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ABSTRACT 

On 4 February 1976 the Federal Military Government of 

Nigeria promulgated Decree No. 6, initiating the removal of 

the national capital from Lagos to Abuja. Thus Nigeria 

followed Brazil, Botswana, Malawi, Pakistan, and Tanzania 

to become the most recent developing country to arrange 

for a transfer of its centre of government. 

Abuja is now a city of 60,000 people where the citizens 

experience considerable crowding especially in public 

housing estates. Occupancy rates of three people per room 

are now the norm. Recent setbacks in oil revenues and 

soaring trade deficits have slowed down the overall 

construction programme of the Federal Capital and have led 

to a lack of new houses to relieve the growing congestion. 
The water and sanitation services can be seen to be 

severely overused especially in areas outside Phase One 

and there is an evident need for urgent action in housing 

supply. 

Policies developed by John Turner and others, and adopted 

by International Agencies, have been used in some African 

cities to secure substantial increases in housing stock 

through self-help both for new building and for 

improvement of existing housing environments. Through an 

examination of traditional Hausa culture, which can be 

seen to have survived almost intact to the present day, it 

was found that most of the assumptions which underlie such 

policies as slum upgrading and site and services are 

absent from, or in conflict with, Hausa culture. An 

advocative strategy has been developed which attempts to 

avoid the problems imposed by the sacral nature of housing 

and to benefit from the resources which are present in the 

culture and in the present characteristics of Abuja. It is 

aimed at providing a hospitable environment in which the 

more prosperous low-income households will be encouraged 
to build houses for themselves and some tenants. The 

existing Local Government Authorities in the Federal 

Capital Territory would be involved in planning and 
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implementation, the economic potential of rental housing 

would be restored and the building of compounds in 

traditional materials would be encouraged. 
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PREFACE 

The process of urbanisation has not occurred as rapidly in 

Africa as in other underdeveloped regions such as Asia 

and Latin America, where more people have moved to urban 

areas in search of economic and social opportunities. For 

those who do migrate, the transition from rural to urban 

life is difficult and their survival during this period 

requires continuity in their social institutions and the 

opportunity to maintain themselves. Provision for the 

continuity of these indigenous cultural patterns of which 

traditional arts, crafts, dance, and rituals are 
inseparable expressions, is an essential aspect of urban 

planning in developing countries. Unfortunately, most 

urban plans have been conceived with insufficient 

attention to local tradition and culture and, therefore, 
lack adequate provision for easing the transition to urban 
life. 

This thesis is an attempt to formulate an effective 
housing strategy for Abuja taking account of the cultural 

and religious significance of the components of housing. 

It has therefore, been necessary, to apply 'scholarship 

from such fields as anthropology, historiography, 

theology, and political economy to matters which are 

usually dealt with in the environmental sciences. This 

scholarship has been used only to illuminate the field of 
housing. No attempt has been made to enter into debate 

outside of matters which affect attitudes to houses and 
land. 

It is important that the reader is aware of the strength 

of religion as a determinant of attitudes and behaviour. 

In modern Britain, the giving of relatively large amounts 

of money to church may not appear rational to the 

non-believer, but the believer knows it to be right 
because it is supernaturally ordained. In the same way, a 
believer in the Hausa religion may adopt an economically 
irrational attitude towards his house but he may rather 

xiii 



die than accept any other. If the housing policies used in 

Nigeria continue to ignore this they will continue to 

fail. 

The strategy devised here is offered as a starting point 

for negotiation between government and the people of 

Abuja. It is an attempt to enable the provision of large 

amounts of housing quickly within a very traditional 

social and economic structure. In Africa as a whole, 

traditions similar to those of the Hausa survive in 

degrees ranging from the merely vestigial to the 

completely intact. An understanding of the Hausa 

situation, which lies at the intact end of the spectrum, 

may provide valuable insights into the problems and 

possibilities presented by cultures in other positions 

within the spectrum. 
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CHAPTER ONE 

THE NEED FOR SUCH A STUDY AND ITS METHODOLOGY 

1.1.0. Geographical, Demographic and Ethnic Character of 
Nigeria 

The Federal Republic of Nigeria covers a total land area 

of nearly 924000 sq km. It lies between latitudes 3 Deg 

and 14 Deg north of the equator, stretching about 1000 km 

north to south, and a similar distance east to west. The 

Republic is divided into 21 States and extends over a wide 

range of ecological zones, from Sahel (desert) in the 

extreme north, through Savanna in the middle, to tropical 

rain forests in the south. The estimated population of 

approximately 80 million (1980) makes Nigeria the most 

populous state in Africa, accounting for a quarter of the 

total population in the continent (U. N., 1981). 

