1 Multiple regression
gentrification 1 Category of people associated with each form 1 FGD 1 Ethnographic summaries
f Various government intervention programmes  Observation Photography
resulting to gentrification
1 Social cost of gentrification 1 The effects of gentrification on urban poor 1 Questionnaire  Mean, simple percentage
- 1 Property values, rent, lease etc. q Crosstabs
. e 1 EC‘?F‘O"“.C CO.S[S. 1 Degree oftension, mistrust, and hatred T FGD  Multiple regression
V. Examine the costs of gentrification in Lagos State 1 Political implications gree oten e 1 DI P or .
1 Ethnoreligious issues 1 Marginalization, discrimination etc. T K Al Ethnographlc summaries
1 Psychological issues T Healthrelated challenges 1 Observation 1 Atasti
1_Mental challenges
1 Education
1 Commermal issues 1 Parent ability to send their children to school 1 SéeDstlonnalre 1 Simple percentage
vi Investigate the adaptive strategies of kinge residents of 1 Sﬁ;r:ré%:echanlsms with the new cultural 1 The ability of urban poor to cope with new living E i 1 Crosstabs
. gentrifying areas in Lagos State 1 Inter-personal relations between the old and n style in he areas T K 1 Multiple regression
residents 1 The trauma and agony of displacement 1 Observation 1 Atlas ti
1 Relationship between long time and new
) ) ) o T :;I:tsi}:risship between different traditional 1 Investigation into the nature_ pf the relatiqn_ships g %:estlonnalre  Simple percentage
Vi Determine the social relations of gentrification in Lag authorities 1 Power_tussle betweep theditional authon_tles 1 Kl 1 Cros_stabs )
State 1 Social relations between different ethnic groug f cl}’i:plzging Ic‘iwnir:cosmoe co’r)natzni‘t:ie?s ption 1 Observation E mﬁj:épllie regression
1 Relationship between state actors and victims 1 Life history :
gentrification




3.11 Ethical Considerations

The respondents were informed of the objectives, methods and anticipated benefits of the
study and verbal consent was sought from the interviewees. For the purpose of beneficence
and being conscious of cultural sensitivity, the report oféisearch was communicated

to the representatives of the areas of #search. This has contributedmenséy by

bringing about some practical solutions of the phenomenon of gentrifichtiaddition

to this, the following social research ethics werietty applied in the course of the study:

Respect for PersonsWritten/oral informed consent to participate in the study was sought
from all respondents/participants. The researcher ensured that all respondents/participants
were treated with maximum confidentiality. They were assured of anonymity in their
participation in the study. Thus, participation in the study was made completely voluntary.
They were also assured of the right to voluntarily withdraw from the study at any time

without intimidation they so wished.

Non-malfeasance of Respondents/ParticipantsThe respondents/participants were
assured not to be victimised in any way where there was withdrawal of participation;
neither were they subjected to any form of risk or discomfort.

Beneficence Respondents/Participantgill respondents and participants wereoimhed

of the primary purpose of the research, which was to examine the context of gentrification.
They were also assured of the potential joy and happiness accrued to them based on their
participation in the research. In addition, they were informed giakential benefits they

stood to gain in the future, if the results and recommendations of the study were

implemented by the government and policy makers.

Justice: All respondents/participants of the research were treated with fairness and
equality withaut discrimination or prejudice. In other words, there was no preferential

treatment for any participant in the study, irrespective of any affiliations.

Cultural Sensitivity: T h e researcher ensured t hat res
systems and practisgevalues and norms, including those of the communities to which

human subjects were selected were duly respected.
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CHAPTER FOUR
RESULTS AND DISCUSSION
40  Chapter Overview

This chapter consists of presentation, analysis and discussion obtietted in the field.

Both quantitative and qualitative methods of data collection were used hence the data
analysis was concurrently done in line with the specific objectives of the study so as to
arrive at a logical conclusioA total of 1,067 copiesf questionnairgvere administered.
However, only 894 were retrieved and found valid upon which the analysis of the study
was based. SimilarlyKll (24), IDI (24), FGD (6), LH (6) and Observationsvere
successfully conducted and found valid for the ansly®ius, this chapter is structured in
sections; section one deals with the sat@onographic characteristics of the respondents;
section two focuses on the social history of gentrification in Lagos state; section three
explores the patterns of gentrifizat; section four examines the processes of
gentrification; section five is concerned with the drivers of gentrification; section six
examines theosts of gentrificationsectionsevencontains the adaptive strategies of the
urban poor in gentrifying areavhile section eight treats tisecial relations between long

time residents and new comers in gentrifying areflsagos state. The results of the study
were presented in frequency tables, graphs, content narratives and pictures so as to enable
robust ad meaningful discussion of findings of the study.

4.1  Sociedemographic Characteristics of the Respondents

Demographic attributes constitute important factors in understandisgdtacontext of
gentrification in Lagos state. This is because they geowmsights into the contextual
peculiarities of the problem under study. Thus, so@mographic variables can be
regarded as indispensable component of sociological research endeavour. In this study,
survey was conducted on residents of the gentrifyirepsain the selected local
government areas of Lagos state. The selected residents weredeglevictims or
potential victims being faced with the thredbeing gentrifiedy living in thegentrifying

areas. The goal of the survey was to elicitédigt-handinformation and get thimsights

and experiences both active and passive agents of gentrification irgémerifyingareas.

A study of the interactions between and among these human agents and the environment
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is so vital in understanding the processes of production and reproduction of urban space.
Thus, the survey in this study has the potential to provide a basicé&eat andnclusive

urban polites

The sociedemographic variables that were examined in this study inchg#e gender,
marital status, educational attainment, etityjaeligion and occupation. Others include
monthly income and residential statdsable 4.1 summarises the results on the socio

demographic attributes of the respondents.
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Table 4.1

Sociodemographic Characteristics of the Respondents

Demographic
Variable

Age

1827

28-37

3847

4857

5867
68-above
Gender
Male
Female
Marital status
Single
Married
Separated
Widow
Education
None
Primary
Secondary
Tertiary
Others
Occupation
Civil service
Trading
Bureau de change
Clergy
Artisans
Unemployed

Religion
Islam
Christianity
Others
Ethnic group
Yoruba
Hausa

Igbo

Others

Average income (N)

Unemployed

< 49,999
50,00099,999
100,000 >
Residential status
Tenant
Landlord/landlady

Agege

(n=159) (n=149)

12.6
23.9
21.4
17.0
12.6
12.6

68.6
314

13.2
56.0
24.5
6.3

4.4
6.3
51.6
12.6
25.2

5.7
22.0
31.4
8.2
18.9
13.8

49.7
38.4
11.9

34.6
40.9
15.7
8.8

13.2
11.3
25.8
49.7

66.7
33.3

Respondents (%)

Alimosho  Oshodi
(n=153)

12.8 12.4
10.7 10.5
28.2 27.5
23.5 22.9
10.1 9.8
14.8 17.0
65.1 60.1
349 39.9
23.5 28.8
34.2 30.1
28.9 28.1
13.4 13.1
34 3.3
5.4 5.2
24.2 34.0
42.3 33.3
24.8 24.2
22.8 12.4
18.1 39.6
8.7 1.3
10.1 6.5
28.2 30.7
12.1 9.2
37.6 36.6
41.6 40.5
20.8 229
63.1 63.4
13.4 13.1
14.1 16.3
9.4 7.2
13.4 7.2
27.5 13.1
45.6 21.6
13.4 58.2
80.5 84.3
19.5 15.7
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Eti-Osa
(n=145)

3.4
24.1
8.3
28.3
28.3
7.6

69.7
30.3

18.6
51.0
20.7
9.7

13.8
21.4
37.9
12.4
14.5

9.0
17.2
0.0
6.9
24.1
42.8

35.2
36.6
28.3

53.8
2.1

29.7
14.5

42.8
29.0
24.1
4.1

40.7
59.3

Lagos
Mainland
(n=144)

13.2
111
29.2
24.3
10.4
11.8

48.6
51.4

13.9
49.3
26.4
10.4

1.4
5.6
37.5
43.1
12.5

20.1
36.8
9.0
6.9
21.5
2.8

37.5
43.1
19.4

50.7
10.4
24.3
14.6

2.8
2.8
24.3
70.1

59.7
40.3

Lagos
Island
(n=144)

13.2
111
20.8
21.5
20.8
125

59.0
41.0

16.7
43.1
29.9
10.4

2.8
1.4
47.9
30.6
17.4

13.2
39.9
13.2
4.2
28.5
4.2

38.9
43.1
18.1

54.9
111
18.1
16.0

4.2
0.7
22.2
72.9

72.2
27.8

Total
(N894)

11.3
15.3
22.6
22.8
15.1
12.8

62.0
38.0

19.1
43.9
26.4
10.5

4.4
7.5
38.9
28.9
21.5

13.8
28.9
10.9
7.2

24.2
14.1

39.4
40.5
20.1

53.2
14.5
19.0
13.2

13.9
115
24.3
50.1

67.6
324



With 18 as the minimum age for inclusion in this studgspondents were generally
informed about gentrification and could provide insggbrt the actions and reactions of
Lagos residents towards gentrification processes. Thus, table 4.1 presents various age
categories of the respondents whatarge number othe respondents was found in the

age group 387 and 487 with 22.6 and 22.8 respectively. This alludes to the fact that
Lagos being a commercial centre is made up of economically active population. Another
explanation for the large condeation of the respondents in these age groups has to do
with the fact that majority of Nigerians often get employed at the age of 30 and above
considering several factors which delay the youths from gradusgingll aghe awaiting

period for illusivejobs in the country.

However, there were striking differences across the six selected LGAs which further show
certain peculiarities owing to the characteristics of the people that constitute them. For
instance, while larger respondents in Agege LGA fathiw the age category 287
constituting 23.9% of the total population of theA Ghe scenario differs in EfDsa LGA
where a majority of the respondents were found in the age groups748nd 587
representing 28.3% and 28.3% respectively. This sugitfestmajority otherespondents

in Agege were youths as against their counterparts HO&#i who were older. On the
whole, the age distribution indicates the presence of very fewer respondents in the first
and last age groups category, that is2Z8nd 68 and above as they constitute 11.3% and
12.8% respectivelyThis may not be unconnected to the fact that, given the Nigerian
context, while the lower age bracket constitutes a demographic group that is largely in
school, the upper most age bracket pases an older population that is often in retirement

stage.

The table further reveals the gender distribution of the respondents. Male dominance tends
to prevail across the selected LGAs with slightiataons. For instance, E@sa, Agege

and Alimosho IGAs had the highest percentages of male respondents representing 69.7%,
68.6% and 65.1% respectively. This perhaps is not unconnectieel fact that the three

LGAs share certain socemographic characteristias common such asmarket
structures an@cdherence to traditional and religious beliefs. In contrast to these LGAS,
Lagos mainland, Lagos Island arm@kshoditend to have a relatively larger female
respondents represented by 51,494.0% and 39.9% respectively. This is a clear
manifestation of theicommon features such as their wider contact and exposure to

Western culture where more female defy any cultural barriers to engage in social and
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economic activities. Thus, even though male dominance is quite glaring in the sex
distribution, the female pezatage is equally significant and vital enough to get their views
on the getrification processes in Lagotase.It is worthy to note thah the course of data
collection for this research, men tend to be in charge in many housefukls because
thewomen mostlyoccupe d t h e fA b amenkesperad Thiscouldbe ekpiained

in light of the prevailing patriarchal nature of most African societies.

In terms of marital status of the respondents, the study indicates higher rate of married
people as 19.1%, 43.9%, 26.4% and 10.5% were single, married, separated and widowed
respectively. Thisndicatesthat majority of the respondents were married arglgshows

not only thecapacity for marriage but also thalue attached td by members othe
gentrifyingarea. Howeveralook at the indivilual LGAs, Agege and Ef®sa LGAS with

56.0% and 51.0% respectively of married population, furteeengthens #ir
commonality earlier established. For instance, the highest percentages of married
respondents (56.0%) found in Agege is an indicator of adherence to the behef in
institution of marriage particularly at an early stage of life. Besides, the area laage
concentration of Hausa ethnic graup tribewhose marriage is largely not determined by

income or educational attainment butreligious anctulturalvalues

The data further reveal divorce/separation as the second largest category withain over
(26.4%). This suggestsralatively high rate of divorce/separation among residentsef
gentrifying communitiesThe reason for this high percentage may not be unconnected with
harsh economicealitieswhere many households struggle to feed as ritajfrthe urban

poor in the state live on less than a dollar per day. However, this explanation may be
considered inadequate particularly when we examine the rate of the separation or divorce
in each LGA. For instance, while Efisa, comprising largely Yo-income and middle

class residents, has the least rate of separation/divaages Islandon the other hand,
which is a residentialand commercial location of highcome residents, records the
highest rate of separation/divorce. This may, however{tbbted to the transient and
individualistic tendencies of residents of highly urlsadi areas. Similarly, places with
large concentration of relatively homogenous population tend to exhibit lower rates of
divorce/separatio as depicted in Agege and Hisa LGAs whose populations were

characterised largely by religious and cultural influences.
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It is also imperative to note the low rate (10.5%) of widowhood across the research areas.
Thus, while the less urbanised and more relatively homogenous popalzitibgege and
Eti-Osa with (6.3%) and (9.7%) respectively had the least number of widows, the more
urbanised and higlncome residents of Lagos Island and Mainland tend to have higher
number of widows. However, Alimosho afghodiwhich have several characteristics in
common such as densely populated markets and overly congested vehicular movements,
and thisof courseexpose many married couples to extremely dangerous activities, hence
the higher mortality rate and by implicatibigh widowhood rate.

Concerning the educational attainments of the respondents, the data reveal that majority
of the respondents (38.9%) had secondary school leaving certificate as their highest
gualification. This large percentage was followed by (28.8%b)esenting the percentage

of respondents with tertiary qualifications. Similarly, (21.5%) of the respondents had
educational qualification different from the conventional ones. This suggests that a
sizeable number of the residents belong to certain-sntiural backgrounds that do place
premium on other forms of education such as Islamic education, vocational/skills
acquisition qualifications perhaps due to a largely held notion that the conventional form
of education does not always yield a rewardwig The table further indicates a lower
number of respondents with primary schoofrmnécertificates represented by 7.5% and
4.4% respectively. This can be attributed to the importance and relevance accorded to
schooling in Lago®einga centre of exalence which attracts people from batithin

and outside the country. Thussidents tend to key into the universally cherisheddes

of learning as a means of climbing the social ladder. In addition, the data reveal certain
characteristics peculiar gach LGA in the state. For instance, in terms of residents with
no any form of education, E@®sa LGA has the highest percentage (13.8%). The reason
may not be unconnectad the fact that majority of the residents of tgentrifying
communities were vians of Maroko evictions of 90s. These resettled communities have
been living in the new area for about three decades without any improved basic social
amenities such as quality education, healthcare, electricity and other basic necessities of
life. This invariably has compounded their harsh seonomic conditions so much that
most of them could not see their children through expensive educational system. The trend
could be seen in the subsequent categories where they hayeeleaamt(12.4) of people

with qualificatiors from a tertiary institution.
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The data further depicts Agege as the location with the second highest number (4.4%) of
residents without any form of education. This can be explained in light of the fact that even
though the location is na resettlement area yethostsa large number of economic
migrants most of whom migrated particularly from the northern part of Nigeria. Being
economic migrants coupled with some cultural beliefs that do not necessarily accord
premium to westereducaion perhaps explain why some of them possess no any form of
educational qualificatiocss However, having mingled over time with the indigenous as well

as other culturally diverse inhabitants of the area, we can observe an upward shift as
(6.3%), (51.6%), ah (12.6%) of the residents had primary, secondary and tertiary
gualifications respectively. An interesting demographic feature of residents of this LGA is
the presence of the largest number (51.6%) secondary school certificate. This may be
attributed to tk growing number of youths who have discovered clear opportunities of
getting rich through internet and Bureau de change businesses. Hence, most of the youths
who usually begin the business in theienageage tend to make exploits and eventually
refuse o further their educatigthuseven when admitted in tertiary institutions they often
abandon the studies as soon as they hit the jackpot. Hence, very few of them sustain their
educational pursuit up to tertiary level. However, the table equally revea} aignificant
percentage of the residents of Agege who acquired qualifications other than the
conventional educational qualifications. This may be connected with the large
concentration of Northern Muslims in the area some of whom give more relevahee to
Islamic form of education than the Western type of education which teachings they

sometimes regard as conflicting their religious and cultural norms and values.

In contrast to Agege, theable shows that respondents from Alimosho had 3.4%, 5.4%,
24.2% 42.3% and 24.8% of none, primary, secondary, tertiary and other qualifications
respectively. This suggests a higher concentration of educated residents in the area. This
is also not unconnectédthe fact that Alimosho is not only spatially more expam&iGA

in Lagos state but also has a large number of enlightened educated residents. The evidence
of high rate of schooling in Alimosho was glaring as it was the onlyilmeme and
middle-class and working class are&ich has secondary schools that feadiin the first

20 of the top 100 secondary schools in Lagos. Hence, the largest percentage of respondents
in this category have acquired tertiary qualifications and this could be linked with the
premium placed on education by the residents of the avea, though a significant

number of them still had qualifications other than the conventional school certificate.
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Similarly, responses fronOshodi indicate concentration of residents with higher
educational qualification. For instance, only (3.3%) did raxehany form of education,
(5.2%) had primary certificate as their highest qualification. However, (34.0%) and
(33.0%) had secondary and tertiary qualifications respectively. This implies that the area
had a significant number of graduates in spite ofgdgreeral assumption that Oshodi was
solely a commercial hub, although a good number (24.2%) had qualifications other than

the conventional school certificates.

In similar vein, thedble indicates that in E@sa (13.8%)the respondents had no any
form of education; (21.4%) had primary certificate as their highest qualification; (37.9%)
with secondary school certificate; (12.4%) with tertiary qualification and (14.5%) with
gualifications other than conventional schootifieates. The table also shows, in contrast

to other LGA, that Lagos mainland had the least respondents with no any form of education
constituting (1.4%); (5.6%) primary certificate; (37.5%) Secondary schools certificate;
However, the highest number (4%} of respondents with tertiary qualifications were
found here and a few percentage (12.5%) with qualificatsdmer than the conventional
school certificate. It can also be seen from the table that Lagos Mainland is the only
location with the highest nuper (43.1%) of graduates across the LGAs. This may be
attributed to the historical antecedent of the area as the base of European missionaries
fact, their footprints in terms of building structures and other cultural artefacts were still

observable inhe area.

Another important area in this research is the Lagos IsMratetable 4.1 shows that
(2.8%) of the respondents lacked any form of education. However, (1.4%) had primary
certificates, (47.9%) had secondary school certificates; (30.6%) had extdertiary
gualifications; and (17.4%) with no conventional certificates. This may be attributed to
historical positiorastheEuropean colonidieadquarterin the stateand had had an influx

of people from within and without Nigeria.

With regardto occipation of the respondents, thabke shows that (13.8%), (28.9%),
(10.9%), (7.2%), (24.2%) and (14.1%) were civil servants, traders, Bureau de change,
clergy, artisans and unemployed respectively. Trading with the largest percentage (28.9%)
has beendentified as the major occupation of Lagos residents. This may be linked to the
status of the state as the commercial nerve centre of West Africa. The second most
subscribed profession was the artisanship representing (24.2%) of the total respondents.
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This can be explained in light of the fact that most parents who could not afford formal
education of their children and did not have business capital had artisanship as a ready
affordable alternative to enrol their children into learning certain skills $o make them
productive in the society. However, this is not to say that artisanship was solely being
subscribed by low income residents, rather it was the changing circumstances where
employment prospects for those who went to tertiary institutions gedtag slimmer.

Hence, even some wet-do households would encourage their children to learn some
skills in addition to their formal educational qualifications. Similarly, the table shows that
(14.1%) of the respondents were unemployed. This may mairpesing considering the
size of Ni geriads popul ation an-skiled bnd f ew

unskilled residents.

It can be observed from theaBle that the occupational distribution of the respondents
varies from one LGA to anotheFor instance, data from Agege show that Bureau de
change business constituting (31.4%) of the respondents was the major occupation among
the residents. This is not unconnected to the fact that the area was largely inhabited by the
Hausasand Bureau dehange was said to be a popular occupation among them in Lagos
state. The table also shows that Alimosho had the largest percentage (22.8%) of civil
servants across the state. This may be attributed to the large number of highly educated
people in the areas depicted in the educational qualificatasf the respondents.
However, since it is one of the densely populatedifm@me residential areas, the largest
percentage (28.2%) in the area was artisans. Similarly, it is noteworthy to point out that
basedon the data distribution in the table, Alimosho had the highest percentage (10.1%)
of clergy men. This may be attributed to the large concentration of churches, synagogues
and other worship centres in the area (39.6%). The table shows that a large gementa
respondents i@shodiwere traders. This can be linked to the presence of large markets in
the area. In similar vein (30.7%) of the respondentSshodiwere artisans, which was

again the largest number across all the selected LGA. This again roagriezted to the

large concentration of low and middlecome residents as well as the status of the place

as the largest market snb-Saharan Africa.

