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THE YABA INDUSTRIAL ESTATE IN LAGOS, NIGERIA

The only industrial estate in Nigeria is at Yaba, a suburb of Lagos.
The estate is three miles from the city centre and was set up from Tunds

provided under the Economic Plan, 1955-1960.

The cbjective of the industrial estate, which was concié%ed as an
experimental unit, was to enable small Nigerian 1ndustriallsts employlng._ 
possibly Jless than 10 workers to congregate an the eatate and thereby _
avold expenditure on land and buildings. It was also expected that the
estate will function as a nursery for zmall enterpruses, which would be
enabled iﬁ tﬁe course of a few years of growth to leave the estate for =
largef, oﬁned premiseé in the larger industrial zones of the city or -

elsewhere in Nigeria.

‘The.estate is located on an irregularly shaped plot ‘of 1and measurlng
a mere 24 acres: In theilirst place five blocks of factories were set up,
and a sixth block has been added recently. The blocks are be’lelded, by
corrugated sheet partitions, into standard units {40 x 30 square feet).
The standard units, in turn, are either let out as sueh or'és sub—units.
Both standard units and sub-units are 2lso let out in multipléé; and
gometimes this has the effect of splitting a single enterprise on the

estate into non-continuous premises.

The present distribution of the blocxs, between standard uﬂits and

sub—units of different: sizes iz as follows:
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Bleck Ne. of Units Nature of Unit Area per Unit
I 8 Sub-units 600 sq.ft. k
I1 13 Standard Units 1,200 sq. %,
I1I T Standard Units 1,200 sq.f%.
Iv 6 Sub-unita 750 sq. ft. & 450 sg.tt.
v 6 Sub-units 600 sq.ft.
VI 2 Stahdard units 1,200 sq.ft.

The total of units, standard and sub-units, thus comes to 42, and

tﬁe occupation of these units is by 27 tenants.

The biggest tenants occupy upto three standard units or 3,600 squaré
feet of factory space, and the smallest tenants between 450-T750 square
feet. It is to be noted that some of the biggest tenants of to—day
occupied initiallyzéﬁly a single sub-unit, and have expanded operations

later.

Technically, the occupancy is annual, but in practice it is renewed
from‘yeap‘to year. Considerable. turnover, among the smaller tenants in
partiéular, i3 characteristic of the estate, and it is believed that
between now and late 1958, when occupation of the pPremises began, some
80 tenants have been on the estate. 4 few, very few, have left because
of growth bejond the facilities o6f the estate. A lerge group - no
s%tatistics are available - has.failed for one reason or another and
have left the estate or have had to leaﬁe the estate. Some others have
been'fbund objectionable tenants and have had to be asked to leave by

the estate authorities.

As of now, the estate is comprized of a range of light industries -
traditional woed carvings, printing presses, commercial sign-writing,
manufacture of spring matresses, tarpaulius, sanitary towels, furniture-
making, garment makiﬁg, scientific equipment,rré—treading of tyres and
s0 on. Some kinds of industries such as glue makiﬁg are ruled out by
the estate authorities in view of the proximity of the estate to the

Yaba municipal market,
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Buildings are let out on annual tenancy, never sold on any basis.
In order to make the rent attractive (in any case, it comparea Very..
favnurably 1n 1964 with Eeneral rent levels 1n LagOS) to the small.
1ndustrlallst, it is graded over a five~year period. Also, somewhat
surprlslngly, in v1ew of the expresaed derive to airect the facilitiés
towards small 1ndustrlallsts, there is a small differential in favour
cf the nccupant of more than cne standard unit. The following table

indicates "the monthly rents for dlfierent unite.
: 1

Monthly Rent . Mnnthly Rent Montly Rent

" 1st & 2nd years 3rd,4th & After 5 yars
Size of Unit - - . . ' L : 5th years S e
1. 3Jtandard Unit . . £ 3.-d. £~ 54 - &8 4
(30" x 40!) 18,. 0. 0 0 25. 0.0 . .29,.0.0
‘2.‘ Sub—unlts o o o o - . o .
- 15" x,30" . Te Bem . 10. 0. 0 11.10. -
~ 25! x 30! 11.15.~ 10. Ou~ . 18.10.-
3. More than one gtandard B . . .
Unit (per unit)  17.10.-  24410.~ 28,10, -

The above rents relate to the first five blocks, and are considerably

higher in the dase of the recently constructed sixth block.