The annual growth rate of the population has been 

estimated at 2.5%, and 40% of the population falls within 
the 0 to 15 year age group. Life expectancy was put at 51 

years for males, and 60 years for females. One 

characteristic of the Nigerian population that is of 

significant interest to this study is the rate of 

urbanisation. This was estimated at 4% per annum in 1976. 

In 1981,25.5% Of the total population was living in urban 

centres. By the year 2000 Nigeria's total projected 

population of 135 million is expected to be 50% urbanised 
(U. N., 1981). 

Recording ethnicity in Nigeria can be a complex business, 

since identification changes with circumstances and there 

are many small groups which may or may not be classified 
into larger units. Ita's (1971) survey of the 

anthropological and linguistic literature lists 61 ethnic 
divisions and has 779 names in the ethnic index, yet there 

1 



N 

b 

., ý 

rd 
. ý4 S4 
a) 
Ul 

". ý 

(V 
Co 
ý 
ý 

43 
W 

m 
. -ý ro 

O 

ý 
U 
ý 
0 
C') 

2 



. ýý-ý 
ýýý. ý.. 

ý^ "ý, ýýQ, 
"ý\ýr. 

'\ý'`, \ýý`ýq `NJý\ N 
Of\ýý 

\ 
ý.,.,, rL`\ 

\\`cý111\ý\\\liý \ý 
\W: ý{ n ýý.. "-ýy: 

ý 

\\\ý.. \ 
i 

ý'rv. `, 
ý ` 

\\\ ý 
�ý, ýyCý -'Coý 

.ý\Jý. lD rý' ý\"-" "w\,, \ý4 
"" 1"\r. \\`\l` Tý `ý,. \ý\ 

\\ 
` 

ý\\ý 
'ý \C` \ýý 

(ý \ýti 
"ý. 

\\L"\ Mý 
V.. ý\ ""ý. "' 

ý ýý\\ý \ý 

N 

3 



C 

O7 
Q Gi i0 

C 
4A7N »+ ý 

3C 19 NLD j2 ] Ä] YC5... 7C LJ N] -f 'Oh 7 w".. Q" 2" Yc1 i0 0 Y12 x OY 7u Aam 
mmýL7hn: 1CYwJ 72 FO 7a ] Y]3 03 ".. ý 

q .. + 1 
", "ý wnUVV Da 7L 

ý'7 3º] r7 h ti 

N PPLOB© Mf DEELxnmPB -" 
. oownnn. MM. M>>> nhmm Co m 
. "ý . "ý ºý . "ý .ý .ý r7 ý7 r7 r) p7 ºJ h . -ý . "ý . "ý .+.. . "ý .. 

O . +NMIVIA, O 
ýýnnnnn 

... .... .n.. .+" 

[ 
O 

mx 
sa 

E .+C 7 ro ro .ý LO. C0''- 
'to 

aOC 
t..... a4 xºý (0 L .ýCA Etx 01 .+C ro L ".. `1 
A ". + re 1) ei ". ý :) IT tuUI 

vLL Y- !ALQQE] aý ". ý 
"+ cAA ro r0 Y Ol y. 
>i ýY 

EEEE. 
roa. u+ 

E 
fl[n"1 

EEE 7IfL7 ECC 
ro ro A ro A roý0 PPPAPPAA ro 0" PA ro A 

roY YYYYYY... +. +Y.... Y2 
C 
U"O h CO P0 ý+ t M'1 1f1 Ohm 
O"Win Q)fAP P CI PPU" PPP 
A .... .... .. .aP.. .... .n .ý.. 