Eti-Osa LGApresentslifferent patteraparticularly in respect of occupational dibtrtion
of the respondents. The able shows that of the occupational categories (42.8%) of
respondents in the LGA were unemployed which also was the highest across all the LGAs.

The reason for the larger number of unemployed in the area may be attributed to the fact
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that hesampled communitiesere largely dominad by low incomehouseholdsnost of

whom were resettledamilies from the old Maroko community. On the other hand, the
table shows the lowest rate (2.8%) of unemployment among respondents from Lagos
mainland. Thismay be linked to the business activities that made the area so bubbling.
Also, it is a strategic place for investment particularly for investors who felt the Island was
too choked and expensive to invest in. Even though there are low income areas that fal
under the Lagos Mainland such as the Makoko water front communities, a larger part of
the LGA can be regarded as educational hub of the state as it contains higher institutions
of learning such as Yaba Tech dddiversity of Lagos {nilag). This may be connected

to fact that, based on the data in the table, there was high number of civil servants (20.1%)
among the respondents which was second only to Alimosho LGA. Also, the table shows a
large percentage (36.8%f the respondents whaere engaged in large scale trading

activities.

Similar characteristics of respondents were found in Lagos Island where majority of the
respondents (39.6%) were traders. This percentage was followed by (28.5%) artisans;
(13.2%) civil servants; (13.2%) were Bau de change operators; (4.2%) were clergy and
(4.2%) unemployed. The table indicates that there were more traders and more artisans in
Lagos Island than all other selected LGAs. This can be attributed to the fact that Lagos
Island comprises large marketsich have been in existence way before the creation of
other LGA in the state. Popular market places such as Mandilasgksalé&dumota ring

bell as far as commercial activities in Lagos are concerned. Another interesting factor
which buttresses andgtifies the commercial status of Lagos Island is the fact that based
on this survey, it has the least percentage (2.8%) of unemployed respondents. On the
whole, one cardeductively conclude thdtom the table thatrading isthe main pre
occupation of Lagsians This wasclearly evident particularly in three of its main
commercial areas viz Oshodi, Lagos Mainland and Lagos Island.

In terms of religious affiliations, the d@ble reveals two dominant faiths (Islam and
Christianity) as the main belief systenislee respondents. However, there are other forms

of bel i ef systems which have been categor
believers, ritualists and even frd@nkers. Thus, the table shows that (39.4%) of the
respondents were Muslims; (40.5%g¢re Christians and (14.1%) belong to other faiths
categorized as Aot herso. A cross examinat
(49.7%), (38.4%) and (11.9%) respondents who professed Islam, Christianity and other
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forms of religion respectively. Theason for higher number of Muslim respondents may
be connected to the fact that the selected areas were dominated largelyshyekfic
group most of whomra Muslims. Apart from Agege, the Christian respondents were the
highest across the state.

Concernng the ethnic groups, the results show that majority of the respondents were of
Yoruba ethnic extraction. Thus, there were (53.2%), (14.5%), (19.0%) and (13.2%) of
Yorubas, Hausas, l gbos and O6othersdé respe
betwe@ Yoruba and other ethnic groups is due to the fact that Lagos, the location of the
study, is predominantly a Yoruba land but which has attracted influx of people of different

ethnic groups due to its economic and commercial potentials.

However, there wercertain variations in the ethnic distribution of the respondents which
reflects the character and demographic composition of each LGA. For example, the
Yoruba respondents were dominant in LGAs such as Alimosho (63Q$kndi(63.4),

Eti-Osa (53.8%) LagoMainland (54.9%), and Lagos Island (53.2). However, in Agege
they constituted only (34.6%) while the Hausa respondents were (40.9%). Similarly,
across the study areas, the Igbo ethnic group had the second largest percentage of the
respondents. This mayehattributed to the fact that they were found in large number in
strategic locations due to their business interest. For example, they cah¢li6us8o) of
respondents i@shodiwhere they had heavy investments. Also, due to their business drive

a largenumber of them were found in Eiisa (29.7%) and Lagos Mainland (24.3%).

With regard to the average monthly income of the respondents, the results show that on
the averagemajority of the respondents (50.1%) had monthly incomes of over 100,000
while a significant percentage of (24.3%) earned betwdBa,000 andd99,999. This was
followed by (11.5%) of the respondents who earned less 84®)999 a month; and
(13.9%) of respondents who did not have any income (0.0%). A breakdown of these
figures by LGAs reeakd that EtiOsa had the highest number of Aianome earners
represented by (48.8%). The implication of this result is that majority of the respondents
had a relatively large monthly income, and this may be attributed to the nature of the

occupation othe respondents.

However, a closer examination of the results by LGA indicates a clear variation in the
income distributions. For example, on one hand, respondents in AQsbedj Lagos

Mainland and Lagos Island had a larger percentage of respondemserging 49.7%,
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58.2%, 70.1% and 72.9% respectively with an average monthly income ranging from
N100,000 and above. This can be explained in light of the fact that respondents in these
areas engaged in one business activity or the other. For instamog ¥gs characterized

by the emergence of young wealthy individuals who engaged in Bureechadge and

other onlinebased drex transactions. Similarl{pshodihas (58.2%pf respondents with

high income. This can be explained in light of ttidume ofbusinesses going on in the
area. Aso, Lagos Mainland with (70.1%) and Lagos Island with (72.8&6) the largest
numberof respondents with high incontggenerating activities. This obviously may be
connected to the fact that while Lagos Mainland enjoyed dmeentration of higher
income earning civil servants, Lagos Island on the other hand, was characterized by influx
of business merchants. This implies that characteristics of an area largely determine the
level of income of its residents. This was evidestipwn still from the results that only
(4.1%) of respondents and (13.4%) in H3sa and Alimosho LGAs respectively had

N100,000 and above as their monthly income.

On the residential status of the respondents, the results show that majority of the
respondents (67.6%) were tenants as only (32.4%) were either landlords or landladies. This
may perhaps be attributed to high rate of poverty among the urban dwellers &s thel

poor housing policies of government over the years. Also, the fact that majority of the
residents were tenants can further be explained from the viewpoint that even residents who
were economically engaged do not realize enough money to acquirewimehouses,

hence the large oumigration of residents to suburbstbt city where they could afford

to build decent residences for themselves.

Similarly, looking at the trend of the residential status, respondents with tenancy status
tend to be concerated and found in large percentageross althe LGAs. However, Eti

Osa LGA wa the only exception as it thdewer tenants (40.7%) when compared with
other LGAs. This may be attributed to the fact that most of the residents of the selected
communitieswere the few resettled victims of Maroko demolitions in the 90s; hence
majority still lived in their houses while renting out some rooms. In comparative terms,
therefore, while EtiOsa, Lagos Mainland and Agege had (59.3%), (40.3%) and (33.3%)
of home owneship respectively Lagos Island (27.8%), Alimosho (19.5%) a@dhodi
(15.7%) had the least number of landlords/landlacisgectively
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4.2  Social History of Gentrification in Lagos sate

Despite relocating the capital city of Nigeria to Abuja in 1% the then military Head

of State, Lagos has continued to remain almost as relevant (politically, economically and
socially) as it was during and i mmedi at el
regarded as the commercial nerve centre of Nigeria, $hesatso officially known as the
nationds centre of excellence. The favour a
coastal advantage and commercial potentials makes it a destination for both local and
international migrants. These among otherdecticcount for its current position as the

second largest megacity in Africa.

4.21. A Brief Historical Account on the Origin of Lagos

Prior to the colonial occupation of the area called Lagos, it was predominantly occupied
by Awori people of the Yoruba ethnic group. It was a small fishing community that could
not be compared with the neighbouring towns of Oyo and Benin in terms of dcaram
political powers. However, it subsequently became an outpost of the Benin Empire which
was one of the most powerful colonies in the WAdsican region QOlukoju, 2M4). The

arrival of the Portuguese by thei@ntury in the Lagos Island brought about tremendous
changes in various aspects of life such as trade, social organisation and building designs
of its inhabitants. Similarly, a Portuguese explorer cdladde Sequeirgzas historically
associatedwithmai ng t he area ALago de Curamoodo in 1
the Portuguese word which means 061l akesé,
recognised by the native Yorubasks.

The termination of slave trade in Lagos by the British anjiintervention in 1851, paved

way for migration of peoplé missionaries and freed slavieinto Lagos and further set

the ground for British colonisation of Nigeria. In 1861, Lagos was annexed by the British
government and this had an implication on posvers of the Oba of Lagos who was
hitherto the absolute monarch who wielded absolute power and authority. Thus, the power
and authority of the Oba was usurped and conferred on the newly appointed British
governor thereby reducing the Oba to a mere pupptte British administrators. The
consequence of the annexation and usurpation of the power and authority of the Lagos
paramount traditional ruler was too glaring in the destruction of cultural norms, values and
traditions as well as a systematic reverfsam their originally predefined paths to

development.
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4.2.2 Colonialism asa Precursor of Gentrification in Lagos

The history of dramatic physical changes in Lagos urban landscape can be traced to the
era of British occupation. Prior to this occupatitme aborigines of Lagos had their own
edifices designed largely in accordance with their lifestyles, beliefs and cultural practices
based on their indigenous architectural skills and experiences. However, in the course of
the occupation, the British cal@l administrators implanted their sogolitical and
architectural apparatuses which influenced the centaltksndigenous patterns of social

and physical organisation. These physical changes were manifested in the British desire to
construct roadsyridges, and infrastructure and widen streets hence the promulgation of
the Ordinance No. 17 of 1863 which empowered the Governor to demolish low income
houses or any structure that could hinder street construction/widening. However, with the
formulation d Public Land Acquisition Act 1917, due compensation was made
compulsory on the government for any fowh expropriation (Olukoju, 2004 This

implies that the colonial administrators had designed the colony of Lagos to suit their
expectations and aspiratis in line with the British socipolitical and architectural
design. In an interview with an elderly community leader, he shared his experiences under

colonial rule that:

When the White men came they changed so many things about
social organisation in &land. They did not only destroy our
traditional political structure but they also made sure that the
physical environment was equally altered to suit their preferences
and life styles. For instance, a number of people lost their houses;
some lost theirdnds to the British projects such as construction of
roads and administrative building structures. At the end of the day
the victims in all these were the native residents who lost to the
White men  without compensah  (LH/Community
leader/Male/81/Yoruba/L agos Island/202],

It can be inferred from thisxcerptthat as far back as the colonial time, displacement of

low income urbanhouseholds and businessess implicative in the processeof

production and reproductionf urban space. Thus, one of the iestl incidents of
demolitions of low income residential and commercial settlements during the colonial
epoch occurred in the 1920s in response to the outbreak of bubonic plague. The demolition

was carried out by the Lagos Executive Development Board (LEDB) t he gui se o
clearance. 6 This was succeeded by the 195

income dwellers were forcefully evicted in order to create a central business district in
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Lagos Island. By 1957, the pmedependence demolition whichsulted in the celebrated
Isale-Ekoslum clearance was carried out by the LEDB with the view of creating a pleasing

view for the visiting Queen of England.

It should be noted that while the colonialists were in charge of administration of the
country atthetime of these urban displacements, they were, nevertheless, carried out in
conjunction with the locals who served as instruments of the colonialists. Thus, the history
of Lagos city was characterised by series of demolitions both during and afteh Britis
colonial occupation. Whajualify such demolitions as gentrification were their underlying
motives. While the prendependence cases of demolitions were carried out to create
conducive environments for the colonialists, the fpodépendence demolitions were done

to serve the interests tife ruling elites who took over from their European masters.
4.2.3 Gentrification in Post-Colonial Lagos

At independence, the colonial urban policies which relate to the social relations between
government and the governed did not significantly change.rfstance, the policy of
colonial segregation was simply replaced with class segregation where the political elite
assumed the position of the-ealonial masters. Consequently, the areas which have huge
presence of government were jealously protected $0 ensure maintenance of status quo
through suppression of the urban poor. Thus, gentrification processes manifested in
displacements of urban poand that itdid not get any better after independence; in fact
manyparticipantsdelieved that it only gt messier. A participant had this to say:

The story of Lagos to me is all about evictions of urban poor from
either their residences or markets. Almost every government has
demolitions of structures belonging to urban poor on its agenda.
Since 70s, duringnilitary regimes there has been one form of urban
displacements or the other. Thousands of people have been
rendered homeless or jobless due to government demolitions. One
would think when the militaryjunta left the stage the situation
would improve butit only gets worst by the day. The Maroko
demolitions which rendered over 300,000 people homeless and
jobless is still fresh in our minds because that marked the downfall
of most if not all of the displaced persons. And it is the main reason
why slums will never seize to be in Lagos. You cannot evict
someone without any proper resettlement arrangement and expect
things to get better. Where do you expect them to move to? They
have no options but to populate other areas that al@@&dglums

or even createew ona. Yet, the government will be complaining
and justifying their actions for the rising insecurity or

76



contamination  of the  environment LH/Community
Leader/Male/78/Yoruba/Eti -Osa/202().

While the account above shows a preponderance of incidencestdfiggion, it equally

points to issues surrounding the persistence of slums proliferation in Lagos. This further
implies that the phenomenon géntrification has been an algag urban problem even
though the coinage of the term was relatively rec&rthis point a timeline cfomeseries

of displacements of low income households and businesses prouldesome historical

sense of thphenomenon under study.
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Table 4.2:  Timeline of some demolition®f low-incomeresidences in Lagos from 1973 to 2017
S/N Location Date Victims | Reason Agent Resettlement/compensatic
1 Agege motor road Aug.1973 500 Road constructiorl Federal govt.| N.A
2 Adeniji Adele street Oct.1975 5,000 Urban renovation| State govt. No compensation
3 Oba Akran, lkeja Apr.1976 N.A Road constructiorl State govt No compensation
4 Central Lagos Sept.1976 10,000 Urban renovation| Federal govt.| Resettled
5 Apongbon, Lagos Nov.1976 N.A Road constructionn  State gowvt. Not resettled
6 Ketu, Lagos 1976 10,000 City clean up State gowt. Not resettled
7 Iponri, Lagos Dec.1976 5,000 Urban LSDPC No alternative site
development Lagos
8 Alaba market Aug. 1977 20,000 lllegal occupation| State govt. No compensation
9 Shasha village, Lagos Jun.1979 5000 lllegal occupation| N.A N.A
10 Onilekere, Lagos Jun. 1979 N.A Land dispute Owner/Autho | No resettlement
rities
11 Oworonshoki, Lagos Apr. 1980 10,000 Urban State govt N.A
development
12 Shomolu/Bariga, Lagos Jan. 1981 N.A Channelization State govt. N.A
programme
13 Maroko, Lagos 1982 N.A Road constructiorl  State govt. N.A
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14 Maroko, Lagos 1983 60,000 Setback fon State govt. No compensation
lagoon
15 Agboju/Amuwo Osofin Dec. 1984 N.A lllegal occupation| State govt. N.A
16 EbuteMeta, Lagos Jul. 1985 10,000 lllegal occupation| State govt. No compensation
17 Along Badagry express Aug. 1985 N.A lllegal State govt. No resettlement
occupation;
structures unde
NEPA high
extension cable
18 Iponri, Lagos Sep. 1985 5,000 Urban renewal State gowt. Only 1,000 resettled
19 Shomolu, Lagos Mar. 1986 10,000 Urban State govt. N.A
beautification
20 Igbo-Erin, Lagos Aug. 1986 N.A lllegal occupation| State gowvt. N.A
21 Oworoshoki, Lagos Feb. 1988 3,000 Bridge Federal govt. | No alternative site
construction
22 Maroko, Lagos Jul. 1990 300,00 lllegal occupation| State/fed. No compensation
0 govt.
23 Central Lagos Nov. 1990 N.A Urban sanitation | State govt No compensation
24 Mushin, Lagos Mar. 1991 N.A lllegal occupation| State govt. No compensation
25 Abom village, Lagos May. 1994 N.A N.A Federal govt.| N.A
26 Bamisore, Lagos Island Feb. 1995 N.A lllegal occupation| State govt. No compensation
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27 Badia East, Lagos 1997 2,000 Drainage ang State govt. No compensation
sanitation project
28 Badia East, Lagos 2003 N.A Urban project Lagos Statg Stopped the process d
Environmenta to protest by the residen
| and Specia
Offences
Enforcement
Unit
29 Badia East, Lagos 2012 300 Construction of § State govt. A resettlement was pai
canal to 124
30 Badia East, Lagos 2013&2015| 19,200 Urban State govt. No compensation
development
31 llubirin, Lagos Mar. 2016 823 Modern  luxury| State govt. No compensation
residential  ang
commercial
apartments
32 Otodo Gbame, Lagos 2016&2017| 30,000 Security factor State govt. No compensation

Source: Adapted fromAgbola & Jinadu (1997and updated by the authd2020).

80




A cursory examination of the timeline above shovehiain connection between slarm

Lagos state. This is becauséisplacement of one slum leads togpangingof another.

This may be attributed to the failure of successive governments to take holistic approach
on the phenomenon of urban poverty. Samyl, the timeline indicates that irrespective of

the number of times the government forcefully eadcthe poor, theyhad always
resurfacd either by moving into other existing slums as in the case of evicted Maroko
residents or they would disappear alef@nd reemerge in the same place as in the case

of Badia Eastand llubirin poor communitiesThese demolitions are clear instances of
residential displacements of low income people even though for somacaidglersons,

their residences we quiteinseparable with their businesses, particularly the fishing

communities.

Similarly, there are other historical accounts of incidents involving the displacements of
various small and medium scale businesses and a host of other informal commercial hubs
in Lagos. In all of these instances, the markets were demolished and replaced with either
new projects or they were reconstructed and redeveloped tbftdbeir value. Tablet.3

shows a timeline of some markets demolitions in Lagos acrosstichepace
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Table 4.3

Some Incidents of Market Demolitions in Lagosicross Time and

Space

S/N | Market Date | Reason Perpetrator | Resettlement/compensatio
1 Jankara, Dec. Fire incident Natural No plan to rebuild

Lagos Island | 2012
2 Mushin Ajina| 2012 | Redevelopmen| Mushin N.A

market Local Govt.

Council

3 Sandgrouse, | Jul. Redevelopmen| State govt. | Not resettled

Lagos Island | 2015
4 Owonifari Jan. Construction off State govt. | Resettled at Isopakodow

market, 2016 | world class bus market, Bolade

Oshodi terminus
5 Daleko Feb. Redevelopmen| The lyaloja | N.A

market 2016 | plan

Saurce:Adaptedfrom Komolafe (201Y.
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While low income traders were confronted with forced evictions without any resettlement

or compensation, there are other small and medium scale business owners whose markets
were redeveloped beyond their capacity to rent hence they became priced out of the
markets. These include traders in the Sura Shopping Mall, located at the Simpson street,
Lagos Island; Tejuosho market which was redeveloped in 2014; Oyingbo market 2009;
and Arena market Oshodi 2009 to mention but a few. These markets still have tacan
shops which could not be afforded by the original low income occupants duenevthe

rental cost. These incidences are clear instances of gentrification as they involved

displacement of residences and businesses of low income urban residents.
4.3 Meaning Attached to Gentrification

On the meaningattached togentrification, the study revealethat majority of the
respondents (32.3%) held the view that gen
by relatively weal t hy thispdréentge ¢ tha Viess 6fthos€l o s e |
that corceive gentrification as process ob di s pl acement of l ow ir
corporate organisationand/ or gover nmallda H4. This imgliesahatn i n
gertrification is mainly corceived by urban residets of Lagos as a process of
displacement. Implicit in this popular view is the assumption that gentrification in the city
emanates from three distinctive categories: private wealthy people, corporate
organisations and the governmenhus, segregatingthe e s ponde my IGAs vi ews
reveaedsignificant variations in responses as each of the selected LGAs has its peculiarity

with regard to whathe respondentsonsideedwasgentrification
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Table 4.4 Segregation of Res p GentifeationsPiocessesncept i
by LGAs

Meaning of Local Government Area Total
gentrification

Agege Alimosho | Oshodi | Eti-Osa | Lagos Lagos
Mainland | Island

Displacement of| 57 594, 30.9% | 15.0% | 40.0% 21% | 15.3% | 27.2%
poor people by

wealthy
individuals

Displacement of | 34 6o5 | 53.006 | 45.1% | 60.0% 6.9% | 33.3% | 38.9%
low income

earners by
corporate
organisations or
government

Redevelopment | g oy, 34% | 85% | 00% | 43.1% | 36.1% | 14.8%
of a decaying

area of the city

Beautification of | g gy, 54% | 9.8% | 00% | 285%| 83%| 8.5%
the city through

demolition of
bad looking
buildings

Constructionof | g 794 27% | 163% | 0.0% 9.7% | 2.8% | 6.3%
infrastructure

such as rail
terminals, road
networks,
sewerages and
markets by
government

All of the above | 5 5oy, 47% | 52% | 0.0% 0.0% | 2.1% 2.5%

None of the 0.0% | 00% | 00%| 00% 9.7% | 21% | 1.9%
above

Total 100.0% | 100.0% | 100.0% | 100.0% 100.0% | 100.0% | 100.0%

Source: Field Survey, 2020.