The common facilities on fhe'estate include showers and toilets,
canteen and kltchen, a small garage and a cycle shed an édministfation
block, and an englneerlng worKshop. of these two — the admlnlstratlon

and the wor&shop - might be gune into in some deta&l.

N The administration of the esiate vests in the:ulnistry of Cqmﬁerce
and‘Industry, and in practice from_daylto day under the Principal
Indusgtries Officer, working under fhe generai supervision of the Deputy
Secretary (Industries). At the éétate proper the Ministry is represented .
by oneVSenior Industrial Cfficer, assisfed by_an.ipdustry Cfficer and

an Assisiant Industrial Officer. An Industrial Acccuntant, not exclusively
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attached to the eétaté,'ié“élao availableQ This team, suppurted by sub-
ordinate staff on the office side and by workshop ataff (this is dlocu sed
later) is in charge of ‘the estate. In practice, this implies management

of the common fa0111t1es, lookln into possible tenants prior to occupancy,
¢leanliness and gene:al enforcement of the covenants of thé'tenancy

agreement,

Several other ministries get involved from time to time. The
ownership of the land vests in the Department of Lands, and the contra-
ctual relationShip:ofﬁtenant aﬂd landléfd is between the industrial unit
i_oonoernad and this.Department, not the Ministry of (ommerce and Industries
who colleot the rent. The Public Works Department, on whom fall th
'respon51b111ty for building the buildings in the estate and the maintenance
of these bulldings, are also concerned with some aspeots of the estate.
Finélly, in the évent of litigation (and this is a contlnulnb proolum)
the Ministry of Justlce who engage in the actual court proceedlnbs alzo

-

Become concernsd.

There seems to be ground for feeling that thls multiplicity of
mlnlsterlal agencies invonlved makes for both delay and red tape in the

administration of the estate.

Of the -common facilities the workshop run by the Ministry of Conmarce
and Industry on the premises is the most important. The Workshop is
well«equipped and adequately stalfed (23 employees ourrently). The use
cf its.facilities is nvailable not only to the tenants on the estate
but alse to ocutside .firms. “Thille the attempt is to runwthe‘workshcp
on a non—subsidized basis, there does not seasnm to be an adeguate work—load
for all its sections - carpentrv shop, metal work and weldlng machine ry.

In part, thla lack of encugh work arises from pauclty of work from the
wits on the estate. In annther part there iz a tendency on t}b pqrt
of ihe tenants to take the easier jobs out51de, where presumably trese

are done ifor lower rates, and to give only the more cnmplloated JObb tn
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the workshop on the estate. Outside jobs do come to the workshop, but
there is reason to believe that the existence of facilitiss is net
sufficiently well-known and therefore does not result in an adequate

flow of work.

The Ministry of Cemmerce and Industry provides the pari—time sepviees
of an industrial aecountant, but these do not seem to be in sigmifieant
demand. The nsriginal intention to educate the tenants in the praper
maintenance of machinery seems to have been given up as eithsr umneeessary
or, more likely, as not being a facility desired by the tenanmts.
oceasionally, the management of the estate is ealled upen te interesde
o behalf of a new tenant with the Electricity-Coarperatian of Nigeria,
in erder to seeure waiver of the general liability under the elsetrieity

agra2ement ¢f the new tenant-for arrears of the previous tenant. The

~same helpful intervention is often required in the maiter of obiaining

telephmane connections.

From the point of view of estate management, Yaba peses several

issues whieh have larger relevance. These are briefly dealt with belaw:

1. The fact that the estate is not an autonomous set-up or nrganized
as part of an autonomous set-up ecreates eontinuzl involvement
by as many as four ministries. The resultant red tape and delays

are nct conducive to effiecient cperations.

2. Co-opergtion frem tenants has often been lacking. Unautherized
structures, to quote the worst example, are erected overnight
in surrrunding opcn spacesy. snd updsr presont oircunstancgs, the
‘managesent of the estate. is incapable of emforging itw righis

except through lengthy processes of litigatisn.

3+ The arrears of rent have recached alarming proportions, and ance

agalll remedial action gets lost in long-~winded litigation.

4. Point (3) leads to two further vbservations. OUne, there is
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. the wilful non-payment of rent, and two, the high proportion of

failures among the smaller enterprises that come to the estate.
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