Y "+ 

Y7 
tD C 
.. hO 

L im 

r0 0CAA1., ".. 
AO 

t ., ro Lvo 
AEDLDx "A 0AAt 41 AA EL3 C-0 CA 
EWW4IOA00 01 A"A CLWCLNAL1L AM tT 0 L9 7m 
0£ tD1AEIA3 D4+ .+L rp 0DW 10 s, W30C tT CDC IT tT W 

rDr j 
41 

kU0+. 
A0NNaC NýO YD[E N"A CaYAZ eiA b 0"A Ow0V 

0 61# 
WW CC WL ýýH WHE WYQº+Z W"Av W: L CLx AmJYmmO 00 OZ 

12 in c.. 0 0m m7 (0 W10 90 Au9gZML 
t) º+ Q7 W"A OWU "A 02 

hl OADD. 00A3D3-3.... ..., 
D U"D 10I.. 3x ac "A L7nMA ro AD UM Ww lT C 

Oh)hlhlh)O 0x OeinD i0. x CCL LPPPPPP PP 
vM Cm rn[nvax x rn. x N xYlY7Yl ýY7YlYlIf) ^1 -1 Cl n lx CN0DNAb ro to 10 .40.0ý0ý0 "0 0 .0 
.. MHHM. y.. MQQ NH H. r..... +H... y... rHM M Yl 0ý'"ý WM HMhryýh ei .. H........ H ý"'ý 

v Y7 * 1\ #P t9 # h) a* .01 Cr l9 .+ Cd f) a Y7 -0 I` CO tl` 
vý 0ý mý Yl .. Yl Y7 V7 V7 7 Yl 00 0 0.0 .00D00 .... .f... t.... tn .w.. pý .. . y..... +.............. r.. ý 

.. H.. .. MN 
at 

tn 
$4 

rZ. 

aý 
ar) 

bQ 

a) 
4) 
0 
4) 
ý 
w 

r+' 

ri 

ý 
ri 
A 
ý 

(31 3 
In 

IT ImAr. "0 
N]1~".. ".. E E"O E 

ýL 
E] ro LLOtOL0 

.0 A] LL 10 ro 10 vVN T] 
.. OD II "0 0.0".. .OAcu "0 "0 S"S. 0 "0 O o1 tº. Lº+ C "" 

ý. 4. ELg lb . 
Ep 

O. A 
E] VAC. -. vIA C"0 V LID .0 l7 E] C"0 E"0 ".. ".. 0 >. 0 0 0J ]++ >E r0 O" ".. N]7d E] DCYEE.. UI O[ EEDCC II EAZDf1U 

. -. .. of di " 9. + CLL O"0 Ol YCDOLVLLLL "0 "0 "0 r0 "" A0 N] L"0 r0 If ".. ".. OI LOn ý1 Nl 
A] A >. 0 10 "0 N al of t.. 000] 7] SSsf l= Nl > S>"0 O S>" DDDUU 9t .... .... rn rn .n... .n... ... ... .. .3 . 

'J 
_ ----------- u a. +1JlJ {JlJ 1: 11JL'J! J L7 WW- -+ - l7U' ====l+ºyº+rlº+r+. ý 

,0 n[D 0" O.. (14 tM vN0 t` Q) P© -+ ft f) v Y) 0 ý" ýý mfJ t) aN0 f` 07 0O -+ tý M AAAr -- -_. - , _.. - _. .. ý. .- _ MIIA IIIA l1Ml11º1ef ý I& ý 
- ý:. :. ;4 

. LL r0 
sr ýL 
L7O 

EL r0 
000. " 

7tzNC r0 
"" Or I1m 

L ji c 

O: 
im 

ei 
j. c+Ö cc 

ÖrC 
ýEC77 r0 ". a 7 aAl4AýOA QI 0. r0 N41 ai "-+ ax QI JC 00>. Ox E». OI EAIN 7".. "0ý" Oc LWWWWW 7 T01". " 1 01 G r0 0+) arm: )x Ai OC 0r ^. iJ 01 E>".. C 01 U3C. + C 0 0m v. .. Or cCLLLLxxC 0" x. + C ". + 0 ".. 007b r0 aU0mA".. o. w0A 10 rn .. 7 fl 7 to LLN r0 Ib 01 01 01 01 Or ".. ». 000777 7-12 pv". 0" CP"-, f4Nflfl f"1 Y. x x.. .. EECO. L UI .N> UUQQQOQOQOOOQOOOOQOWWWWWWWPP OP P fl- WWWWWWWWWWWWW 

nmP 9"y N fl e bl -0 nmPO fl 1"1 7 bl -O lý Co P 9.. (4 h) a bl 4rme9 fJ Y1 a bl 
O OPPf-fýtýPhhhhalmmmW 07mm07mPPP PPP PPPP099000 