Table 4.4indicatesthat what constitutes gentrification in an area largely depends on the
type of physical changes that waging place in it. Foexample, the table revealéuhat
majority of repondents in Agege and Eiisa (5.2%) and 40.0%) respectively regarded
acquistion of old houses which belong to the urban poor by private wealthy individuals
thereby voluntarily displacing them as gentrification. This view correspondshvaittof

an expert in housing and building issues described the trending process of displademe

urban poor by the wealthy people as:

Displacement of poor people by wealthy persons in this area is not
a hidden thing. It is a development that started to be witnessed long
time ago but it became so prevalent recently perhaps due to the flow
of moneg particularly in the hands of these young boys. We can
describe the process as gentrification because it entails
displacement of the poor by the wealthy people in the city. In the
past, when people make money they move to the outskirt of the city
to buy bnd and build but nowadays the story is different with these
boys as they would rather spend huge amount of money to acquire
a rooming apartment within the area instead of moving out.
Although one may not be surprised because most of them were born
and braight up in this locality and in fact their parents are still alive
and very much around in the area. So, what is occurring here is
gentrification because when it started it began with a single house
bought and replaced with a mansion and gradually the leyan

the purchase of the old houses as if they were competing among
them Kll/Lease/Rent Agent/Male/41/Y oruba/Agege/2020.

While these responsewere lending sypo r t t o t he ocemicnpadndent .
displacement of urban poor by the wealthy as gentrification process, only few respondents
in Oshodj Lagos Mainland and Lagos Islantb(0%), (21%) and (5.3%) respectively
regarded the process as gentrificationp@uting thee few percentage a new resident
stated that:

| do not think what is happening in thaseais gentrification. This

is because gentrification connotes negative meaning of
revitalisation of dilapidated houses or buildings. What we
experience here is nothing but rehabilitation and redevelopment of
old structures. No landlord or landlady is beiogcked to sell their
property, they all voluntarily sell their houses because maybe they
cannot afford the cost of rebuilding the house or they simply want
to relocate to a new location where they can easily connect with

"85



their kit and kin [DI/New Resident/ FemaleB8/Yoruba/Eti-
Osa/2020.

Table 4.4 also revealed that majority of respondents OB, Alimosho andshodi
(60.00), (63.0%) and 85.1%) respectively described gentrification as a process of
displacement of low income residents by corporatgmisations and government. In the
same veinfewer percentages3é.6%), (333%) and 6.9%) of respondents in Agege,
Lagos Island and Lagos Mainland respectively held similar views. The disparity in the
percentages may be attributed to the magnitude awélence of the phenomenon in the
area. Also, majority of residents in the first three LGAs mentioned above could see the
connection between displacements of the poor to the activities of corporate organisations
in the areas. Hence, they conceigentrification in terms of acquisition of old residential
houses or properties which belong to the urban poor by corporate bodies such as private
companies, Banks, schools, supermarkets, and shopping complexes etc. Even though the
two sts of data were unidireotialthey, however, point to some features peculiar to each
location. For instance, E®sa, Alimosho an@shodiLGAs are regarded as areas with
relatively large concentration of low income residents, so it is quite logical for corporate
organisations to want to maximise their profits by acquiring old houses of urban poor with
the view of constructing their businefasns. Corroborating this viewdiscussant@n an

FGD session were very clear about the process of gentrification in thesr &resy
maintained that:

Gentrification is a process of displacement of low income residents
by private companies. They corpardtodies do pay high amounts

to acquire old houses so that they can demolish and build their
offices. They do this because of their belief in the centrality of
Oshodi as a business hub in Lagos. And at the same time
considering its strategic location amad value it is wiser and more
economical to invest here than to attempt to acquire similar
property in places like the Island (Lagos Island). So as far as
gentrification is concerned here it is all about enticing the urban
poor with money to sell their pperty to the real investors
(FGD/Long-time residentsReligious
leaderdMales/Oshodi2020.

Table 4.4 further shows that majority of the respondents indsalylainland and Lagos
Island (43.%) and (8.1%) respectively conceived gentrification as redevelopment of
blight areas of the city. However, respondents in other low brow areas in comparison to
the Island and Lagos Mainland, that@shodj Eti-Osa, Alimosho and Agege LGAs did
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not see gentrificatioas a process of redeveloping a dilapidated area. Rather, they see the
process as simply displacement of the urban poor who constitute majority of residents in

the dilapidated areas. A resident in an IDI had this to say:

When you talk about gentrificatias redeveloping a decaying area

it sounds as if the goal of the developers was to better the lots of the
poor residents. In most cases where this takes place, the inhabitants
are forcefully evicted and when the place is redeveloped a new set
of wealthy peple occupy the area. So it is redevelopment but not

in the interest of the poor but the wealthy people in the city
(IDl/Long -time resident/Male/49/Y oruba/Alimosho/2020.

Table4.4also revealed that majority tfspondents in Lagos Mainland (2%) conceived
gentrification as the beautification of the city through demolitions of bad looking areas of

the city. This meaning corresponds with the conception of the term by policy makers who

see the process as beneficial to the state and its citizensvétpgevernments of different

countries and at various levels tend to downplay the negative connotations of gentrification
hence they often use concepts such as o6url
among others to describe a process that isdeseribed as gentrification. In an interview,

a staff of LASURA, had this to say about gentrification:

The term gentrification has no place in our urban physical planning
dictionary. This is because of the negative connotations inherent in
the word. Youwknow gentrification is all about class change; where
low income people are displaced by the higher income people and
in some cases the government. | think if you are talking about
beautification of the cities and redevelopment of blight areas, the
right word to use is urban renewal, redevelopment or regeneration
because these are the terms that do not connote anything negative.
Rather, they are referring to a process of beautifying the city and
geting it rid of criminality and criminal elementK[l/Staff of
LASURA/Male/43/1Lagos Mainland/202Q.

A closer examination of thepposing responses revedithe socioeconomic status of
respondents as the main factor underlying the variation in their responses. While the
respondents in Lagos Island and Lagos Mauhlaald a strong view that gentrification

was nothing other than a process of redeveloping blight areas of the city, respondents in
areas that were predominantly the abode of the urban poor did not define it d&hsisch.

the inference thatould readly be made from the foregoing arguments is the fact that
gentrification is a term that is often opposed to mainly by the government. This is not

unconnected with the fact that the approaches of most governments particularly in
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developing countries like Nigertaave been forceful evictions and demolitions of mostly

low income spectra of the society. Hence, residents in areas which have numerous

instances of gentrification su@s Lagos Mainland, Lagos Islandd Oshodetc. tend to
describe the regeneration pesses as gentrification because of its characteristics.

Table 4.4 equally reveals a significant percentage of the respondents who conceive
gentrification as referring to all the suggested meanings in the Tahis, (52%), 4.7%)

and @.5%) in Oshodj Alimosho and Agege LGAs respectively understood gentrification

as abroad term that encompasses numerous meanings. Similarly, an IDI report indicates

that:

Gentrification, even though a new term, has wider application to so
many urban crises resulting from class struggle. It has both positive
and negative meanings deperglion where the interpreter is
standing. So as a concept, gentrification is neutral and only explains
a process of urban transformation. It is this transformation that
carries different meanings. For instance, while government officials
may describe a pross of displacing urban poor from shanties or
slums as Ourban regenerationd or
majority of the urban poor would describe it as gentrification
because those initially displaced residents of the area may not be
able to find the way back to the location due to affordability issue
(IDl/Long -time resident/Female/Landladyb4/0shodi2020).

This means that the usetbk termgentrification is being avoided by policy makers in an
effort to downplay what they consiaer negative meaning which may portray the

government as being insensitive to the plights of the urban poor.

However, while respondents associated gentrification with different ngsgnsome
respondents (9%) in Lagos Mainland heldview that gentrification does not necessarily
mean any of the meanings suggested. Corroborating this view in a Kl repanticgpant

had this to say:

Gentrification is not entirely a new concept. It has been in existence
for a long time. What we need to know about it is the fact that
gentrification is like a double edged sword. It refers to the process
of upgrading the status of the low income members of the society
who by virtue of their socioeconomic status may not be tabjget

out of their plight. It is a process of bringing about security where
there was none; healthcare facilities and other social services
needed to effectively function in any decent human society
(Kll/Developer/Male/ Yoruba/42/1.agos Mainland/202Q.
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This view largely is an affirmation of the meaning of gentrification which tends to justify
the process. It is a view usually held by people who seemingly benefit from the
gentrification process such as the public officialsatestievelopers etGable 4.5shows
theperceived reasons for gentrificatiby the respondents

Table 4.5 PerceivedReasons for Gentrification by Respondents
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Divergent views about gentrification Frequency| Percent
It beautifies and gives an area a face value 11 1.2
It reduces crimes and social vices 54 6.0
It attracts business and government's attention to the 87 9.7
It reduces environmental and health related hazards 55 6.2
It attracts better educational and healthcare facilities 44 4.9
It breedscommunity resentment and conflicts 57 6.4
It displaces the poor and raises the costs of living 257 28.7
It changes the social character of an area 83 9.3
It aggravates urban poverty, crimes and homelessnes 102 11.4
It is antipeople urbamolicy of government 144 16.1
Total 894 100.0

Source: Field Survey, 2020.

In Table 45, two opposing views can be identified where one justifies gentrification as a

noble idea that is intended to solve urban problems while thewodveopposes thalea
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for being against the wéking of the urban poor who constitute majority of the urban
dwdlers. However, majority of the respondents (28.7%) as shown in the table held a
negative view of gentrification that it displaces the urban poor through evictions and high
cost of living. Corroborating this view in an IDlparticipantstated that:

Displacement of the urban poor is unarguably the worst
consequence of gentrification. Therefore, gentrification is a bad
idea because it does more harm to the community than good. The
displacement comes in two forms: 1) either one is displaced directly
through orceful eviction or 2) indirectly through high cost of
living. Prior to the influx of wealthy individuals in our areae
could get anythingheywantdat a relatively cheap rate. But now
everything has skyrocketed; rent has been jerked, prices of
groceres, school fees and medical bills have all gone up beyond an
ordinary person. Increased shop rent has brought with it sharp rise
in price of commodities. This coupled with the fact that the
gentrifiers never waetdto identify with the longtime residentglue

to the social class differen&&s0, every aspect of our lives has been
negatively  affected by gentrification IDl/Long -time
resident/Male/44/Y oruba/Agege/2020.

This view tends to be a major concern for all the residents of the gentfyimgnunities.

Also, in line with this another resident had this to say:

| think displacement is the main reason gentrification is regarded as
one of the worst forms of urban crises especially when you look at
the consequence of high cost of living on themp®lso, if one
escapes being indirectly priced out from the gentrifying
community, forceful evictions are always bickering on certain low
income areas which have some potential vallieBL{ong -time
Resident/Female39/Y oruba/Alimosho/2020.

This implies that displacement the urban poor through ford#evictionsandhigh cost

of living constitutes the major sousef worry for gentrifying communities in Lagos.

Table 45 further shows other negative views on gentrification which include the fact that
gentrification was regarded as apéople urban policy of government (16.1%); that it
aggravates urban poverty, crimes and homelessness (11.4%); that it changes the social
character of an area (9.3%); and that it breeds community resentment and @Agt

These views were strongly supporteddiscussants an FGD session who argued that:

Urban poverty is mainly worsened by the people disoriented
policies of government. These policies largely favour the elites and
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other wellto-do members of theociety. For example, government
often comes up with a policy that forbids people from an area citing
some risk factors, but the moment poor people are evicted from the
place, new allocation of land or built houses are given to the rich
people. Although thy are not expressly restricting the allocations
to the rich but the price tells you much about the body language of
the government HGD/Religious
leaders/ChristiansMale/Yoruba/Eti -Osa/2020).

It is clear in the above excerpt that the residents of ggingifareas were not only
grappling with the high costs of living but were also full of disenchantment of their

perceived neglect. In similar vein, anotparticipantstated that:

| personally do not like the idea of gentrification because it widens
the g between the haves and the haets. What | mean is that

the process engenders poverty by shrinking sources of income
particularly for low income urban dwellers through displacement
of numerous informal economic activities which majority of the
low income people engage in. This often occurs when an area is
undergoing gentrification the petty traders that were originally
selling in the area get displaced and replaced with bigger stores and
different set of people with tastes different from theirs. And this
often exacerbates crimes as the people who used to be gainfully
employed have been rendered jobless and in extreme cases
homeless. So, gentrification is not a good thing especially in our
country where the leaders do not have the masses on their minds
when it comes to making peopt&iented policies which will
reduce the harsh effects of poverty on the urban pbat.png -

time resident/Male/53/1gbo/Oshodi2020).

It, therefore, goes without saying that people have established the meaning of
gentrificationin the actions and inactions of government in particular for its role in either
facilitating the process of gentrification for the wealthy individuals or for engaging in it

by itself. Thus, while some respondents identified the roles played by goverantent
private entities in gentrification, others abhor gentrification simply because of the changes
it brings about in the social character of an area. By social character it means those peculiar
characteristics that make a place traditionally distinctiveh sas its cultural norms and

values, life style and so on. Corroborating this viepadicipantdeclared that:

Gentrification alters so much about our physical and social
organisations. This is because people from different background
come into the are&o you do not expect them to jettison their

values and norms just to conform to your own life style. So, I think
gentrification is not a good thing because of this and many other
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negative  things it brings about ID{/Long -time
resident/Male/44/Y oruba/Eti-Osa/2020).

Still Table 45 presents responses of respondents who had opposite perception about
gentrification as they beliedan something good about it. Majority of them (9.7%) held

the view that gentrification attracts busi
area. The argument here is that when an area is fully gentbfgger businesses which

fit the class of thgentry tend to flow into the argast as government itself focuses on
gentrifying areas in order to generate bigger revenue through collection of various forms

of taxes.

Table4.5also indicate another percentage of the respondents (6.2%) who likeddghe

of gentrification because of aesthetimi. Weltbuilt mansions at welabelled and lit
streets in a serene ersiment are a good view many wolilce to have. And this is what
gentrification gives particularly iaitieslike Lagos which is highlyangested with limited
ability for physical expansion, hence the gentrification of the existing communities in
order to create a beautiful and desired environn@titer respondents (1.2%) identified
reduction of environmental and health hazards; redugticnme rates (6.0%) as well as
attraction of better educational and healthcare facilities (4.9%) as their reasons for liking

the idea of gentrification. Supporting these vievmeicipantreiterated that:

What makes every city a centre of attraction is its aesthetic value,
and this cannot be achieved without restructuring and transforming
the urban landscape. What we call gentrification is simply the social
cost of development. For there to be developntensbciety must

be willing and ready to sacrifice certain valuable things to them.
And mind you, development does not mean it has to come from
government, rather individuals can engender development in the
society. The private activities you see all over place in form of
corporate buildings, private residences, eateries, and plazas, malls
among other developmental projects are what combine to make a
city quite attractive. Therefore, the beautification of the city is one
of the benefits attributed to geification and what makes it
worthwhile. This also attracts not only bigger businesses but also
forces or motivates government to site very important projects and
give it the necessary social services
(IDI/Developer/Male/46Aagos Island/2020).

In similar manner, anoth@articipantsaid that:
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If the only thing gentrification is able to bring about is reduction in
crime, it is enough to like the idea. Most criminal elements in the
city tend to hide in places often populated by low income houses;
in fact most criminals are products of those places. So, with
gentrification, these criminals and their hideouts will disappear, and
the city will be better for it  1DI/New
resident/Male/56/Y oruba/Lagos Mainland/2020.

Based on theatternof these viewsit can be inferred that even though majority of the
respondents abhor the idea of gentrification based on negative issues associated with it, a
good number of thparticipantparticularly those residing highly urbanised areas of the

city do see manyapd things about it. Thus, the level of urbanisation of an area does to a

large extent determimree s i d e nt s df geotdficatoa.pt i o n
4.4  Processes of Gentrification

This section delves into the examination of the prassisgentrification by desdoing

the way it hapens; the reactions of the lotigne inhabitants; processes of evictions as
well as determination of compensation among others. In doing this, divergent views of the
respondents were presented and analysed and where negés®aigl evidences were
equally presented.

4.41 Length of Stay inGentrifying Areas

On the number of years the respondents have spgeninifyingarea, the study shows
that majority of the residentsave been living in the areaell over ten yearslhis implies

that gentrificatiorprocesseblave relatively started in most of the areas long time ago.
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Fig. 4.3. Length of stay in gentrifying areas
Source: Field Survey, 2020.
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4.42 Processes of Evictions in a Gentrifying Area

Theissue of eviction has been a very contentious issue in hereatgd challenges in

Lagos. The process is entirely determined by new Buyfethe property thuthe way it is

carried out largely depends on the new owner of the house. It is importastjahdture

to clarify that most of the houses being talked about in this section are rooming type of
houses whereby the landlords mostly cohabit with their tenants. So, in the event of selling
the house, the landloadften moves out befotenants becausd the availability of means

of doing so. However, the tenants, most of whom are usually low income earners, would
always need some time to raise money and search for new apartment, even after the house
is being sold. Thus, the new landlord is guidedhgyltagos Tenancy Law of 2011 which

stipulates the following minimum notice periods:

One week notice for a tenant at will

One month notice for a monthly tenant

A threemonthnotice for a quarterly tenant
A threemonthnotice for a haHyearly tenant

® a0 T p

Six-morth notice for a yearly tenant

In the case of a tenancy for a fixed term, no quit notice shall be required once the tenancy

has expired.

Based on these premises, the new landlord is legally empowered to decide the fate of the
inhabitants of the property s has acquired. Thus, data was collected in the course of
this survey on the actual processes which transpire between the new house owners and the
existing tenantsin Table 4.6, the views of the respondents on these processes were

presented.
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Table 4.6 Eviction Processes from a Sold House

Eviction Processes from a Sold House Frequency Percent
6-months quit notice is issued 317 35.5
1-year quit notice 290 324

No quit notice at all 109 12.2
3-months quit notice 178 19.9
Total 894 100.0

Source: Field Survey, 2020.
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Table 4.6shows that majority of the respondents (35.5%) held the view that the new
landlords usually give the existing tenants-aénths quit notice; 32.4% give the tenants

a l-year quit notice; 19.9% issue onlyn®nths quit notice while 12.2% believed that no

quit notice was issued at all. This implies that most of the new house buyers issue at least
a6 months quit notice before taking over the bought house. Corroborating this view, a

new resident explained that:

| have bought about ten houses in this arehamost all of them

were inhabited by tenants most of whom were low income earners.
In all the houses, | gave the tenants at least 6 months quit notice
except two houses which | negtto demolish on time. In those

two houses | gave the tenants 6 weekisviith N80,000 each to
facilitate their search for new apartments. So, basically the issue of
eviction from rental apartments is well spelt out in the law and
except where there is a personal arrangement, the process is usually
adhered tolDI/New resident/Male/38MHausa/Agege/2020D

On the whole, it can be inferred that the process of taking over from the previous landlord
and getting the existing tenants quit the house has not been a challenging issue in the city.
This may be attributed to thevel of civility and enlightenment in the state.

4.43 Processes of Forced Evictions iGentrifying Communities

This type of eviction is often associated with government and sometimes individuals who
have a legal backing to do so. Evidences abound inithef Lagos where government
both at state and federal levels ergghgn forcible evictions of lovincome, particularly

in waterfront communities.

The arbitrary practices of forced evictions on poor communities, particularly residents of
waterfront comranities hae become a hallmark of Lagogban policies. The use of force

by the state government to achieve its plans of making Lagos a tourist destination and
attain the status of a megacity has rendered countless number of urban poor homeless and
jobless In recent past, the state government has carried out series of forced evictions on
waterfront communities in its bid to fulfil its vow of eliminating over 200 waterfront
communities in the state within sevday ultimatum. From 2016 to date at least foajor
waterfront communities have either been eradicated by the state or are currently living in
perpetual fear of being forcibly evicted. It is therefore, understatement to mention the
obvious disconnect between government and the realities of its pobanThese forced

evictions occurred despite various court injunctions restraining the government from the
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demolitions. In this survey, some of these waterfront communities which have been

affected by this type of evictions have been sampled and studied.

On whether compensations were paid before the likonoexercises or not, i§. 44
indicates that compensations were not always paid. Although a significant number of the
respondents affirmed the fact that compensations were actually paid gpyvrament,

another large number simply claimed ignorance of the process.
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Fig. 4.4. Payment of compensation to victims
Source: Field Survey, 2020.
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However, a Kll repd debunls the idea of notpayment of compensation by the

government. A senior staff of the LASURA opined that:

For every building or house or even plot of land taken by
government there is a full compensation package offered to the
rightful owner of the property. The only instances or cadesrev
compensations are not paid are when the occupant of the property
does not have an authentic document certifying him/her as the
original owner of the property. However, in some cases particularly
when the eviction has to do with market or traders weetiones

give them an alternative resettlement area or if we abeitding

the market we rallocate shops to the original occupants. So it is
not true that compensans are not paid for propertsken over by

the government Kll/Staff of LASURA/ Male/44/agos
Mainland/2020).

While this view represents the stand.afjos statgovernment on the issue, a household

head in one of the affected communities had this to say:

My house was demolished by governmen
houses. As | speak t@y now, it is about two years now | have not

received a dime from the government. Even though some people

got some payments but majority of us did not receive anything.

Even those that got, they were divided between those who feel what

they were paid was ovth their property and those who believed

they were deceived by the government and coerced into collecting

the paltry amount (IDl/Long -time

residentMale/67/Y oruba/Agege/202).

Similarly, in an DI with avictim of forceful eviction, thearticipantargued that:

The desire of the government to raise the standard of Lagos to
megacity status would not have been an issue if the government had
done what is expected of it with regard to the victims of its projects.
Compensations are seldom paid and evieere they are, there are
lots of irregularities on the side of the government. No proper
resettlement plans were often put in place in order to cushion the
effects of the displacement  IDI/ long-time
residentsMale/49/Y oruba/Agegel020).

The findings, however, have broughtt de fact that not all forcibly evicted peopletgo
compensated by the government. One of these communiB8asge community in Agege
LGA where over 500 households and businesses disptaced by the governmeas
shown in kg. 4.5.
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Fig.4.5: Some demolished locations (households and businesses) in Agege
LGA
Source: Field Survey, 2020.
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443.1 The llubirin Waterfront Community

The study had already establishéatpugh a pilot study, relocation patterns of victims of
llubirin waterfront evictions. Hence, some of the evicted residents of the community who
relocated to Makoko waterfront community were tracgetheir new settlemenPrior to

the evictiors, male reglents of the Illubirin community were engaged in fishing while their
female counterparts sold fish as their occupation. With the forced evictions, carried out
within a severday ultimatum, the residents lost not only their residences but also their
only saurce of livelihood. Hence, upon eviction, most of them had no choice but to relocate
to other waterfront communities who had similar lifestyle as they. Thus, the study sought

to know the processes that led to their evictions from the community.
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Exposition 1: Descriptive Narration of the Eviction Processes
Name: Bitrus

Gender: Male

Age: 56

Residence: Makoko waterfront community

The eviction of llubirin residents in 2017 was not the first incident. As far back as 199
residents had wigssed series of evictions by the then state government. That was the fii
the residents were forcibly evicted and their houses were demolished and they were f
relocate to Badore, a forest area in-@fia LGA. Badore was a forest without efiity,

sewerage, water supply or even access road. Due to harsh living conditions in the ng
some of the relocated people had to take a risky decision of coming back to the city and
in an area close to theélwbolrdnbl ulbliowienwn
to the area they have continued to experience one form of harassment and eviction or
from the state authorities. The new llubirin is said to be over 20 years old now.

The eviction team would always come fme inspection or another according to Bitrus. In
words:

Our life in llubirin was characterized by series of evictions and
harassments. It was always one government team visit or the
other. They come almost every year. In fact | cannot count the
numker of times they came until they finally kicked us out. It is
an inhumane government we have which cares not for the urban
poor but the rich.

The Lagos Ministry of Physical and Urban Development had on M&r@@6 served on th
llubirin community a 7day Quit notice instead of the ideal 90 days minimum notice presg
by the International Human Rights Law. Also, instead of issuing the notice to every re
the state only gave one member of the commuarity this contradicts the interratial human
rights law.Appendix 16is a copy of the eviction notice served on the llubirin residents.

The community was again served another notice on Maf¢BA®5 but this time around it wa
a two-day demoalition notie.

Describing further the sequence of the eviction warnings, Bitrus added that:

We were at home on Marchf19hen the government officials
stormed the community with demolition team and a large number
of Nigerian police to observe and facilitate the ditoas. This
started around 11am and continued until around 5pm. However,
shortly after the demolition, we picked up the remains of our
homes and rebuilt new structures. So, we moved on with our lives
but without knowing that the worst was yet to come&.r8onths
later, we witnessed the most brutal form of eviction as the
government task force came in with a tday verbal eviction
notice. Seon the eviction day, they came in and forcibly evicted
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us. After another six months, a third eviction occurred thrsl
occurred sixdays after the then sitting governor Akinwumi
Ambode visited the community where he himself gave us a
sevenday eviction notice as against the international human
rights law. Upon the expiration of the sewday ultimatum, the
Lagos sta¢ Taskforce, KAl Brigade and the Nigeria police came
to the area through land and the lagoon. This was on the October
15" 2016. This time they fenced the site thereby making rational
for some of us to build temporary tents on shores of the lagoon.
However six months later another government Taskforce with
their sledge hammers stormed the area and started evicting
people. Those evicted now moved west of llubirin in other
waterfront communities in Apapa and Makoko in Lagos
Mainland LGA.

So, the eviction ws certainly nightmarish and the residents have lost both their resideng
sources of livelihood. Thus, in an IDI with an evictee from the llubirin waterfront comm
and now a resident of Makoko waterfront community he narrated his eviction expsnighnich
he described as a nightmare:

... After our eviction | relocated to the Makoko community
where | have friends who engage in fishing as | do. However,
getting there was one thing and getting shelter was another. Even
though | eventually got a tie space for myself and immediate
family, | spent a long time moving from one point to another

This lived experience of Bitrus and other evictees speak volumes about the plights of wa
communities and the gover nmtominhfasurefthe urba
elites.
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From this exposition, therefore, it can be established that over the years various
governments have attemptib@ eviction othe waterfront people forcibly but the residents

have been resisting the moves strongly. For instance, their forcible relocaBaddre

a swampy area that lacked even access road and other basics of life was not only cruel but
illegal. Hence, the residents of the waterfront communities have been moving in circular

direction as indicated inig. 4 6.
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Fig. 4.6: Circular Movements of llubirin Evictees

Source: Field Survey, 2020.

107



The diagram in fg. 4.6 illustrates the series of evictions carried out on the llubirin
residents since 1996 when they were first relocated to Badore by the state government.
Considering the harsh living conditions and their distance to the city where they could get

the basicsb | i f e, some of the evictees returned
subsequent rounds of evictions dispersed some of the evictees to other neighbouring
waterfront communities particularly Ojuolokun and Makoko while some returned to
Badore for thesecom time. Fig.4.7 shows the image of the rubbles of llubirin a day after

its demolition by the Lagos Taskforce and other teams of demolitions.
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Fig. 4.7 Image of the Rubbles of Demolished llubirin Community

Source: Amnesty International, 2016
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However, despite the demolition, some of the residents rebuilt their structures and
continued with their lives until anothesund of eviction. Fig4.8 shows the image of the

structures réouilt by the residents.
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Fig. 4.8 Structures Rebuilt by Some Evicted Residents of Ilubirin

Sources: Amnesty International, 2016.
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Having taken over the waterfront community, the government, through gublate
partnership has already somaarciak msidéntiakandc onst
leisr e communityo6 48 shows the coristauctidn. of nkultipde.apartments

intended for the use of high class members of the society.
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Fig. 4.9: On-going Construction of the new Commercial, Residential and

Leisure Community

Source: Field Survey, 2020.
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However, while the constructions are going on, some of the Illubirin evictees were still
observed to have erected some temporary tents on the shoreline in readiness for a possible
attack by state authorities, while fewer number were observed to be livthg wrater as
indicated in kgs. 4.10 and4.11.
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Fig. 4.10: Some Evicteesd New Temporary Houses

Source: Field Survey, 2020.

:. “.;:q /ﬁ‘ 3 4 . .-“ —->‘ i "

P o gl

G} ‘ = oA ;: ‘“‘ g G . o AR A L\\'SF L
Fig. 4.11: Seveal llubirin Evictees living in t emporary structures made of

pl astic sheets in between the | agoon and

Source: Amnesty International, 2017.
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Exposition 2: Descriptive Narration of Eviction Experience
Name: Sunday

Gender: Male

Age: 64

Duration in Makoko waterfront community: 3 years

Having witnessed what he described as his greatest nightmare, Mr. Sunday narrateg
experience on the fateful day his home and business were destroyed before éyesevyith
6 children from his ljebu native pregnant wife, the demolitions occurred to him as a
thinking about what to do and how to start all over again when all that he had managed 1
over the years was turned into rubble in a couple afhby a fierce looking, unsympathe
6government 6s agents of demolitionb6 usi
from llubirin which he cherished and dreamed to remain in throughout his life.

The perception of the inhabitants of wétent communities such as llubirin about th
communities completely differs from the general public who live on the mainland. Even t
it is quite obvious that they live in shanties and an environment that an outsider coulg
describe as unhygien and hazardous, they held a completely contrary opinion of
environment and enjoyed every moment of their life in it through marital relationship
cultural engagements. Asgunpeople, fishing was their major economic activity as the
engagedn fishing while their women sell the fish.

However, their relationship with the government has always been sour, according to §
He added that:

Being on the waterfront, we did enjoy little or no facilities
provided by the government to the citizeRgyht from onset, we
were treated by the government as second class citizens largely
because of our low socioeconomic status. We do not live in
waterfront by accident. It is a deliberate decision based on our
belief in our ancestral cultural norms andues. Regardless of
the basic social services that were lacking in our community, we
had managed to live our lives just like everyone else. We took
care of our responsibilities as we ensured quality life for our
children and dependants. If government haedaand it has
failed us by evicting us from our homes without any alternative
shelter let alone capital for business. Ironically, it was a
government we were begged by Baba (Tinubu) to vote, we did
and our reward was forced eviction!

Furthermore, nartang his experience on the processes of the evictions, Mr. Sunday main
that they were not served any written notice by the government. In his words:

We only saw bulldozers and in a matter of hours, the entire
community was gone. Since then, our $ivewve been completely
shattered. You see the way people in power think is very
annoying. They see us as objects that do not deserve any respect
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or that we do not have any feelings so they could easily evict
people at will. Today, my immediate family andd not have a

roof on our heads. We have been rendered homeless and jobless
because our jobs (fishing) have been destroyed and our
community taken over by the state government who partners with
a private firm to build modern estate for the wealthy people

the state.

Describing his relocation movement, Mr Sunday opined that:

After our eviction | relocated to the Makoko community where |
have friends who engage in fishing as | do. However, getting
there was one thing and getting shelter was another.teoagh

| eventually got a little space for myself and immediate family, |
spent a long time moving from one point to another

One basic feature of the state evictions is the defiance of all court injunctions by th
government. This is because up te thme we were evicted the case was before the court,
simply points to the impunity and lack of respect for the constitutional provisions on the
the government.
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4.44 Relocation Patterns of the VoluntarilyDisplaced Landlords

On where the longime residents often relocate to upon selling their houses, the data
revealed that majority of them move to locations presumed to be cheaper within and
outside Lagos. This findingpholdsthe popular assumptions thhetvoluntarily displaced
landlords and landladies often reloctderemote places outside Lagos and revealed tha

there wee other locations within Lagos where they relocate to.
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Where do long time residents who sold their houses move to
Fig. 4.12: Showing relocationareasof voluntarily displaced landlords

Source: Field Survey, 2020.
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However,Fig. 4.12 revealed that majority of the voluntarily displaced landlords relocated
to cheaper locations within Lagd$owever, the qualitative data indicated that nodshe
voluntarily displaced landlords/landladies relocated to some locations outside Lagos state.

A voluntarily displaced landlord revealed that:

Having sold my house in Agege, | relocate to Ifo because of some
reasons. First of all, my formaeighbour who was also living in
Agege when he sold his house he moved there. Land is relatively
affordable compared to what obtains in Lagos. | sold my house
19,000,000.00 I bought a plot of land at 2,500,000.00 here in Ifo. |
spent roughly 8,000,000.00 have this housd§l/Voluntarily
displaced landlord/Male/77/1fo/2020).

This excerpt revealed that the voluntarily displaced landlords do not only move within
Lagos but also relocate to places outside Lagos due to relative cheapness Tfidand.

the relocation patterns of the voluntarily displaced landlorgle baen found to bareas
characterised by relatively low cost of living. For those in Agege, Alimosho, Oshodi and
Lagos Islandthey often relocate to Sangdta, Ifo and Idiroko. In similar vein, the
voluntarily displaced landlords in Lagos Mainland, Lagos Island an@$&twere traced

to Epe, Ikorodu and Sagamu. However, majority of the landlords, particularly those who
sold their houses due to inheritance were traced to cheagadiohs within Lagos. Fig.

4.13 depicts the relocation patterns of the voluntarily displdaedlords.
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4.5 Patterns of Gentrification

The arguments so far about recessesf gentrification and the divergent views held by

the respondents have set the ground for determining the patterns of gentrification in Lagos.
Thus, various forms, based on the physical manifestations of gentrification were explored
in this survey. In theourse of this, the observed physical or structural changes ranging
from the types and uses of buildings to the category of people responsible for those

changes, were presented and analysed.

451 Physical Manifestations of Gentrification
On the physicamanifestations of gentrification, the study revealed that different physical

or structural changesssociated with gentrification were occurring in Lagos state.

Table 47 Physical Manifestations of Gentrification in Lagos
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Physical manifestation of gentrification Frequency | Percent

Acquisition of rooming houses belonging to the url 156 17.4

poor by wealthy people

Eviction of low income communities by governmer 207 23.2

Acquisition of dilapidated houses of tagan poor by 214 23.9
estate developers

Conversion of residential apartments surroung 57 6.4

tertiary institutions into commercial ones

Displacement of low income households to const 89 10.0
rail terminals
Eviction of waterfrontcommunities to build luxury 52 5.8

residential and commercial apartments

Displacement of traders by land owners or governn 119 13.3

Total 894 100.0

Source: Field Survey, 2020.

Table 4.7 shows that the acquisition of old houses belonging to urban poor by estate
developers (23.9%) was the major form of physical change occurring in Lagos. This may
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be attributed to the scarcity of land in the city as well as the desire of the developers to
acquire the properties at a cheaper rate so as to demolish and replace them with structures
that would generate more profit for them. Corroborating this view, E&bussants

opined that:

When you observe Lagos carefully you will notice that most of the
structural changes that are taking place have to do with purchase
and demolition of dilapidated houses by estate developers. These
developers always identify an old house that is strategically located
and buy for commercial purpose because they end up &r egh

build the house or redevelop it and put it into commercial use
(FGD/Religious leadersMale/65/Y oruba/Alimosho/2020).

Supporting this view garticipantin an IDIhad this to say:

Estate and property developers have their eyes alwgy®parties
located at strategic location in areas dominated by the urban poor.
This is because acquiring a property in the central Lagos and other
highbrow areas is quite expensive so they prefer to buy these houses
and convert them into commercial apanseso as to rent them out

for either residential or commercial purposdDI{New
resident/Male/54/igbo/Oshodi2020).

These views point to the fact that the activities of the estate developers of acquiring low
income house were purposely done with the sole aim of making profit through demolition
and rebuilding the house as either commercial residence or stores. Thgasaolaserved

and found to confirm the assertions made byptrgicipant
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Fig. 4.14: An Image of a Massive Shopping Complex in Oshodi

Source: Field Survey, 2020.
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It can thereforebe i nferred from these views that ¢

the major forms of gentrification in Lagos state.

Closely following this large percentage is the vigat describes eviction of leimcome
communities by government as the physicahifestation of gentrification in Lagos state.
Represented by 23.2% of the total respondents, this view is an indication of the various
forceful evictions carried out by government often under the guise of urban renewal or
slums clearance in different |deans of the city. Cowborating this view in a Kll, a

participantdeclared that:

The evictions of waterfront and shanty communities in the city have
always been done in good faith and in the overall interest of
Lagosians. Most of the locations demolished marked for
demolitions are but hideouts of the criminals who torment members
of the public. We have enough evidence to back this claim. Recent
criminal activities that were hitherto unknown to us here in Lagos
such as kidnapping has now become a comm@ttice, and
whenever these criminals are chased they are traced to these
rundown areas of the city. So, what the government does it does it
in the general interest of the residentsKll/Staff
LASURA/Male/37Lagos Island/2020.

This view washowever countered by a participamtan IDI where she argued that:

It is shocking to see how some of the government officials are
defending their anpeople urban policies for some selfish motives.
Forceful evictions are illegal and violate the fundaraehtiman
rights of the citizens. What is playing out in Lagos is nothing short
of gentrification and a deliberate attempt to remove the poor from
the city. This is because whenever the urban poor are evicted from
an area, they are replaced with a new $@keople of upper class.

So, the message is simple that the poor is not needed in Lagos
because some of the government officials hold the view that Lagos
cannot attain the status of world class city with the proliferation of
slums and squalor IDl/Long -time
resident/Male/65/Y oruba/Lagos Island/2020.

Implicit in the foregoing arguments is the identification of a form of gentrification

popul arly rdear gdeechtas fdsctagdtieoend. However, t
through the use of phrases suahs &6ur ban redevel opment 6, ¢
cl earanced, oOur ban r e 41X shewsadme piatodal ewideacesy ot h

of the statded displacement of the urban poor.
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Fig. 4.15: An image ofa state-led displacement of the urban poor

Source: Field Survey, 2020.
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Another pattern of gentrification is the acquisition of rooming hobsésnging to the

urban poor by wealthy people. The rooming houses can be described as houses found
mostly in Lagos and other south western states. Thus, a rooming house is a residence with
multiple rooms rented out individually in which the tenants skachen and bathroom
facilities. Rooming houses are mostly used for low income people because they are less
expensive. They are also knowmaslti-tenant houses. Table 4&fows that 17.4% of the
respondents describe the act of purchasing low income mgdmouses by wealthy people

as a gentrification process. While some of these were restructured and rehabilitated others
were completely pulled down and replaced with new edifices. An old resident was quoted
a s s amoistofghe lorigime landlords in this area have sold out their houses to the
rich people. And almost all the houses bought up were demolished and replaced with
modern architectural designs (IDl/Long -time
residentFemaleA8/Yoruba/Agege/202) 6.  Si mi | ar | ypported thinveew r e s i
and added that:

Since the return of Nigeria to civil rule in 1999, there has been a
surge of wealthy people in this area. They initially would buy a
rooming house and rehabilitate it so as to live and rent out a portion.
However, now tey mostly demolish and replace it with a different
type of building [DI/New resident/Male/43MHausa/Agege/202)

These views indicate a pattern of gentrification that has been described in the literature as
6residenti al g e nt r ntfificatoa in which the wedalthy génsifiera f o r n
infiltrate low income areas and gradually buy up their houses which they either demolish

or restructure into modern and expensive residential apartments.
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Fig. 4.16: A pictorial evidence ofresidential gentrification.

Source: Field Survey, 2020.
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The image in K. 4.16 contains a newly constructed residential house belonging to a
gentrifier who had earlier acquired two rooming houses and demoliseedo put up

this magnificent structure. tould be seen that the houses the first of its kind in the

area as the remming houses in the ar@are all rooming houss belonging to old low
incomeoccupantsHowever, what qualifies the processaér esi dent i asl gent
the factthatthe first gentifier usually set the pace and opened the way for other gerdrifier

to come ad gradually be picking the loimcome houses one by one untilyheentually

changed theocial character of thentireinto high income residential areas.

Other physical manifestations of gentrification in Lagos include: displacement efsrad

by landowners or government (13.3%); displacement of low income households by
government to construct rail terminals (10.0%); conversion of residential apartments
surrounding tertiary institutions into commercial ones (6.4%); eviction of waterfront

communities to build luxury residential and commercial apartments (5.8%). Corroborating

these views in an FGD, tlikscussants/ere unanimous in their view that:

Gentrification manifests in various forms depending on the area and
the actors involved. Howeveit has a general form which is
displacement of the urban poor. Although there instances where it
involves people who cannot be categorised as urban poor
particularly when it involves the people and the government. This
often takes place when government landowners displace
business owners or traders in some markets. Also, there are
instances when government would plan to site a project probably
for tourist attraction particularly in waterfront areas, in such
instances forceful eviction are usually cadrieout by the
government. We have seen several instances of such in the state
such as the llubirin waterfront community, Surulere mechanic
vilage, Badia East among others FGD/Long-time
resident/Male/Yoruba/Lagos Island/2020.