.+.. .+.. ... ., 

*A0 OEA ýV 
... y. a A 

a Eln A m13 
i mA 

Ac p` "ý Aac 
OýL aNCa ]: Y u++ I. 

m CaA+CE 
LýJS AawAAALAA".. LIAaENA". + 2 7""+ aaAlux: ""+ 0, + NONNafl Aof *LM m L"0E a ZLOO".. E'" Y ImZa+tDD1 AA 

O% N :lLN Y1 A2N 10 10 a41 aIAt. Y >. a]b to A r0 AY to EEEL30. 
C7****LNN N++ AD a+ 7>,. L4+ aj. + C i+ oY-Y... DELLNvAD A] AAAAA. " A r+ ^' f"! ý) et AAAAAPPAbAaaa a". .., ... p000770770PPLLtttLtt 
Ju rýnºýrýmmmmmnilmmmuummmmmm min mm mmmmmm inou uuuuuu 
* 

OOEJO ý+ý+ý+. +ý+. +ý+. +ý+. +NfICINCINfIN fJfl 3 

07.0N 0)0" e9-+us 11. tbi . Oh a) o- 17""f4 tl -f 4141 1`0) p- l7 ""NI. 1KU1.0 t) t') t) Pl P) v-t It v v"t vvvv Y) 41 Ul 41 hi 10 Ul Yl bi 4l .0 ý0 .0 ,0 -0 .0 .0 

0Li W#b 
vCb.. Lt° 
m+7 0ýº" ++ WEN 

C Om 
ÖO LO ÜWýN 

UE7N V1 C E>. CZN i0 LWWE# Cl ý+ k".. ".. 73W.. -v b ro C"" 1 0W33W77AO}aUN1 C# ý }b OP LDVD +1 OIxmlLOW7V 0' CY3".. 0W0 si O Oý 
1, 

O" 0AZN7AA33 17 (L UCCAO C# QWQ Q¢ W '" ro }WW tn tr cAEC a+ WWaDV 0% 0% # Wb07 -º 03WOO0. aAWOAý7W77AVN )) :. LECCCl t* ý DDDV OM O, 10M U4Wwx xa AD ,c xý. CC L++ A> ýp OPNP AN bý bb OPO ro ¢ Q¢ Q Q¢ O .0e .04QQQP P¢ (t QQaQQQQQ co 0 IJ fJ N im Co in ca J] C] IL N )) 
0 o.. "NY)aV)e n07Pei .. ncln anw # . ýNº)ýI10 nfDP ý+. +ý. r. +. +. +... ý.. NN 14 NNNNN 

ro 
ý ro 
v ý `ý J1 wwwº ro 

OO00OEOY 
". 4 Ede 

CLC7 CP CCC IO c. C9 

-N 

W 
a 

oe. 

. r., 

tf 

a) 
bo 

.. q 

z 

ca 
w 
rn 
le-4 

ý 
cý 

4J 
aý 

r-I 

a 
0 

a7 
U 
i4 
ý 
O 

U) 

If 



I. 11 1. . .. 
4'. 

, 
In"/. M 

,. ý 
' 

m ömöaýi 

:.. T f ÄY c 

rnrn " rncc 
ro rný 

a öým 
soo. L o " Oý LL". " YI 

Ä Ä' 

U :1UoL0 .i[L C il YYV. n 1w ;w 
. 
7- .ý_. I* (1:: ) fA W]'04 7Cl ÖQ(7 Al ý. rnv. .. ý.. 

:. 1ý .. I 0... +C I1s of n3-- --do 3ac ro.,, y=cnnýsroiý 
CE ro a ro Da .xCEIV 0C31 ."YLO ro ro v ro D"-ý ro v!. t .YOO (D pi O" E ro ti ro ann]700 10 tý vvvavDUL E'" aC -- LEr. CN -t NSL -ý CCLa Dty .c 'o ,cECL L+j nl. nnn > ro a .. ro to romw ro O ro ro to a a". " OOO ro ro a »» h) MZ) :)7 7» I") 11) h) Y) N) »» 333 1'l 1) 3 3>. >>>>>>» NNN 
a" VI "O h' CO P B-+ N 111 V Yl .0h co P C) -fI I'1 "f Ifl .AhmP N- fl 11 of in 
'o .0 "0 .0 '0 .O tl PhNhh Il hhhmmmmm co mmmm tr 0' PU 0' 0' 1)h)1")" nror)Il NI")n 111M11)M" 1-1 t) 11) ro1'# M14t)I1) Y)1'1t90 1'1MM 

b 
aý 

., ý 
ý 

0 
U 

. 

0 
"d 

S aý 
H 
10 tu H 

7". "z 
1#ZZIý .rýE7 

0.0 EA C". ý WC tll ro .r . -ý E ... #xCCWE WNx al a3m to äA 
W '* E ro A70D7 11 7 W.. L3Wc>. ro L7 L".. ýý 17 ar ". (L CO 3CAAACL 

7INN 
to _,. 7 N- ".. Z fL A ro(L º+ º+ >> 

.. A 
Öý 

W 
31 

ADUO. t to 7ANUÄ733 . -. ADcc3",. 
LDA to cx* tyl 41 to 

a+ >' CU ac C fý N fl ANDxELCNC at AAAM F) ro A] L L. 
ALl,. 21 Eý AOWAADAAxAD Uý W 

+.. + 07 WMMM >. W0777 ro ro Wý""ýL C Qvý E L01lAS+>. + L IM 
0n C]0 YMHMO. fGýfLO: ýUIN N(LllUtlM)NU=1NUlU1N1ýr%FA-1ýFA-F-FA Fr- 

a 
FW-F)h)FF-17 1-ýhýhýý 

0,19 N h1 er D7 0n 0) 19 ." (11 M or h1 .0n 0) 0" B -+ f1 It In ,a t\ 03 0" O-+ NM NMMM h)h)r)NMM"t 7-T aavvva ain 47InYlbi bi in bi ul 67.0.0.0,0 h)HHH h)MF)Mh)MMM HI)r! MMMr)MF)1'! h)MFIMM)Mh1h) HMh)1)h) 

of w 
.. * CA at ý000 0OCaCLEW.. O" IE rn cACC". " A7C W .Om ui "e *"1 .NL7 to eOL0 "ý N ... E "1 7 Cl . "C Lo aE7NDNa in 

ý0A07 

rrO 0, C (D I70 
"M t C 701 romA 0". 0 

. am0".. ".. > 7. +c rnroo"m 
ZýL9ý: W W>. ".. ".. OWLDQJfS) E* 0C O WLO= 

Wº". D 
Eý 

:3 E* 
O., -. * 

jW 
EE CIO CC, E IAEI007E 0ý 0" i0 AV W. 1 Cn UV WECC "1 DUD Wýý O" 

DU O"1 C"1 DDNWW O"0 D C"1 DCN C"1 to O ".. CL N W(J N R1 N. r .1N 67 41 6) Y) 6) O777©0ODDO 1) 1) Oa0. aC7. +t Cl) mV-11. ".. C t0 L ü. 7: Di.. 1BC2 ©B >"ND©0O (9 0D DVV O""+-"- 0, (3, IT- ".: L. '1: [ .... r. r L.... L UI L .1 r1 "1 AW zn nr)nnzzoý)nnr)r)o000oMrOn0001)ä)ö00O 0 nh)Onno00OL n. aaCL -. N nr n onmlrls .. r+. r) an. on m o" e-"r1r)avi or"(mi m 
11 r) 

©©h) 
r)r)M h)nh)n r) h) 

Hr)MM)M)r)Mr)M 

* *aý 
7NAüAýC ro ý 
x ro A ý+ AN ,ýZL o' aL* ro C2 .+ 
7A O'U ro. ý NLI al * ro cW "ý OCEC3 ro "C 

* .. LECC! n ro ro 10 WW9AW0. " >" Z7W7 U' EC ro 
* t7 U1 ro of AIM D 17 10 .. ar Om AL >Y.. ".. 1] 73 

OI WCQZ IIECG1 a+ 1] .. ZZ Z17º' OJ O, CI W EZZZ. + AZZC7 
DD0 * ro WY LOro). to A]Q'Z Z OOroNLCroI OC7 
EE OP ADWAD U- AD N"w ... A W+/ D7ý 0-0 AIADU IS DLESN0NEADYE ro ro DU O' 

WWW '1 1'1 0"t aýr 7 In b1 7 O' C>. J] CEE000LW (1) to m 0" 0" 0" 0 ro 0W0 It CWnh7 ro E0d0C 
DDDF-Pr, D Dnh D .. ".. - (1 07 O]] ro ro Omm 0)m m O) V O'D"W (r O'". : 1IT0'Y C 70190 7 
LLL-NNLNNNL (-A NLLLLLLLLLLZZZN (4 NNNNZZZmzZZZNNZZZ 1)1)11 Z 