In furtherance to the identification of various patterns of gentrification, the study sought
to find out the spatial distribution of these forms. In other words, which forms of
gentrification are peculiar to each area in the State? To this effect, agemtyntable

segregdng the physical manifestation of gentrification based on the selected Local

government areas was drawn so as to examine these peculiarities.
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Table 4.8

Physical Manifestatiors of gentrification based on the selected LGAs

Physical
Manifestation of
gentrification

Local Government Area

Agege

Alimosho

Oshodi

Eti-Osa

Lagos
Mainland

Lagos
Island

Total

Acquisition of
rooming houses
belonging to the
urban poor by
wealthypeople

38.4%

26.8%

15.0%

11.1%

11.1%

17.4
%

Eviction of low
income
communities by
government

14.5%

25.5%

6.5%

50.3%

29.2%

30.6%

25.7
%

Acquisition of
dilapidated

houses of the
urban poor by

estate developers

14.5%

15.4%

37.3%

49.7%

9.7%

14.6%

23.5
%

Conversion of
residential
apartments
surrounding
tertiary
institutions into

commercial ones

11.4%

13.9%

13.9%

6.4%

Displacement of
low income
households by
government
construct rail
terminals

20.8%

14.8%

3.3%

3.5%

3.5%

7.8%

Eviction of
waterfront
communities to
build luxury
residential and
commercial
apartments

16.0%

20.1%

5.8%

Displacement of
traders by land
owners or
government

11.9%

6.0%

37.9%

16.7%

6.3%

13.3
%

Total

100.0%

100.0%

100.0%

100.0%

100.0%

100.0%

100.0
%

Source: Field Survey, 2020.
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Table 4.8shows that acquisition of rooming houses belonging to the urban poor by
wealthy people was the major form of gentrification process observed in Agege LGA.
This was represented by (38.4%) of the total respondents in the location. The second
largest percenage (20.8%) on the views of the respondents indicated displacement of low
income households by government to construct rail terminals as the physical manifestation
of gentrification in the area. This implies that gentrification in Agege LGA was mainly

being championed by private wealthy individuals and government.

Similarly, Table4.8revealed similar pattern in Alimosho LGA as acquisition of rooming
houses belonging to the urban poor by wealthy people (26.8%) and eviction of low income
communities by government (25.5%) were identified as the major processes of
gentrification in the a® However, the pattern differs dshodiwhere displacement of
businesses or traders by government (37.9%) and the acquisition of dilapidated houses of
the urban poor by estate developers (37.3%) were conceived as physical manifestation of

gentrificationin the area.

In Eti-Osa, only two forms of gentrification were observed to be manifest. These were
eviction of low income communities by government (50.3%) and acquisition of old houses
of the urban poor by estate developers (49.7%). Meanwhile, responfies Lagos
Mainland revealed the physical manifestation of all forms of gentrification in the area
although sora were higher than others. Theble indicated that (29.2%) of the
respondents held the view that the eviction of low income communities ggybenment

in the area as the physical manifestation of gentrification, while 16.7% and 16.0%
described the displacement of businesses and the eviction of waterfront communities by
the government respectively as the manifestation of gentrification an &mailarly, the

table show that majority of the respondents (30.6%) in the Lagos Island considered the
eviction of low income communities by the government as gentrification. Another large
percentage (20.1%) of the respondents described the evicticstefnont communities

by the government as the physical manifestation of gentrification in the area. The
implication of these findings is that even though gentrification can be considered to be
prevalent in Lagos, it however, does not ocauthie same wagcross the statéhere are

peculiaritiesas each area has certain determinants of its forms of gentrification.

4.52 Most Common Types of Buildings in Lagos

132



On the types of buildings that are very common in Lagos, the study revealed that majority

of the buildingsvasrooming houses constituting 39.7% of the total buildings in the state.

This may be attributed to the fact that this type of building is desigmeahainly
accommodate the wurban poor-melfatey 0 50 plopwsd e r
because the rooms are arranged facing each other. Other types of the buildings include
detached (13.6%), serdetached (6.9%), bungalow (8.4%), bungalow duplex (5.0%)

plaza and malls (14.7%), condominiums and high rise buildings (11.6%).
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Most common types of buildings

@ Rooming house (face me |
face you)

BDetached

[0 Semi-detached
B Bungalow
OBungalow duplex
WPlazas and malls

@ Condominiums and high rise
structures

Fig. 4.17 Most common type of buildings in Lagos.

Source: Field survey, 2020.
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However, there are certain peculiarities with regard to the common typeildings

among tle LGAs as presented iralble 4.9
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Table 4.9

Most Common Type of Buildings by LGAs

Most common Local Government Area Total
types of Agege | Alimosh | Oshodi | Eti- Lagos Lagos
buildings o] Osa Mainland | Island
Rooming house| 72.3% 43.0% | 32.0% 86.2 0.7% 0.7% 39.7
(face me | face % %
you)
10.1% 24.2% | 20.9% 13.8 6.3% 6.3% 13.6
Detached
% %
Semidetached 8.8% 8.1% 7.8% 8.3% 83% | 6.9%
Bungalow 3.4% 3.3% 24.3% | 20.8% | 8.4%
Bungalow 27.8% 35% | 5.0%
duplex
Plazas and 8.8% 21.5% | 35.9% 12.5% 8.3% 14.7
malls %
Condominiums 20.1% | 52.1% 11.6
and high rise %
structures
Total 100.0% | 100.0% | 100.0% | 100.0 | 100.0% 100.0% | 100.0

%

%

Source: Field Survey, 2020.
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From Table 49, it can be established that there is strong correlation between location and
type of building. For instance, while rooming houses appeared to be the most common
type of building structures in Agege (72.3%), Alimosho (43.0%)(sa (86.2%) and
Oshodi(32.0%), condominiums and high rise building structures were the most common
buildings in Lagos Island (52.1%) and Lagos Mainland (20.1%). The fact that Lagos Island
has the largest number of condominiums and high rise buildings may not be unconnected
to thehistorical fact that it was the core, the Central Business District (CBD) and the city
proper of Lagos state. Most of the high rise structures in the Island date back to colonial
era. However, this is not to rule out the presence of high rise buildirgsenlocations
particularly the emerging business hubs of Lekki, and the new Eko Atlantic. Similarly, it
is not surprising that most of the rooming houses were found in Agege, Alimosho,-and Eti
Osa because they constitute one of the most affordable ftypsidences for low income

urban residents most of whom get relatively affordable accommodation in these locations.
453 Average Age of the Buildings

With regard to the age of the buildings, the study revealednbstof the buildings in the
city wereover ten years old. This perhaps may be explained from the viewpoint that Lagos
being once a federal capital of Nigeriastiad influx of people from other parts of the

country and even beyond for various forms of jobs.
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Average age of the buildings
Fig. 4.18: Bar chart showing the average age of buildings in Lagos

Source: Field Survey, 2020.
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454 Observed Physical Changes itGentrifying Areas

The study revealed the type of physical changes occurring in Lagos state. These changes

were capured andpresented in dble 4.10
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Table 4.10 Type of Physical Changes occurring in Lagos state

Type of Physical Changes Frequency Per cent
Private residences and estates 216 24.2
Commercial apartments and hotels 241 27.0
Markets,plazas, malls and high rise stores 94 10.5
Religious houses 81 9.1
Redeveloping already developed buildings 70 7.8
Schools and hospitals 39 4.4
Amusement parks 6 0.7
Government projects 90 10.1
Condominiums and tourist attractions 57 6.4
Total 894 100.0

Source: Field Survey, 2020.
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Table 410 indicates that majority of the physical changes occurring in Lagos involved
construction of rental apartments and hotels. This view was represented by a whopping
(27.0%) of the total respondents. This may not be unconnected to the bourgeoning
population & Lagos as one of the fastest developing megacity in the world. Prevalence of
large number of rental houses is also an indicator of the commercial status of the city as
well as the low rate of home ownership because, despite the abundance of wealth creatin
activities, the urban poor still constitute its majority. Similarly, hotel apartments and guest
inns were observed to be prevalent. This type of physical change corresponds to what

scholars such as Zukat al., (2017) describe asommercialgentrification.

Closely following this large number of views, is the perspective that private residences
and estates were the major physical changes occurring in Lagos. This percentage
represented by (24.2%) may be attributed to the growing ownershgosainal homes by

the residents of the city. It also may be connected to various government policies with
regard to mortgage and housing projects initiatives which facilitate homeownership for
some of the urban residents. Similarly, the finding may eqsalijgest growth in wealth
creation of members of the society particularly among the emerging wealthy urban youths.
This form of gentrification involves a gradual process of acquiring low income residential
houses one by one by the wealthy individuals theotlanging the social character of the
area eventually. This is the type of physical changes described by Glassdastial
gentrification.

Other physical changes in the city include construction of markets, plazas, malls and high
rise stores (10.5)¢condominiums and tourist attractions (8.3%); redeveloping existing
buildings (7.8%); schools and hospitals (4.4%); religious houses (9.1%) and amusement
parks (0.7%). Another significant revelation presented in the table has to do with the
prevalence of geernment projects across the city (10.1%), most of which were carried out
at the expense of the urban poor. Projects such as slums clearance, construction of bus
terminals, luxury residential and commercial apartments, tourist sites among others are
some @ the physical changes orchestrated by the state. Hence, this type of gentrification
is regarded as stated gentrification. In similar manner, construction of rail terminals and
BRT routes with terminals were observed across the city and this is affgemtofication
regarded afansitinduced gentrification.
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Table 4.1(urther shows the construction of condominiums (6.4%) and redevelopment of
already developed buildings (7.8%) as some of the major physical changes taking place in
Lagos. These changesrrespond with a new form of gentrification generally regarded as
newbuild gentrification.It often occurs in the most developed areas of the city as a re

gentrification of an already gentrified area.

A cross examination of the data further revealeahe peculiarities in the manifestation of

these physical changes. Each of the selected locations has some physical changes that tend
to be peculiar to it. Thussegregahg these changes by LGAs reveals remarkable
differences acigs the locations in tesrof patterrs of development that weoecurring in

each area.
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Table4.11 Observed Physical Changes in the Select&kntrifying LGAS

Local Government Area Total
Type of Agege | Alimosh | Oshod | Eti- Lagos Lagos
buildings/change . .
ul |gS 9 o i Osa Mainlan | Island
d
Private residences
and estates 33.3% | 20.1% 18.3% | 37.2% | 16.0% 19.4% | 24.2%
Rental apartments
and hotels 28.9% | 21.5% | 20.9% | 46.2% | 22.2% | 22.2% | 27.0%
Markets, plazas,
malls and high
rise stores 10.7% | 28.9% 13.7% 2.1% 6.9% | 10.5%
Religious houses
14.5% | 14.8% 2.6% | 16.6% | 5.6% 9.1%
Redeveloping
already developed
buildings 2.0% 3.3% 22.9% 20.1% | 7.8%
Schools and
hospitals 0.4% |10.1% | 3.9% 2.1% 4.4%
Amusement parks
4.2% 0.7%
Government
projects 3.1% | 2.7% 37.3% 11.8% | 4.9% | 10.1%
Luxury
condominiums
and tourist 13.2% 26.4% | 6.4%
attractions
100 | 100.0% | 100.0 | 100.0 | 100.0% | 100.0 | 100.0
Total % % % % %

Source: Field Survey, 2020.
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Table 411indicates thatonstructions of private residences (33.3%) and rental apartments

(28.9%) were the major physical changes occurring in Agege LGA. This may be attributed
to the growing number of wealthy young men who appear to prefer having their residential
houses and lsinesses in the same area they grew. This view finds support in an interview

with a new resident of the area who stated that:

There have been remarkable physical changes in this area since the
last two decades, and this is linked to the fact that thees is
improvement in the socieconomic conditions of the inhabitants

of the area particularly the youths. These youths who are mostly in
the bureau de change business have been largely successful and the
impact is what is being experienced in the physieadgformation

of the area. So, most of the physical changes in this area are
basically in form of residential houses for private use and some for
commercial uselDl/new resident/Male/36/Hausa/Agege/2020D

Anotherparticipanthad this to say:

The structurechanges occurring here are mostly construction of
residential and rental apartments. These types of structures are the
ones trending in Agege. The residential houses are oftensturyi
buildings, duplexes and semétached duplexes. Sometimes, the
owners build multiple flats not to rent out but to live in alongside
other family members and even frienddDI{(Long -time
residentMale/44/Agege/202].

These physical changes have been obsdhredigh unstructured observation technique

by the researcher and found to corroborate the views gffieipants

144



Fig. 4.19: Image of a private residence in the gentrifying area of Agege.

Source: Field Survey, 2020.

Fig. 4.19 shows two residential houses: a new duplex beside an old rooming house. The
duplex used to be a rooming house ownea lyother of the landlord of this rooming
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house both of whom were Yoruba speaking natives of the area. Having sold the house to
a wealtly Hausa maphe has relocated to San@wa where he acquired a plot of land and
built his new residence. Whiled= 4.19shows a private resid&al apartment of a resident,

Fig. 4.20 indicates a élat rental apartment in Agege.
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Fig. 4.20: A Six-flat Rental apartment in a gentrifying area of Agege LGA

Source: Field Survey, 2020.
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Table4.11also shows that Agege, Alimoshoshodiand EttOsa LGAs all share similar
characteristics in terms of residential and commercial buildings. However, Alimosho
experiences a relatively higher rate of construction of Churches. This is evident in the
response rate of the respondents (14.8%) dsasehe pictorial evidence captured in the
course of the field work. While construction of churches conssitaitajor structural
change in Alimosho, building of hotels and guest inns have been the major physical
changes observed @shodi This findingwas supported bgliscussantsn an FGD who

argued that:

Hotels and guest houses are almost uncountable in Oshodi. It is a

business that is quite lucrative now in this area. They enjoy

patronage from both residents and visitors. You know any hotel that

thatdoes a Oshort termd service wusual
customers. That is why it is flourishing. AlImost every line has

multiple hotels with bars and restaurants in some. So, hotels are

some of the leading structural changes in Oshodi. In fact, they are

second to shops and plazas FGQ/Long-time
residents/Male42/1gbo/Oshodi2020).

Corroborating this view, a developer stated that:

Yes. Oshodi has greatly transformed. Most of these
transformations can be attributed to individuals as well as
public authorities. You know being a commertiab; Oshodi

iS quite a good place to invest. That is why you see numerous
investments apart from the shopgpimalls and high rise super
markets; hotels and gust houses are other areas that people
tend to give adequate attention. Hotel business, left to me, is
the most profitable business so far once you have the needed
capital. So, hotel construction is whattiending in Oshodi
(Kll/Developer/ Male/45/0shodi2020.

Buttressing this argument, the researcherd
hotels in the centrashodi asndicated in ig. 4.21.
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Fig. 4.21: Showing a pictorial evidence of hotels in Oshodi

Source: Field Survey, 2020.
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Located along one of the busy streets of Oshodi, these hotels are just a sample of numerous
hotels in the area. Confirming the viability of the hotel business, a manager of one of the

hotels expresed his satisfaction with the business as follows:

Our business is thriving. Hotel management is better than managing
a lot other businesses. We make hundreds of thousands sometimes
in a day. But you should know that when we talk about hotel we are
not onl talking about lodging a room, it includes bar services,
restaurant and other recreational activities. So, we are doing well
despite the number of hotels in the aredDl/few
resident/Female41/gbo/Oshodi/2020Q.

This view further ascertains the busineakie of Oshodasmanifested in surge in rental
and hotel businesses in the area.

With regard to EHOsa, the physical changes remain largely similar to the changes
observedn Agege. However, while other forms of physical changes were observed in
other LGAs, only two types of the physical changes (building of private and rental
apartments) were observed in-BXsa. The reason for this is not-fatched as the areas
sampled were resettlements of the few lucky displaced residents of original Maroko in the
90s.
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Fig. 4.22 Some physical changes in the new Maroko

Source: Field Survey, 2020.
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Fig. 4.22 shows a block of flats built in the heart of the new Maroko. However, the
buildings were usually being rented by middlass workers who work in the Lekki and

even the Victoria Island axis.

Table 411also revealed luxury condominiums and tourist atimastas the major physical
changes in Lagos Mainland (13.2%) and Lagos Island (26.4%). This may be attributed to
alarge concentration of capital in these areas as well as the historical antecedents of the
two locations. While Lagos Island houses the haadqrs of most Nigerian banks, the
Mainland is regarded as an offshoot of the Island hence the development of new

condominiums in the area for business extension.

Similarly, the data showa prevalence of redevelopment of already developed buildings
with (22.9%) and (20.1%) in Lagos Mainland and Lagos Island respectively. This may be
attributed to the fact that both Mainland and Island have experienced high level of
devel opment | ong before the relocation of
desire by both government and the wealthy private individuals to restructure the buildings
soas to reinvest in them. In Figd.23, a picture of some egoing and newly rebuilt high

buildings waspresented.
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Some Ongoing and newly rebuilt High Buildings in the Lagos

Mainland

Fig. 4.23:

Source: Field Survey, 2020.
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Table 411 further shows that Alimosho, Agege and-B8a with 14.8%, 14.5% and 16.6%
respectively experience more constructions of religious houses than anjoo#tiens.

This implies that there are more religious activities in these three locations which, based
on the sociedemographic attributes of the respondents, tend to be predominantly low

income areas. By implication, the poorer a people the more reliieysend to be.

In terms of government projects, despite the prevalence of various government projects
across the state, respondent®ghoditend to identify the various state government urban
renewal projects as the major changes occurring in the &hésa view was, however,

countered in an IDI report. A loAgme resident of Oshodi expressed his view as follows:

There is no doubt there are government projects in this area which
have caused hardship to the urban poor particularly the forceful
evictiors of traders. However, the recent developmentssino@i

in terms of various ultranodern buildings in form of plazas and
malls have infiltrated every corner of the area. This is of course due
to the growing influx of people into the area foading activities.

The owners of the houses here do sell them voluntarily either for
profit or to relocate to a more serene environment, although the
tenants have always been the victimdDI/Long-time
resident/Male/61/Y oruba/Oshodi2020).

Similarly, inline with this view in an FGD conducted in the area,dlseussants were
unanimous in theiview that:

The private wealthy people were the ones transforming the
area by acquiring old residential rooming houses and
converting them into shopping malls astdres. However, this

is not to downplay the gravity of the forceful evictions carried
out by the government on traders in this afe&@/Long-

time residentsMale/56/Y oruba/Oshodi2020.

The sum of these views is that in as much as the government engggesification the
central Oshodi, the private individuals also do equally gentrify, and their gentrification

processes waseerved and presented in Fig4, 4.25 and4.26.
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Fig. 4.24. Some Newly Constructed Shopping Complexes in Centr@shodi

Source: Field Survey, 2020.
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The two identical buildings in ig. 4.24 replaced an old rooming house which was
inherited by two ladies whose father died some years back. For whatever reasons, the

ladies sold the house to the highest bidder, rented an apartment and invested the money.
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Fig. 4.25: An On-going Construction of a Shopping Complex in Oshodi

Source: Field Survey, 2020.
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Fig. 4.26 A Mega Shopping Plaza Belonging t®@shodiPost Office

Source: Field Survey, 2020.
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Table 411 also indicates construction of schools and hospitals as some of the physical
changes taking place in Agege and Alimosho more than any other selected areas. A large
number of old houses were observed to be acquired and replaced with schools in
Alimosho. Ths may not be unconnected to the fact that high premium was being accorded
to education in this part of Lagos as earlier indicatatie sociedemographic section. It

is a location that is believed to have produced some of the best secondary schotd studen
in the state as manifested in various quizzes and competitions conducted. Thus, there has
been a growing number of private schools, both secondary and tertiary, being erected in
thearea. Similarly, the data shaavproliferation of private hospitals the midst of low

income residences in Agege. Fi§27 shows images of an ultraodern hospital facility

which replaced two rooming houses.
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Fig. 4.27: Ultra -Modern Hospital in the midst of low income Households

Source: Field Survey, 2020.
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On the whole, it has been established that there exists a nunippesdf gentrification

in Lagos state. Table¥ presents thedgpesand locations where they are most prevalent.

Table 412 Typology of Gentrification in Lagos
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SIN

TYPE

MEANING

LOCATION

Residential gentrification

Displacement of low income residenti

houses

All locations

Commercial gentrification

Displacement of low income businesses

All locations

Stateled gentrification

Displacement of low income by the pub
authorities

All locations

Transitinduced

gentrification

Displacement of low income eithé
residences or businesses for transy

purposes

Oshodi,
Lagos Mainland

Agege

Slumgentrification

Displacement of the slum dwellers by t
public authorities for aesthetics and

profit making purposes

Makoko, llubirin

Studentification

Displacement of low income residenc
neighbouring tertiary institutions by priva

individuals forprofit purposes

Alimosho, Lagos

Mainland

Tourism gentrification

Displacement of low income residential
business structures by public authorities

as to attract investments

Lagos Island,

Victoria Island,

Lekki and lkoyi

Political gentrification

This is the process of acquiring low inco
houses belonging to one ethnic group w

the intention of expandingolitical base

Agege

Criminal gentrification

This is a form of gentrification where lo
income houses are acquired with illig
proceeds by the gentrifiers as a form
layering (dispersing) with the motive (¢
integrating (legitimising) it so as t
obliterate the security agents and also
regardedas a noble business person by

society

Agege

Source: Field Survey, 2020.

4.55 Major Categories of Gentrifiers in Lagos
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The study found two broad categories of actors of gentrification in Lagos state. These
actors werdound to beplaying dominant roles and facilitating same for others to engage

in gentrification processes. However, it should be noted that these two tzdegor
subsumed other actors who engage in the processes at varying degrees and levels. Table

4.13shows thesento broad categories as follows

Table 4.13 Major Categories of Gentrifiers in Lagos State
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Major Categories of Gentrifiers Frequency Per cent
Private wealthy individuals 528 59.1
Government 366 40.9
Total 894 100.0

Source: Field Survey, 2020.
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Table 413 indicates that private wealthy individuals were the major actors of
gentrification in the state. This view, represente{@9y199 of the total responses, implies

that the private sector of the economy of Lagos plays an active and leading role in the
trarsformation of urban space. The finding has, however, contradicted the general view in
the literature which describes government as the major gentrifier in the state.
Corroborating this view, an official of the Lagos State Building Control Agency
(LASBCA) gated that:

Rich persons control and determine to some extent the physical
appearance of a city. This is because they are a critical stakeholder
in the development of every city. The government should not be
seen playing any role more than that of a fatitr and creator of

an enabling environment for investments to thrive and prosper. The
government chart the paths through sound urban policies which
guide and regulate the operations of the private sector. As a matter
of fact, even in some few instancebeaxe the government engage

in physical restructuring of the city, it often does so in collaboration
with the private institutions and individuals. So, the fact remains
that the private wealthy individuals are the main actors of
gentrification in the statélhe government plays a relatively little
role in gentrification processes in comparison with the private
personsKIl/Staff of LASBCA/Male/ 44/.agos Island/2020).

However, a cross sectional view of some kinge residents of the gentrifying
neighbourhoosl in the city is in stark difference with the view that government is not the

major actor of gentrification in th&tate. A longtime resident had this to say:

To think of any person other than the government as a major actor
of gentrification is not even fair as far as Lagos is concerned. Most
of the people suffering from the consequences of gentrification are
victims of one form of government forceful eviction or the other.
Think of any form of eviction, be it eviction of peodlem their
residences or displacement of their business activities, the brain
behind all is government. | can only agree that the private persons
do gentrify in the interest of their business but even when they do
their displacement is often a voluntarpeobecause even if the
owner of the property sold it out of growing pressure to leave the
area, they must have been fully paid the value of their property. And
this is quite different from the governmdatl gentrification where
most and sometimes all dfd victims do not get any compensation
from the government before or after taking over their property
(IDl/Long -time resident/Male/39/Y oruba/Eti -Osa/2020).

Thus, if anything, these arguments simply confirm the notion that both government and

wealthy persos play significant role in shaping the urban space.
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On the peculiarities of the selected areas in terms of major actors of gentrification, the
study revealed the existence of some similarities and dissimilarities among them. These

peculiaities were captwd in Table 414.
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Table 4.14 Major Categories of Gentrifiers by LGAs

Major Local Government Area Total
categories of Fagege | Alimosho | Oshodi | Eti- | Lagos | Lagos
gentrifiers Osa Mainland | Island

Private

wealthy 52.2% |63.1% |37.3% |60.7% |63.9% |79.2% |59.1%
individuals

Government | 47.8% | 36.9% 62.7% | 39.3% | 36.1% 20.8% | 40.9%

Total
100.0% | 100.0% 100.0% | 100.0% | 100.0% 100.0% | 100.0%

Source: Field Survey, 2020.
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Table 414 shows a similar pattern of gentrification process across the LGAs with the
exception ofOshodiLGA. Thus, the study revealed that 52.2%, 63.1%, 37.3%, 60.7%,
63.9% and 79.2% of respondents in Agege, Alimo€kshodj Eti-Osa, Lagos Mainland

and Lagos Islad respectively held the view that private wealthy individuals were the
maj or actors of gentrification in Lagos.
form of gentrification theorised by Glass in 1964, was the major form of gentrification in
Lagos state. Nevertheless, the views of the respondents which suggest the government as
also the actor of gentrification in Lagos were quite high and equally signif@@ahbdj

in particular tends to experience more of governavashiced gentrification aufities.

This may be attributed to the strategic nature of Oshodi and its value as one of the largest
mar kets in West Africa, hence the preval en
the Oshodi bus terminal and the Oshodi Arena among others. Thieatigpl of this

finding is thatresidential gentrificatiorand stateled gentrificationwere the two broad

types of gentrification in the state.
45.6 Gender Dimension of Gentrification

Gentrification is conventionally assumed to be a gebdes phenomenmowith the Male

gender assuming a domineering role. Thus, the gender dimension of gentrification
processes was well studied and observed in this study. The preponderance of the Male
factor in gentrification processes may not be unconnected with the gatneture of most
African societies including Nigeridhis is evidently presented iraible 4.7 where 72.7%

of the total respondents of the study identified Male gender as the main gentrifier in Lagos
state while 27.3% of the total respondents only weneaele gentrifiers. However, certain
areas have been identified to have larger number of fematefiges. These can be seen

in Table 415where respondents were segregated on the basis of their gender and LGA.
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Table 4.15  Distribution of the Respondents Based on their Gender and Location

Gender Local Government Area Total
category : : :
that is the | Adege Alimosh | Oshodi | Eti-Osa | Lagos Lagos
main 0 Mainlan | Island
gentrifier d
Male 88.1% | 68.5% | 86.9% | 89.0% 67.4% | 34.0%| 72.7%
Female 11.9% | 31.5% | 13.1% 11.0% 32.6% | 66.0%| 27.3%
Total 100.0 100.0 100.0 | 100.0% | 100.0% 100.0 100.0
% % % % %

Source: Field Survey, 2020.
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Tale 4.15showsthat in almost all the LGAs, with the exception of Lagos Island. Male
gender was the main gentrifier. Thus, the data indicate that majority of the respondents in
Lagos Island identified female gender as the main driver of gentrification in the area. This
may be attributed to the commercial nature of the area and high level of female
participation in economic and commercial activities. Popular market locations in the Lagos
Island such a&\pongbonand Idumotaare known for women who engage in large scale
trading activities. Therefore, identifying women as the major property buyers in the area
may not be weird or strange. Supporting this view in an Ipgrécipanthad this to say:

The major property buyers lragos Island are the women. Women
own most of the shops and businesses that are run in the markets.
In fact | know of a number of ladies who bought up several three
storey buildings, demolished them and built new shopping
complexes. Also, it may interegobu to know that women do not
only engage in converting residential houses into shopping
complexes but they do also convert some into rental residential
apartments so as to make more profitDIfFemale
landlady/52/Y oruba/Lagos Island/202(.

Another propdy owner in theApongborwillingly admitted the fact that business women
have been in the fore front in acquiring and converting old structures into more profit
yielding business ventures. In her words:

Women are known for trading activities in this pafttloe city.

Some of us inherited it from our parents and even grandparents. We
do not have any job that is better and rewarding than private
business. We make money from the business not government jobs
as many people do particularly the men. That is why gan see

even from the head count of shops that we (women) are the majority
and so we control the businesses as far as the markets in this area
are concerned IDI/Female trader/43/Yoruba/Lagos
Island/2020).

The foregoing excerpts point to two importaatts: 1) that trading activities not civil
service are the major drivers of the economy of Lagos Island and 2) that women were the
main drivers of this economy through their private businesses. This is of course contrary

to the general assumption that nvegre the main controllers of resources in Lagos Island.

457 Ethnic Dimension of Gentrification
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As a process that involves possession of huge resources, gentrification to a large extent
defies any ethnic coloration. However, considering the pluralitiNigerian society
particularly the city of Lagos which is inhabited by people of different ethnic backgrounds,

it goes without saying that the pattern of wealth accumulation and control may also likely
be shaped by ethnic affiliations. Thus, this study bbug identify ethnic groups that
constitute the majority of the gentrifiers based on their spatial distniburtithe state as

presented in dble 4.5.

Table 4.6  Distribution of Respondents Based on their Ethnic Group and

Location
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The main Local Government Area Total
glentrifiers Agege | Alimosho | Oshodi | Eti-Osa | Lagos Lagos
In Lagos Mainland | Island

15.7 255% | 71.2% | 66.9% 25.0% 188 | 37.1%
Igbo

% %

11.9 55.7% | 19.0% | 12.4% 59.0% 65.3| 36.7%
Yoruba

% %

58.5 3.4% 0.0% 0.0% 49% | 2.8% | 12.2%
Hausa 0

%o

13.8 15.4% 9.8% | 20.7% 11.1% 13.2 | 14.0%
Others

% %
Total 100.0| 100.0% | 100.0 100.0 100.0% | 100.0 100.0

% % % % %

Source: Field Survey, 2020.

Table 4.5 shows variations in the ethnic background of the main actors of gentrification

in Lagos state. To begin with Agege LGA, the data indicate that Hausa ethnic group
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constituting (58.5%) is the main actor of gentrification processes and it is followed by the

Igbo ethnic group which constituted (15.7%) of the total respondents. This may be
connected with the fact that Agege LGA is largely inhabited by the Hausa ethnic group

and most of whom engage in bureau de charigieved to be one of the lucrative prizat
businesses in Lagos due to the flow of hard currency through both local and foreign
travellers coming into the city through the international airport. Similarly, the close
collaboration between the yahoo boys and the bureau de change operators id e=garde
main source of foreign funds among the te

busi nessd. Su pppricipdntstategl thathi s vi ew a

Majority of the people buying up properties here in Agege are the
Hausas. In fact, | know of a man that @84 houses out of which

53 are all in Agege here. His occupation is bureau de change and
he has been in the business for a long period of time. Apart from
him there are other people who are in fact younger than him who
own multiple properties in  Agege IQI/Long-time
resident/Femaled2/Y oruba/Agege/2020.

Anotherparticipanthad this to say:

Hausas have bought up properties in Agege. Most of these young
boys who are doing online businesses are making money beyond
human comprehension. This is because sdrtteem buy beautiful
houses and pulled them down to erect mansions or duplexes. There
are other few tribes like the Igbos and Deltans who are also
gentrifying the community but their number is quite negligible. The
Hausas have dominated the space and @méntiously doing so

due to the huge wealth they control
(IDl/Landlord/Male/ 56/Yoruba/Agege/2020.

The excerpts presented above lend support to the fact that Agege was being gentrified
mainly by the Hausa ethnic group. However, while it is true that magithe northerners

are Hausas but not all those who dress and speak Hausa are Hausas in Agege. For instance,
a large number of the gentrifiers speak Hausa and share so many things in common with
the Hausas but in real sense theyZakarmai a tribe nostly found between Kebbi State

in Nigeria and some parts of Niger Republic. Supporting degertion is the view of a

long-time resident in the area:

In Lagos, anyone dressed up in Hausa native dresses and speaks
Hausa is generally regarded as a Haussope However, the truth

is that most are not Hausas but Zabarma who have blended
themselves with the Hausas and do also engage in bureau de change
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business and so they are regarded as HauBa4 dng -time
resident/Male/A4MHausa/Agege/2020D

Nevertheless, the fact remains thviiether the people in questionnetheoriginal Hausas
or Zabarma, they constitute a large majority of the actors of gentrification in Agege LGA.
This is evident in the numerous duplexes and even mansions being libét Hgusas in

the midst of the low income lortime residentsfathe area as shown in Fig. 8.2
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Fig.4.28: A View of some gentrified Areas in Agege LGA

Source: Field Survey, 2020.
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The images above show modern high rise structures built for both residential and
commercial purposes in the gentrifying areas of Agege. These modern houses, which
belong to the gentrifiers, replaced old rooming houses belonging to therfwngesidents
of the areas. The implications of these structures for thetiorgresidents living in the
existing rooming houses are numerous. They include obstruction of air ways due to the

height of the houses among other social and economic implications.

With regard to Alimosho LGA, however, the data revealed that ritan actors of
gentrification wee the Yoruba ethnic grougnstituting (55.7%) and they weefollowed

by the Igbo ethnic group representing (25.5%) of the total respondents. This perhaps may
not beunconnected to the conservative nature of the-lange inhabitants of Alimosho

as the largest LGA. Also, the large size of the area implies large humber of the Yoruba
population in it. However, due to its proximity to other bubbling business areascitythe

it attracts an influx of people of the Igbo extraction who have business interests in areas
adjacent to Alimosho such as the Alaba international market, Aswani, Isolo and even
Oshodi. Similarly, the observations carried out by the researcher mttlicat the Yoruba
gentrifiers in Alimosho engagein the process through construction of shogp
complexes as shown in Fig. 4.89an ongoing building of a shopping complex in the

area.
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Saurce: Field Survey, 2020.
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The image in Fig. 29 typifies the process of replacement of {owwome shops with a
shopping complex. The implications of this include pricing out of the-tong small scale
businesses as they mostly could not afford the rent of the new shops upon completion.
However, thetable shows that a whopping (71.2%) of responden@simodiidentified

the Igbo ethnic group as the main actors of gentrification processes in the area. This may
be attributed to the commercial value of the area as evidenced in the existence of the
popula Oshodi market which is arguably the largest in West Africa. Also, suffice it to say
that the Igbo people are known to be industrious and highly businessed Thus, they
acquire most of the houses belonging to the poor within Oshodi and converintbem

commercialuses Sipporting this view, a participaim an DI stated that:

The main people buying up houses in Oshodi are the Igbo people.
They constitute the highest business owners here because of their
business acumen and profit seeking behaviauact one may not

be far from the truth to say that all the new hotels you see in Oshodi
are owned by the Igbos. Not only that they own most of the
shopping complexes you see here and do also partially engage in
building residential houses for rental rpases IDI/Displaced
tenant/Male/37/Y oruba/Oshodi/2020.

This assertion can further be supported by eafidings made on the physical
manifestation of gentrification in Oshodi where images of hotels and shopping complexes
were observed to be the mastmmon gentrification processgoingon in the area. Fig.

4.30 further supports this view:
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Fig. 4.30: Images of Hotel buildings in Oshodi

Source: Field Survey, 2020.
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It can be visualised in the images above that hotel buildings have infiltrated the entire
residential areas of Oshodi. The high rise houses spotted in the image are all hotels being
decimated by low income rooming houses which are being inhabited byggne poor
residents. These residents are grappling with the pressure of constant incursion of visitors
and the noise of the musical instruments being played day and nights to entertain the

visitors and attract more customers.

Similarly, in Et+Osa, tle table further shows that (66.9%) of the respondents indicated
that gentrification was mainly carried out by the Igbo ethnic group in the area. Here also,
the main driver of the process is prefgeking motive as the gentrifiers acqdioheap
houses thawere mostly owned by the low income inhabitants of the area and cehvert
them into duplexes for either private or rental residential purposes. This may be attributed
to the fact that the area where this processdtasisnew Maroko community was beng
surrounded by estates which have raised the land value of the area. Also, the proximity of
the area to the Lekki peninsula has added to the growing pressure on housing demand in
the area. Thus, an average busir@snted and profiseeking person wadiwant to take
advantage of the value gap of the neighbouring low income area to acquire and redevelop
the old structures as a form of investment. This view is in line with the view of ditoag

resident in the area in an IDI, who asserted that:

Our regdences here in new Maroko have become a target of the
gentrifiers who are seeking for profit in the real estate business. You
can see these estates that surround us and are all being occupied by
middle-class workers who work in the Lekki, Victoria Islaadd

other highbrow areas. Generally, the main people buying properties
are the Igbos and most of them are not even here in the country,
they are in overseas countries. Usually they send their relatives or
friends to acquire the houses for thenDIfLong -time
resident/FemaleA5/Yoruba/Eti -Osa/2020).

The excerpt above provides further support to the fact that the area was being acquired and
redeveloped by the Igbo ethnic group. However, unlike the general assumption of the
profit-seeking motive of the gerfiers, the observations carried by the researcher show
that some of the newly built houses rgedesigned and even inhabited by either the

relatives or friends of the owners as pii residences as indicated ig.H.3L1.
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Fig. 4.31 Images of residential apartments huilt in the midst of low income

residentsSource: Field Survey, 2020.
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Table 4.5 further shows that (59.0%) of the total respondents maintained that the Yoruba
speaking residents of Lagos Mainland were the main actors offgenion. This large
number was followed by (25%) representing the gentrifiers from the Igbo ethnic group.
This may be attributed to the historical factors that shaped the living arrangement of the
area as it is regarded as the first offshoot of Lagosdstince colonial era. Thus, two
different forms of gentrification have been observed to be dominant in the Lagos
Mainland: the newbuilt and the residential both of which were perpetrated by the wealthy
Yorubas in the area. For instance, in areas occlyyietbstly the low income earners such

as Makoko, the gentrification was being promoted by the successful Yorubas against the
llaje peoplel the oldest inhabitants of the area. The properties acquired by the rich in this
area were converted into either qauiexes or estate for the wwgy elite as shown inig.

4.2.
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Fig. 4.32 Images of the Lagoon View Estate built in the heart of Makoko slum

Source: Field Survey, 2020.
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In Fig. 432, the estate was built in the centre of Makoko and named Lagoon view estate.
It is surrounded by shackles and rundown make shifts of thetiimegMakoko residents.

The low income residents who always cruise the lagoon to the main Atlantic Ocean for
their fishing activities, were faced with lack of privacy as they have become exposed to

occupants of the high rise building which receives visitors constantly.

Similarly, while the gentrification of the slum residents wagjoingon one hand, on the
other fand in the area, the gentrification of the middle class workers was also occurring in
the developed areas of the Lagos Mainland. Here, it involves acquisition of relatively low
income houses and replacing them with high rise buildings and shopping cosnpligxe
4.33is an observed structure bought up by a Yoruba gentrifier and was being replaced

with this orgoing high rise structure.
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Fig.4.33 Image of an orgoing high rise building in Yaba

Source: Field Survey, 2020.
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Similarly, in Lagosisland, Table 4.5 indicates that the Yoruba ethnic group representing
(65.3%) of the total respondents were the major actors of gentrification. This view was

largely supported by the IDI report which states:

The acquisition of properties in Lagos Islasddone by almost
every wealthy person regardless of their tribe or any other
affiliations. However, the Yorubas tend to dominate the process of,
particularly redevelopment of old structures and converting them
into more profitable purpose. The reason foeit dominance is
partly historical and largely their dominance or control of
commercial activities in the area
(IDl/Developer/Male/42/Y oruba/Lagos Island/2020.

The Igbo ethnic group is the second largest gentrifier in Lagos Istarstituting (18.8%)
of the toal respondents as indicated imble 4.5. This may be connectei their

penetration into the areai€l to their industrious nature.
4.6  Drivers of Gentrification

Divergent factors responsible for the emergence of gentrification have been identified in
the course of this study. Thugeneric as well as individuaspecific factors of

gentrification have been found to drive gentrification processes across Lagos state.
46.1 GenericFactors of Gentrification

With respect to thegenericfactors engergting gentrification in Lagos, able 4.17

indicates a myriad of factors identified as responsible for gentrification.
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Table4.7 Res pondent &dnerivHaaovs ®f Genrification

Generic Factors of Gentrification Frequency| Percent
Increase in wealth 75 8.4
Slum clearance policy of government 79 8.8
Government's quest to make Lagos a megacity 130 14.5
Competition for space by religious groups 48 54
Limited land space for expansion 94 10.5
Outpacing wages by rising housing cost 122 13.6
Density of service amenities 94 10.5
Increased ethnic tolerance 41 4.6
Influx and expansion of businesses 211 23.6
Total 894 100.0

Source: Field Survey020.
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On generic factors of gentrification able 4.17 indicates influx and expansion of
businesses constituting (23.6%) as the major factor driving gentrification in Lagos. This
shows that gentrification is mainly driven by the growth in econa@iivities in the city.

This may be understood from the point of view that Lagos experiences daily influx of
people from within and without the state seeking better livelihoods. This view was
reinforced by severaxcerptsfrom the qualitative data colteed. For instance, an IDI

report indicates that:

People buy up properties belonging to the poor as a result of the
growing business activities in the city. There is no gainsaying that
Lagos is a destination for businesses both local and international,
andthis makes landed property in the city very scarce. In addition
to this, the city has limited capacity for physical expansion. So in
order to maximise profits and ensure sustainability of businesses,
the business merchants acquire landed properties \ahgchlose

to their businesses IQI/Developer/Male/49/Yoruba/Lagos
Island/2020.

Supporting this view in an FGD, tliiscussantsnanimously agreed that:

The position of Lagos as the commercial hub of West Africa can be
seen in the influx of peopleom all walks of life for business
purposes. This influx is in turn responsible for the gentrification
processes experienced due to the limited landscape of the city. The
gentrification is of course inevitable considering the fact that as
businesses growue to the influx of people, so also the need for
business expansion as well as the bourgeoning need for residential
spaces grow, hence the unending acquisition of low income
properties by the wealthy elite who use them to maximise profits
for their busines purposesHGD/Long-time residentsReligious
leadersMale/Yoruba/Lagos Mainland/2020.

In agreement with the qutiiative data presented iralble4.17, theseexcerpts point to the
fact that gentrification occurs in Lagos mainly due to its commerciaissés the business
hub of West Africa.

Table417al so shows government 6s quest to make
as the second major driver of gentrification in Lagos. This may not be unconnected to the
fact that considering the city as tbentre of excellence, successive governments of the
Lagos tend to face the challenge of making the state a global city that can compete
favourably with any other city in the world. Similarly, the growing population of the

residents of Lagos has made thg the second largest megacity on the continent of Africa.
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Thus, in attempt to meet up with the requirements of a megacity, the state policy makers
come up with physical planning policies most of which favour the elites at the detriment

of the urban poor ajority. This argument was buttressed by an IDI report which reads:

The state governmentos focus is just
most populous but also the biggest megacity on the continent of

Africa. Thus, the history of Lagos is characterised with

displacement of low income households and replacing them with

the wealthy elite. The experience of Maroko in the early 1990s is a

case in point. Poor people were forcibly evicted without proper

resettlement or compensation just to be replaced by wealtipyepeo

and expensive estate ID{/Long -time

resident/Male/33/Y oruba/Eti-Osa/2020).

However, contrary to this view anothaarticipanthad this to say:

Making Lagos a beautiful and vibrant megacity is a project that all

well-meaning Lagosians would want to popt. The efforts of the

successive governments in getting the city rid of all the obstacles

and physical challenges that send a wrong signal to foreign

investors is a task that must be accomplished. Gentrification of

decaying areas is just a natural psxé¢hat must be allowed to

occur. We must ensure that the gover
to the physical planning of the city must be supported and
accomplished  Kll/Staff  of LASURA/Male/ 38/1Lagos

Mainland/2020).

The data show that apart from influx and expansion of businesses, quest of the government
to make Lagos a megacity is the major factor of gentrification in Lagos state. This implies
that private businesses or individuals play a major role in gentrificatmresses of the

state. This corresponds with the typology of gentrification earlier discussed, that is, the
commercial gentrification which implies the influx and expansion of businesses while the

government 6s quest t o matateledigengifccaiona megaci t

Table4.17 further shows outpacing wages by rising housing cost constituting (13.6%) as

a factor driving gentrification processes in Lagos. This implies that as the city becomes
more urbanised, the value of houses and rental gostggher than the average wages of

the worker. Consequently, the workers may have no option but to choose to live in less
desired areas of the city such as ghettos and slums where there is availability of houses
their wages can afford. This is of couessystematic displacement of the low income and

even the middle class income earners whose wages cannot afford expensive houses in the
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lucrative areas of the urban metropolis. This view corresponds tivithview of a

participantin anIDI who maintainedhat:

The costs of land and housing have skyrocketed so high that only
those who earn higher wages can afford to live in expensive areas
of the city. This accounts for the reason why majority of workers in
Lagos do not live in where they work instead somthem live as

far as Sang®ta in Ogun state from where they commute to work
every day. And even the few that live in the city can only afford to
either own a house or rent in cheap areas which are often the less
developed and desired parts of the citylDI(New
resident/Femaled0/Yoruba/Oshodi2020.

Similarly, arotherparticipantindicates that:

Rising housing costs in Lagos is occasioned by the growing
urbanisation rate in the city. It has outpaced the average wages of
the workers. This is evident ithe fact that most of the workers seek
rental accommodations in less urbanised areas of the city. You can
imagine a middle class worker working in any of the organisations
in the Lekki, Victoria Island or lkoyi, there is no way his wage can
afford him/heran accommodation in any of those areas. This
explains why the traffic congestion in Lagos persists and can never
be overcome until either wages of the workers are improved or
realistic public housing policies are formulated and implemented
for the benefit of the Ilow income IDI/Long -time
resident/Male/43/igbo/Alimosho/2020.

The forgoing data illustrate the fact that gentrification occurs in the city of Lagos as a result
of the demand for affordable accommodation by middle class workers due to theiyinabil

to meet up with the rising costs of housing particularly in close proximity to their working
places. The implication of this is that the low income areas where these workers move to
do experience gentrification because as the demand for their hoassses, the value

of their land and houses appreciates. Thus, a vista of business opportunity opens for estate

developers who acquire the old houses and rebuild them for rental purposes.

Othergenericfactors of gentrification include limited land spaoe €éxpansion (10.5%);
density of service amenities (10.5%); slums clearance policy of government (8.8%);
increase in wealth (8%4); competition for space by religious grops1%); and increased
ethnic tolerance (4.6%). The data indicate limited landespacphysical expansion as a
driver of gentrification in Lagos. This may be explained from the fact that Lagos city has

a natural impediment for territorial expansion due to its coastal location as it is being
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bordered by the Atlantic Ocean. This limitatihas made gentrification of the available
spaces inevitable especially with the influx of economic and political migrant into the city

on daily basisA government official in an interviewn this issue had this to say:

Lagos has attained its peak innter of utilisation of territorial
space. Virtually almost all the available spaces in the city have been
put to use so much that no space is left for new developments and
innovations hence the various-going reclamation projects in the
city. This makes gdrification a necessity in the city in order to
upgrade some facilities and-use some for more important
development activities. Therefore, limited territorial space is a
factor in gentrification as far as Lagos state is concetiS{aff

of LASBCA/M ale/42/.agos Island/2020).

Similarly, density of service amenities has been identified as one of the main causal factors
of gentrification in Lagos. This implies that presence of services facilities such as good
schools, steady electricity supply, and dotarred roads among others are factors

influencing the growth of gntrification in the city.

A cross examination of the data further revealed some peculiarities genleecfactors
of gentrification in Lagos state. Each of the selected locationsonaes faictors that tend
to be specific to it. Thusegregting these factors by LGAs reveals remarkable differences

in the locations in terms of the causal factors of gentrification in each area.
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Table 4.18  Generic Factors Driving Gentrification by LGASs

Generic Local Government Area Total

factors of
gentrification

Agege Alimosho | Oshodi | Eti-Osa | Lagos Lagos
Mainland | Island

Increase in 26.4% 10.7% 7.2% 0.0% 2.1% 2.1% 8.4%
wealth

Slum clearance| 1 g9 4.7% 2.6% 11.7% | 15.3% 18.1% | 8.8%
policy of
government

Government's | 9 494 10.1% 20.3% 22.1% | 13.9% 11.8% | 14.5%
quest to make

Lagos a
megacity

Competition 6.3% 6.0% 7.8% 6.9% 1.4% 3.5% 5.4%
for space by

religious
groups

Limited land 5.0% 8.1% 13.7% | 18.6% | 6.3% 11.8% | 10.5%
space for

expansion

Outpacing 18.9% 24.2% 5.9% 6.9% 9.0% 16.7% | 13.6%
wages by

rising housing
cost

Density of 6.9% 8.1% 11.8% | 11.0% | 15.3% 10.4% | 10.5%
service

amenities

Increased 2.5% 0.0% 9.8% 0.0% 11.8% 3.5% 4.6%
ethnic

tolerance

Influx and 226% | 28.2% 20.9% | 22.8% | 25.0% 222% | 23.6%
expansion of

business

100.0% | 100.0% 100.0% | 100.0 100.0% 100.0 100.0
% % %

Total

Source: Field Survey, 2020.
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Table 4.18indicates that influx and expansion of businesses is the major factor driving
gentrification across all the LGAs. The data revealed t226%0), (28.2%), (20.9%),
(22.8%), (25.0%) and 22.2%) in Agege, Alimoshd)shodj Eti-Osa, Lagos Mainland and
Lagoslsland respectively identified influx and expansion of businesses as the main driver
of gentrification. This implies that growth in businesses manifested in volumes of trade is
the major driver of gentrification irrespective of geographical location athessity of

Lagos. This is not unconnected with the fact that Lagos experiences an influx of people
from local and international territories for business purpose. It is also noteworthy that this
factor points to the fact that, contrary to the generallgd belief that gentrification is
largely driven by government, the data indicate that private businesses play more dominant

role in gentrification of Lagos.

Specifically, the &ble indicates that increase in wealth represente2d¥26) of the total
regpondents in Agege LGA was considered as the major driver of gentrification in the area.
This was followed by influx and expansion of businesses represent@2.6%6) of the

total respondents. This implies that there is a surge in income generatingeaabivthe
residents of the area. It can equally be attributed to the fact that Agege is largely regarded
as a popular abode of Hausa ethnic group in Lagos most of whom engage in bureau de
change as their main business activitg business often regardad lucrative due to the

close collaboration of the operators with the young online fraudsters popularly known as
yahoeyahoo boys. Since the past two decades, the partnership between the bureau de
change operators and the yah@hoo boys has led to the ergence of young muidti
millionaires in Agege and its environs. This invariably brought about dramatic change in
the landscape of the area as the young millionaires buy up properties mostly belonging to

the indigenous Yoruba people within the area.

Howe\er, in Alimosho LGA, the table shows tl{a#.2%) of the respondents held the view

that outpacing wages by rising housing cost was the major driver of gentrification in the
area. This may not be unconnected with the fact that Alimosho LGA houses more urban
residents who depend on monthly wages. This further implies that the area experiences an
influx of workers whose wages cannot afford them a decent accommodation in the core of
the city or where they work, hence the demand for properties in low inconse ahes

large percentage was followed y0(7%) representing the views of those who conative

the increase in wealth among the residents as the main driver of gentrification in the area.
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In Oshodiand EttOsa LGAS, the major driver of gentrification is the quest of government

to transform Lagos into a megacity. This view was represented3gpand (2.1%) of

the total respondents in the areas. For Oshodi, this may be attributed to the faeirigat

one of the most populous markets in Lagos, the government focuses on making Oshodi a
market of global repute. However, this was done through eviction of informal shops and
construction of multmillion naira shops which cannot be afforded by tiepldiced petty
traders. Similarly, in its quest to modernise the area, the statengoa@ has constructed

an ultramodern bus terminals thereby displacing multitude of businesses, shops and even

commercial drivers in the area.

Similarly, another trend olsved to be driving gentrification in Oshodi is the competition
for space among religious groups (7.8%). This view was supported by an IDI report where

the participant maintained that:

Considering the calibre of people coming to Oshodi and those who
are atually living in the area, many church denominations are
competing for space in order to attract wealthy worshippers. It is
the joy of every pastor to minister over a wealthy congregation who
can support the church in its programmes and activities sqcially
financially and even politically  IDl/Long -time
resident/Male/48/0Oshodi/202D

This implies that just as much as business gentrifiers engaged in gentrification for
commercial purpose so also the religious groups equally engage in it for reak@tdyn

associated with profitnaking drive.

Lagos Mainland and Lagos Island share similar dsigégentrification as majority of the
respondents 26.0%) and 222%) respectively indicated influx and expansion of
businesses as the major factor of gentrifacain the areas. This may be explained in view

of the fact that the two areas can be regarded as the hub of business and commercial
activities in the state. This view agrees with an IDI report wher@dhtcipantargued

that:

The major factor driving gerification in Lagos Mainland is mainly

the expansion of businesses. Everyday new structures replace old
ones and the owners of the old buildings often migrate to other areas
considered to be cheap or even relocate to neighbouring states. The
bottom lineis that people sell off their old houses mostly to
corporate bodies and sometimes to private individuals most of
whom convert the houses into commercial usBl/New
resident/Male/33/Yoruba/Lagos Mainland/2020.
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Similarly, anotheparticipanthad this tcsay:

People sell their old houses in this area mostly for inheritance
purpose. In this case, a house might be inherited by the children of
a deceased who often decide to sell it and share the proceeds. Those
who buy the properties usually demolish and duiigh rise
buildings for business and commercial purposB#l(ong -time
residentFemale/41/Yorubal.agos Island/2020.

Therefore, it can be seen that the cross tabulation of the data revealed the fact that even
though there are peculiarities in the LGAsg factor tenslto be dominant across all the
selected areas, and that is the fact that gentrification is being thingety by the influx

and expansion of businesses.
4.6.2 Individual -Specific Factors of Gentrification

Apart from the generdhctors of gentrification, the study also identified certain factors
driving gentrification which are peculiar to individual actors of gentrification. Thus,

individualspecific factors of gentrificattohave been presented iable 4.D.
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Table 4.19 Individual -Specific Factors Influencing Individuals to engage in

gentrification
Individual -Specific factors influencing individuals to | Frequency | Per cent
engage in gentrification
Desire to maintain kin affinity 54 6.0
Proximity tomarket or workplace 206 23.0
Connectivity to other parts of the city 76 8.5
Profit seeking behaviour 304 34.0
Safety during conflicts 45 5.0
Relatively cheap houses 156 17.4
Quest for economic and political relevance 53 5.9
Total 894 100.0

Source: Field Survey, 2020.
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Table 4.9 shows that profit seeking behaviour and proximity to market or workplace
constituting (34.0%) and (23.0%) respectively are the major factors motivating individual
gentrifiers to engage in gentrification. These views were closely followed by availability
of relatively cheap houses and connectivity to other parts of the city representing (17.4%)
and (8.5%) of the total respondents respectively. Other indivgpeadific factors include

the desire to maintain kin affinity (6.0%), quest for economic and galliiower (5.9%)

and safety during conflicts (5.0%). Thus, at a glance one would be able to make meaning
from this descriptive analysis and conclude that individual factors motivating gentrifiers
in Lagos to engage in gentrification are informed by thesfippseeking behaviours. This

was manifested in their acquisition of cheap houses in strategic locations and putting them
into more productive use so as to maximise profit. Similarly, locations that are close to the
market or working places tend to attrawre gentrifiers due to the growing need for either
residential or commercial buildings in such arétmwever, a cross tabulation of the data
revealed remarkable variations and peculiarities of the factors in each of the selected
LGAs.
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based onLGAs

Table 4.20 Segregation ofindividual -specific factors of Gentrification

Individual - Local Government Area Total
specific  "aAgege | Alimosho | Oshodi | Eti- Lagos Lagos

factors Osa Mainland | Island

Desire to 13.8% 7.4% | 3.9% | 0.0% 5.6% | 4.9% | 6.0%
maintain kin

affinity

Proximity o | 1950 | 31.5% | 19.6% | 25.5% | 20.8% | 21.5% | 23.0%
market or

workplace

Connectivity | 0.0% 6.0% | 18.3% | 0.0% 14.6% | 12.5% | 8.5%
to other parts

of the city

Profit 11.9% | 12.1% | 49.0% | 35.2% | 45.8% | 52.1% | 34.0%
making drive

Safety 11.3% | 11.4% | 1.3% | 0.0% 28% | 2.8% | 5.0%
during

conflicts

Cheap 245% | 315% | 3.9% | 39.3% 4.9% | 0.0% | 17.49%
houses on

potentially

valued land

Quest for 18.9% | 0.0% 3.9% | 0.0% 5.6% | 6.3% | 5.9%
economic

and political

relevance

Total 100.0% | 100.0% 100.0% | 100.0% | 100.0% 100.0% | 100.0%

Source: Field Survey, 2020.
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From Table 4.20it can be seen that the individisgdecific factors of gentrification are not

the same across Lagos state. For instance, the data revealed that the major factor
influencing gentrification in Agege LGA is the relative cheapness of properties
represented b (24.5%) of the total respondents in the area. The relative cheapness of
properties in Agege may be attributed to a number of factors one of which is its relative
distance from the core of Lagos city, although the data revealed a substantial percentage
of the respondents (19.5%) and (11.9%) engaged in gentrification in Agege due to its
proximity to market or workplace and profit making drive respectively. This may be
connected to the fact that a large number of the gentrifiers, particularly the bureau de
change operators in Agege have their offices in Ikeja which is a-giom& from Agege.

Also, Agege is one of the ancient locations in Lagos and this implies having high number
of derelict houses in the area. These views are in line with arpdBicipantwho

maintained that:

Gentrifiers in Agege are motivated to acquire houses from within
the area because of the potential value of land. In fact people come
from other areas to acquire properties in Agege, and the reason for
this is straight forward: thatgege is one of the few areas in Lagos
that have good land which is suitable for multiple purposes. Hence,
the gentrifiers acquire the old houses for multiple purposes such as
building residences, commercial buildings and even companies or
factories (DI/L ong-time
resident/Male/56/Y oruba/Agege/2020.

Anotherparticipanthad this to say:

People engagkn gentrification in Agege based on their conviction
that the value of property in the area appreciates due to the growing
urbanisation of the area as welé @he spill over effest of
urbanisation from its neighbouring areas. Consequently, houses
which appear so old attract buyers most of whom are from within
the area and convert them for profitable uses
(KI1l/Developer/Male/A5/Y oruba/Agege/2020.

Another magr factor peculiar to Agege is the fact the actors of gentrification in the area
engaged in it as a means of gaining economic and political power in the area. This factor,
represented by (18.9%) of the total respondents, has gained large supportotmong

respondentd~or examplea participanheld the view that:
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Considering the fact that economic
without political power, the young gentrifiers in Agege have begun

to reason along the line of acquiring as many properties atfes

within the area so as to increase their number which by implication

translates into political power as politics is a game of number. This

is a similar strategies employed by the Igbo people living in

Amuwo Odofin LGA of Lagos and as at today theyéawoduced

a state house of assembly membeiDI/fLong-time
residents/MaleA8/Yoruba/Agege/2020.

Similarly, aparticipantin an IDI stated that:

The gentrifiers in Agege, most of whom are young Hausa men, are
now very conscious of the importance of po#tipower, and they
want to have a say in the governance of the state. So, considering
the fact that the only way thepuld be relevant v&to be active in
political activities, some of them are deliberating buying off
properties belonging to other ethrgooups so as to increase not
only their population size but also to expand their territorial control
(IDl/Long -time resident/Male/57/Y oruba/Agege/2020.

This view is a very popular narrative among the residents of Agege community. Hence, in
recent timethey have started testing the waters by contesting for elective positions in the
area. Even though they de from the position in view of their population size, the issue

of concern is the fact that efts towards realisation of thetfream have started
manifesting among the residents by making reference to the Igbho communities who have
now begun to have a political voice in the politics or governance of the state. This is
evident in the last general elections of 2019 as a membereoH#usa community
contested for the position of Local Government chairman under the platform of one of the
major political parties in the state.

Closely related to this factor are the twin factors of the desire to maintain kin affinity
represented by (138) and the desire for safety during conflicts constituting (11.3%) of
the total respondents. This accounts for the reason why despite the fact that the young
gentrifiers are so affluent that they can afford other highbrow areas of Lagos, yet they
mostly remain within Agege community with the view of maintaining close bond with
their relatives and this largely provides them with some safety net during ethnic conflicts.

Supporting these viewsparticipantin an IDI opined that:

Due to the volatility of theaxiety, people are always conscious of
where they reside not only in Agege here but all over the country.
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The young people buying up properties here in Agege have the
capacity to acquire properties anywhere in Lagos because of the
amount of money they havmit instead they would rather remain
here for two major reasons: one, they want to live in an area they
are guaranteed of the safety of their lives and properties, and they
also want to remain in physical contact with their family and even
friends (DI/Lo ng-time resident/Male/56Hausa/Agege/2020

However, contrary to these views, a property owner (new resident) had a different view

where he observed that:

| do not agree with the assertion that we do not want to leave Agege
because of safety during corfls. Some of us reside in areas other
than Agege such as Ikeja, Lekki and even Victoria Island, and we
have properties in strategic locations other than Agege. So, | can
only agree with you that some of us decided to remain in Agege
because of our relatigseLike me, | was born and brought up here
in Agege. All my life | have lived in Agege. The wealth | have now
was acquired here in Agege. Personally, | believe living in Agege
is the best option for me regardless of my socioeconomic status. |
derive pleaste in seeing myself as an accomplished businessman
living with people | grew up with. Mind you, your worth is only
known where you are known; you are cherished, respected and
admired. So, to me living in Agege is a matter of chdioéew
resident/Male/45/Hausa/Agege/2020D

The foregoing arguments and counter arguments all point to the fact that individuals have

their peculiar factors driving them to engage in gentrification in their respective areas.

With regard to Alimosho LGA, majority of the respontie were of the view that
proximity to market or workplace and cheapness of houses on potentially valued land
constituting (31.5%) and (31.5%) of the total respondents respectively were the major
drivers of gentrification in the area. This may be attridutethe fact that Alimosho is a
strategic location for individuals with businesses in Oshodi, Aswani in Isolo,-[Paaa

Alaba among other major market locations. Similarly, considering its bubbling nature,
gentrifiers whose main motive is to maximiseoffir take advantage of the relative
cheapness of houses in the location compared to other more highly urbanised areas of the
city. Hence, it is a residential zone largely for civil servants working in the core city of
Lagos who cannot afford either acqtiam or rental of houses in their business locations.

However, contrary to this view,garticipantin an IDI had this to say:
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| do not think it is correct to say that Alimosho is a strategic location
for those working in the core centre of Lagos. Of cepitss a good
location for businesses due to the large concentration of businesses
in it. However, majority of the physical changes occurring in it do
not point to the fact that it is a residential zone for civil servants or
other middle class working ithe core centre of LagoHd(/Long -

time resident/Male521gbo/Alimosho/202Q.

The above largely contradicts majority of the survey respondents who maintained the
strategic location of Alimosho and its potential to attract businesses due to availability of
relatively cheap houses. Similarly, it is a location regarded by somediSaBsantas
having dual advantage of hosting both residential and commercias fafrbuildings. For
instance, theliscussantspined that:

The value of land has appreciated dramatically in the last few
decades not only in Alimosho but across all LGAs agas due to

the growing rate of urbanisation in the state. Alimosho and other
neighbouring LGAs witness an influx of people into them as a
result of the expensiveness of land in the core areas of Lagos due
to limited land space. So, the peculiar factorgidg gentrification

in this area are largely the potential value of the land identified by
individual businessmen as well as the closeness of the location to
the major markets in Lagos FGD/Long-time
resident/Female43/Yoruba/Alimosho/2020.

OshodiLGA presents a different scenario as majority of the respondents (49.0%) in this
location identified profitmaking drive as the main individugpecific factor of
gentrification in the area. This implies that it is the profit motive that influences the
decisionof the gentrifiers. This may be attributed to the status of Oshodi as one of the
biggest and most popular markets in West Africa. Hence, individuals buy up old residential
houses and convert them into any business venture that can fetch them profier Anoth
peculiar characteristic of Oshodi as revealed in the table is the fact that while relative
cheapness of old houses was the main factor driving individuals in Agege and Alimosho,
the price of the houses do not determine their acquisition by the gesiiiiris, the main
concern of the gentry in Oshodi is the potential profit that will be realised when the house
is converted into commercial use. Supporting this view a developer in Oshodi had this to
say:

The major factor influencing individuals to acquiold houses in
Oshodi is the desire to make profit. This is so because anybody you
see in Oshodi is here to make profit. It is largely a market and so
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whatever people do here take into cognisance the rewarding nature
of it. People acquire old houses harel convert them into hotels,
guest houses, bars, lodges, restaurants, eateries among others.
While some build shopping complexes and rent out in order to
make big profit KIl/Developer/Male/ 49/1gbo/Oshodi/2020.

Anotherparticipantheld the view that:

The goal of every business person in Oshodi is to make profit in
their business. Therefore, what drives gentrification process in
Oshodi is simply the desire to make profit by the potential buyers
of the properties and even the seller of the properties.o8o b
parties have a common motive, which is profit maximisation drive
(IDl/Long -time Resident/Female46/Y oruba/Oshodi/2020.

Other individualspecific factors of gentrification in Oshodi include the proximity to
market or workplace and connectivity to atlparts of the city representing (19.6%) and
(18.3%) respectively. This may be attributed to the commercial value of the area and also
the fact that Oshodi is very strategically located in Lagos; it is also popular and it is easy
to connect to any part @fagos through Oshodi. This view is in tandem with the views of

an|DlI participantwho maintained that:

People acquire properties in Oshodi because of its connectivity
advantage. Oshodi is like a central area of Lagos; it is also very
widely known byboth local and international business people. So,
individual businessmen prefer to acquire properties in Oshodi not
only because of the market value but also for connectivity
advantage. For instance, if you are going to either local or
international airpds, Oshodi is the best description point; or if you
are going to Lagos Island, Mainland, Victoria Island, Lekki or any
part of the city, Oshodi provides you with the link and direct means
of accessing the destination  ID{/Long-time
residents/Male65/Yoruba/Oshodi/2020.

These excerpts point to the fact that the major factors driving individuals to gentrify
Oshodi are profit making drive, proximity to market and connectivity advantage of the
location to other part of the citin other words, the centrafibf Oshodi has been identified

by the respondents as one of the factors motivating individuals to want to engage in
gentrification in the area.

Table 4.20urther shows some individuapecific factors peculiar to E@sa LGA. Here,

the main factor indung individuals to engage in gentrification process is the relative
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cheapness of houses in the location represented by (39.3%) of the total respondents. This
large view was followed by those who identified profit making drive (35.2%) as the
individualspedfic factor of gentrification. Similarly, (25.5%) of the total respondents
considered proximity to market or workplace as a factor influencing gentrification
processes in the area. These views are not unconnected with the fact that the area sampled
for the study in EtiOsa (New Maroko community) is relatively close to Lekki, Victoria
Island, lkoyi, Lagos Island among other hlglow areas. This proximity coupled with the
relative cheapness of the new Maroko houses serve as inducers of individuals torengage i
gentrification of the area. Also, the new Maroko is surrounded by multiple estates which
are fast growing and turning the social character the area into an elite community.
Consequently, wealthy developers who have identified the opportunity of makiitgrpr

this area have been acquiring these low income houses one by one and transforming them
into mansions and multiple storey buildings for both commercial and residential purposes.

These views were supported bparticipantin an interview:

Forthepat two decades, we have been exp
into our community by wealthy people who are acquiring our
houses one by one. They do this because land and houses are quite
expensive in the city, and development has caught up with our area.
You can see surmanding us are all big and ultraodern estates
which are owned by private individuals who give them out as rent

to their wealthy counterparts. So, some individuals see our
community as a golden opportunity to acquire a rundown house that
is justfew metres away from the over glorified Lekki city. In fact
some of them harass us to sell our houses to them by offering big
sum of money. Some of us have been selling to them, particularly
those who got mind blowing offers, and relocate to as far as Epe
axis to buy a small property and build a room and parlour and use
the remaining money to start up a new lii®I{Long -time
resident/Male/5s5/Y oruba/Eti -Osa/2020).

This excerpt points to the reality of life in new Maroko community which was forcibly
evicted by the government in the 1990s and replaced with an estate for the urban elites.
However, some interviewees in this location held a different view with regards to the

individualspecific factors inducing gentrification. In an IDIparticipantopined hat:

Most, if not all, of the mansions you see here in new Maroko are
owned by Igbo businessmen who live abroad. You can find one
individual owning up to 10 houses here. They perhaps use the
acquisition of the houses here for either profit sake or as asoéa
hiding their wealth particularly when the source of the wealth is
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unknown (Dl/Long -time resident/56/Male/Yoruba/Eti
Osa/2020.

This excerpt points to the fact that some of the gentrifiers inROB& engaged in
gentrification as a means of hididgi | | i cit wealthd with a vi

agents.

Table 420 further shows some similarities of individegbecific factors in Lagos
Mainland and Lagos Island. Profitaking drive constituting (52.1%) and (34.0%)
respectivelywas the major iver of gentrification in Lagos Mainland and Lagos Island
respectively. This may be as a result of the intensity of economic activities that go on in
the two locations. Similarly, proximity to market or workplace represented by (20.8%) and
(21.5%) in Lags Mainland and Lagos Island respectively has constituted the second
largest view in the two locations. This implies that people consider acquisition of houses
in these locations so as to have easy access to either their markets or workplaces. However,
the FGDs conducted in each of these locations agreed with the view that individuals
engage in gentrification because of profit maximisation drive but disagreed with the view
that thegentrygentrify due to the factor of proximity to market or workplace. Tlioes,

discussants/ere unanimous in their view that:

Individuals in the Mainland do not just engage in gentrification
because of proximity to work. Rather they gentrify in order to make
profit. Donoét forget t hat mo s t of
landladiesof these properties have died. The houses now belong to
their children who now sell them in order to have their share of the
inheritance and considering the value of the land on which the
houses are, they make huge amount of money from the sale which
they now use to set up business and acquire a cheaper land
elsewhere and build a living apartment on RGQ/Long-time
residentsReligious leadersiMale/Yoruba/Lagos
Mainland/2020).

Similarly, in the Lagos Island, a participant held the view that:

Gentrifiers on the Island have different motives as to why they
acquire properties. However, the major reason has to do with the
profit making drive. Since life has become very tough, so tough that
only people with strong source of income can survive @deily

in this part of the city where life is quite expensive. In fact most of
the property owners do not just sell their houses rather they engage
private property developers who will upgrade it and some cases re
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build it altogether so as to optimiseutse and realise enough profits
(IDl/Developer/Male/51/ oruba/Lagos Island/202(.

The summary of the above arguments is that individuals edgagegentrification

processes largely so as to maximise profit from the acquired property.
4.6.3 Factors Influencing Landlords to Sell their Houses to Gentrifiers

Thedata revealed that in as much as there were factors motivating buyers of properties in
the gentrifying areas, so also there were other factors influencing sellers of these properties
to sell their poperties. Table 4.2firesents those factors influencing the decision of the

property owners in gentrifying communities to sell their properties.

Table 4.21 Reasons why landlords of gentrifying Areas sell their houses

Reasons Local Government Area Total
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Agege | Alimosho | Oshodi | Eti-Osa | Lagos Lagos
Mainland | Island

Inability 34.6% 27.5% 15.7% | 42.8% 13.9% 13.9% | 24.8%
to cope
with the
rising
cost of
living

Change in| 28.3% 16.8% 31.4% | 29.0% 20.1% 26.4% 25.4%
social
character
of the
area

Inheritance| 15.1% 27.5% 26.8% 0.0% 38.2% 43.8% 25.1%
purpose

Desertion | 15.7% 14.1% 3.9% 0.0% 4.9% 2.1% 6.9%
of the
place by
relatives
and old
friends

Raising 6.3% 141% | 22.2% | 28.3% 22.9% | 13.9% | 17.8%
capital for
investment

Total 100.0%| 100.0% | 100.0% | 100.0% | 100.0% | 100.0% | 100.0%

Source: Field Survey, 2020.
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Table 4.21shows that change in social character of an area was the main reason advanced

by majority of the respondents (25.4%) across the selected LGAs. Thislleased by

the home ownerso6 inability to cope with th
the total respondents. This implies that majority of the landlords/landladies in gentrifying
communities do sell their houses because of the infiltraifopeople of different social
characteristics into the area. This may be attributed to the cosmopolitan nature of Lagos as

a destination for both local and international migrants. Similarly, another factor
influencing longtime residents of Lagos to seleir houses was rising prices of basic

necessities such as rent, prices of commaodities, food stuffs among others.

However, looking at these factors in specific locations, we can observe some differences
in each of the selected LGAs. For instance, inghit cope with the rising cost of living

has been found to be the main factor inducing landlords/landladies to sell their houses in
Agege, Alimosho and EtOsa LGAs as it constitutes 34.6%, 27.5% and 42.8% of the total
respondents respectively. The reaBmrsimilarity in responses in these locations may be
attributed to their common denominator which is the large concentration of low income
resdents in them. Most of the lorigne residents in these areas have been caught up with
the forces of urbanisatn with its attendant consequences on the ways of life and their

livelihoods as emphasiséy majority ofdiscussants an FGD.

Life has completely changed from how it used to be in this
community. Twenty years ago, what and how to feed and clothe our
families was never an issue but today everything is costly. Is it
school fees? Feeding? Medical bills? Virtually everything has
become quite unaffordable. We are living in our area that is not our
area now because those who have moved into the area ate well
do and can afford so many things regardless of the prices. This
created room for sellers of commodities or groceries in the area to
raise their prices and take advantage of the patronage of the new
wealthy  residents of the area FGD/Community
leaders/Mde/65/Y oruba/Eti -Osa/2020).

However, while these FGliscussantkeld this view, an IDI report slightly deviated from

their position arguing that:

Yes, new people come into the area and are of a higher social class
which implies different taste and pattesf living. Hence, most of

them do not even patronise anything from the local vendors or petty
traders. Rather, they buy what they need from elsewhere. However,
there are instances where new bigger shops and supermarkets open
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in the area due to the presenof wealthy people who raafford
the prices in the area
(IDI/Developer/Male/47N oruba/Alimosho/2020.

This excerptsummarises the typical behaviour of a gentrifying community as usually the
gentrifiers have their taste and their presence in the anea iala pull factor for so many

high class business. More so, the existing vendors or traders are systematically edged out
of the area as their businesses shrink due

individuals.
In similar vein, gparticipar in an IDI expressed his view that:

Most landlords/landladies sell their houses because they cannot
bear languishing in poverty when their houses have increased
value. Some sell their houses and use the money to acquire land in
Sango (Ogun state) build @nand use the remaining money to set
up businesses. You an average selling price of a rooming house in
Agege here is from 10 million and above. So, with this huge money,
most of the landlords have changed their lives for better even
though at a cost okhving their ancestral roottD{/Long -time
resident/Male/s4/Y oruba/Agege/2020.

This excerpt brings out another twist to the factor of the rising cost of living as the

landlords sell their houses to the best buyer in order to save themselves from penury.
However, despite the money realised from the sale of the property, relocating to a new
area and abandoning their ancestral origin was still a main source of worry for some of

them.

Also, Table4.21revealed desertion of the place by relatives and oldds€15.7%) as a

factor most peculiar to landlords and landladies living in Agefes means that some of

the longtime landlords do decide to sell their houses due to the fact most of their relatives
and friends whom they had lived with have sold theirdes and relocated to other areas.

This may be seen as a psychological condition that has gripped the existing long time
landlords and thus has become a reason for selling their houses since the place does no

longer mean to them what it used to be.

Howeve, while the rising cost of living was the main factor influencing the sale of houses
in Agege, Alimosho and Esa LGAs, change in the social character of an area is the
main factor in Oshodi as indicated by (31.4%) of the respondents. This may not be

unconnected to the commercial nature of the area as it harbours people from different
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ethnic groups and even religious and cultural beliefs. In congruence with this data,

discussantsf an FGD in the area opined that:

Recent structural changes in Oshodi eeetainly responsible for

the selling of houses by old landlord and landladies. Despite the
fact that Oshodi is known for its large market and other commercial
activities, the main factor influencing some people, particularly the
elderly, to sell their haes is the physical changes occurring in the
area largely in form of constructions of hotels and lodges, which
have infiltrated and dominated every part of the area. These
developments though physical in nature, have completely altered
and affected so mangspects of our cultural life hence some
landlords decide to sell their houses for more serene and calm areas
where they can reconnect with natur€GD/Community
leaders/Male65/Y oruba/Oshodi/2020.

The views of thesaliscussanthave unearthed the connection between the physical
changes and the social changdsch have impacted on the lotigne inhabitants of the

area particularly the aged. However, contrary to these views some participants tend to
disagree that the change ircgd character was responsible for selling of houses by the
landlords. They argued that majority of the landlords sell their houses especially when the
land value on which their houses are located appreciate considerably. This perhaps account
for why 22.2%of respondents in the area held the view that the landlords and landladies
sell their houses in order to raise capital for investment. Also, 26.8% of the respondents

identified inheritance as the main reason why landlords sell their houses in Oshodi.

Furthermore, the data revealed that landlords and landladies sell their houses in Lagos
Mainland and Lagos Island mainly for inheritance purpose as identified by (38.2%) and
(43.8%) of the respondents respectively. This may be attributed to the histori¢hbfac
these two areas were the most important parts of Lagos and were inhabited by the
indigenous residents of Lagos some of whom themselves inherited the properties from
their European masters particularly those on the Mainland. Supporting these aviews

developer on the Lagos Mainland had this to say:

Most of the properties being sold belongppple whose parents
have diedong time ago. They usually sell the houses to share the
inheritance among the entitled members of the family. Often time,
due to he value of land in the Mainland, when they sell the houses
each of the beneficiaries gets what they can use to acquire another
house or land elsewhere outside Lagos and some relocate to Epe
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and lkorodu areas IQl/Developer/Male/52/Yoruba/Lagos
Mainland/2020).

Table4.21also shows that change in social character of an area constituting (20.1%) and
(26.4%) of the total respondents in Lagos Mainland and Lagos Island respectively as
another factor shared in common in the two locations. Thi®isever in contradiction

to the FGD data collected where most of thecussantsma i nt a i theenthin tedsent

why landlords sell their houses is either the head of the house is deceased and the family
members want to share the inheritance or the ovafighe house wants to raise some
capital for 1 nvest me nThis iew s partly buppsreed dyithea g hi ¢
Table as a true reflection of the factor responsible for selling the houses in Lagos Mainland

where 22.9% of the respondents ideatifraising capital for investment as the main factor.
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Table 4222 Summary of multiple regression analysishowing the joint and
independent influence of age, marital status, level of edation, occupation and

monthly income on reasons whyandlords of gentrifying areassell their houses

Variables b t P R R? Adj.R? F P
Age 22 7.13 <.01
Level of .26 8.76 <.01
education
Monthly 16 516 <01
income

44 19 19 73.29 <.05

Why landlords 07 <.05

selltheir houses

Dependat Variable: Why landlords of gentrifying areas sell their houses to the
gentrifiers
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The results fromTable 4.22, show thatage, level of education and monthly income
significantly jointly predictreasons why landlords of gentrifying areas sell their houses to
the gentrifies in the selected ar¢R$ = .19; F (3/,890 =73.29 p < .(®). This meaathat

age Jevel of educatiomand monthly income halB.0% of the variance observediaasons

why residents of gentrifying communities sell their houses to the gentrifies in the selected
areasFurthertheresultsshow thatevel of education had highest influenceglof= .26; t

=8.76 p < .01) and was followed by agb = .22, t =7.13 p <.01) and monthly income

(b =.16; t =5.16; p <.01) on the reasons why residents of gentrifying areas sold their
houses to gentrifiesThis implies that more educated and older lard#iowith some
income base tend to be more inclined towards selling their houses to the gentrifiers. This
can be linked to the majority views of the respondents that the landlords or landladies sell
their houses due to the change in social character ofethiieifging areas. The multiple
regression analysis indicates the significance of age in predicting the behaviour of the
gentrifiers. Thus, the older landlords/landladies, the more inclined they become towards
selling their houses due to the change in $atiaracter of the area. Most of the landlords
would rather sell their houses than live alienated in their own original habitat, and relocate

to other areas where they could comfortable lead a decent and more affordable life.

Similarly, Table 4.2%hows orrelation between income, level of education and propensity

to sell the houses by the landlords. The more educated landlords with some relatively high
income base tend to leverage on the appreciating value of their property in order to
maximise profits. Tis also points to the fact that the educated landlords do leverage on

their intellectual prowess to weigh between the costs and benefits of selling their old

houses to the gentrifiers in order to utilise the money to acquire new houses in less

desirable eeas and invest the remaining money.
4.7  Costs d Gentrification

The costs of gentrification are muléiyered. However, for the purpose of this study, the
social, economic and political costs of gentrification in Lagos were examined in order to
lay bare the implications of gentrification processes for the displacement, marginalisation

and social exclusion of the urban poor.

4.7.1 Social Costs of Gentrification
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In studying the social costs of gentrification, one tries to separate thecoaomic and
nonpolitical factors from the social forces of gentrification. Thus, several costs of
gentrification considered to be social in nature have been found and presented thematically
in this section. However, displacement of the urban poor has been foumdraimbrella

for all the other effects of gentrificatianbe it social, economic or political.
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Table 4.23:  Social costs of gentrification

Social costs of gentrification Frequency | Percent
Shifts in the demographics of the city 134 15.0
Loss ofcultural heritage 139 15.5
Loss of social diversity (marginalisation and social 113 12.6
exclusion)

Increased level of conflicts 119 13.3
Homelessness 92 10.3
New categories of crime 75 8.4
Loss of affordable housing 147 16.4
Psychological issues 75 8.4
Total 894 100.0

Source: Field Survey, 2020.
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Table 4.3 shows that loss of affordable housing constituting (16.4%) of the total
respondents was the major social cost of gentrification as identified by the respondents.
This may be attributed to the fact that majority of the urban residents who may likely be
affected by gentrification are the low income who do not have the wherewithal to acquire
or rent a house within the desired areas of the city. Supporting this view is an IDI report

which reads:

The cost ohouserenthas skyrocketed in our area. This is beseau

the rich people have acquired most of the low income houses,
demolished and converted them into bed room flats. On average, a

flat in this area goes for 350,000 which make it pretty difficult for

the poor to live. The kind of houses we were used t@ dreeme, e

|faceyoud kind of houses which cost |
of separate rooms to be let out separately at less than 10,000 per

month (Dl/Long -time
resident/FemaleB5/Yoruba/Agege/2020.

Fig.4.34is a pictorial eidence to back the dla of thisexcerpt.
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Source: Field Survey, 2020.
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Table 4.3 also shows that loss of cultural heritage (15.5%) was the second major social
cost of gentrification. This may be connected with the fact that gentrification process in
Lags i nvol ves 0 ufimeoresidénts gh@greby tisplacihgotineg cultural

heritage. However, in an interview with a traditional head in Oshodi, the ruler held a

contrary opinion arguing that:

Urbanisation has brought about serious damage to our culture and
other aspects of our traditional life. However, we maintain our
ground andas usual will always allow our culture to persist, that is
why you can see despite the development going on in this market,
our cultural symbols remain intact even if they are not wearing
modern architectural outlook. This is how we inherited them and
shdl pass them unto the next generation. No amount of money,
power or intimidation will let us succumb to the pressure
(Kll/Baale/ Male/73/Yoruba/Oshodi/2020.

Supporting this excerpt,id: 4.35 presents a pictorial evidence of the palace oBhale

of Oshodi aflankedby high rise buildings.
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Fig. 4.35: The Palace of theBaale of Oshodi surrounded by High rise buildings

Source: Field Survey, 2020.
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