-+NN b7 0t`co Ir0- N1)ttb), 01`m 0"f"l1)IT bi "0r` mO"0 
nnn n r` r- nnnmmmmmmmmm 0.1rO. 0.0ý01 0.0' 0"0"9 0 
NNNNNNNNNNNNNN N(. 4 N(-4 NCIN N(1N NN (11N1'1 M 

ZN 
.r 
i0 EP O' 0 

to CCLýýy 
YEc fa ro ro 
C .. 01 C. En ro LY 

W]O 
".. roL'^+O' M ro to ELwI. 

.. C' t2 0".. d] aro ro ro] to to ro 0. ro 10 " UIn E 
IV E ro roYin in JY CJJ (D (7 DEC UI ro in N" I ro 
E. + DCLE "ý Y ro IV " AS 0]L "w O' ]].. ýI".. ro .. ".. ". + .+Y 
ro L W" ] ro EC ro DUVDE ro D ro 01 nI D^. 7D ro ro 0 >. .. 0 to O' of 14 ".. at ". + O ro] ro ro D CT 0' CT CT ro ro 
L III N Jj fJ HIV ro mN0]Cl]- ro 8©xENNELcp -+ -" EC >" DYCClNDCLD17McEECLLLvN 

]] III 111 tl 11 I1 N ror 7 IV ro Tr a ro ro N 0I 01 01 01 01 .. 00O0 O]]] M ro to ro ro ro ro ro M to :3 ro 
Y]GYY1i: YYCJCA CJNYJCiC1JJNC`IJJJJJJJ JJJJJJJJJJ1: 1: 1: 1: 1: 1: L LL LIL 1: 

O. +NN"tIn , OPco Ct"C7 .. N Y)"tyl 0º. co CT fl-+CA Mybi . OC, CDCTD. +CIM7in '0 N CDP O 
t/ I9 t') hl I1 t1 I1 N tl Nvvvvava at a"t 41 All Ill III All Yl 111 In 47 in dl 4A .O4 ,O "O ,O "O ,0 I\ 
NNNNNNNNN NN NN NNNNNNNNNANA NCINNCVNNNANA NNfa NN CICINN 

of CLC 
0WN ro 

YtL fT .+ 
t wCWD 0ý 0 uý LCYE 

.w 1] to 0YL .1 
ro 15 ro Is ro. ý O0 

L>CE0.. L ro E ro E 
ccc al 41 0ro0u'º ro . ºLWro000.0 roDro 

* ro #9 L ff ro DL ro ro 0 -+ Ea0W0S; ; .. CD7L 
E]: YZ+" to of R L'! L: QUlll.. 7 ro .. WL 1=01(0() "7 0 01 U: yU ro W WV 
WLY if >. D .+ ro M. a in ... CO ro Epp1E0.. LC re 0 
O ro DU7W `º ++ If so D UM W ".. ro ro D7C14.7C>" ro DUDW "« a7 ro 000 0[ .. ro ro n to nWW7Dv 
CO7W CO CLL L+J 1-1 F1 !1 !1 F1 D. " .. COLCW 11 F) Fl F) F) F) LECLLu ro n D(I N OP CT a. + -. E O. 
.. Q" 0" P ro ro ro ro It A©© N 19 O.. .... ... ".. ... ".. ".. p .. -. .. .+.. .... p0000O. 77 (11 CI 7707797 
Z""""'"ý"Y111YNNNNNN: k 11Y11L, 11: YNNNNNNNL%,: Y): ! ý: Y L]: NNY ý,: ýL: 11: 11: Y 

0" !7 -" N 11 .t bl "O h Ol 01 (9 -" N Fl v in .On co U EI .+N Il v 41 "0 P Co 0" 
0'Cl(tCI(J [7(INa NN. +...... ....... +.... N("1N (I(1(1(1(1N(1 
"+ NNNNNNNNNN N(V NNNNNNN N(`I NN N('1 (V (I N N(1 

r 

5 



are some names on the government's much less comprehensive 
'Tribal Map' which are not on Ita's list, and several self 
identifications on censuses were not on either list. 

(presumably, most of these were names of clans, villages, 

or wards within towns which often provide ethnic 
identification for people in their own area). A Yoruba 

whose family moved from the village of Ilugun to Abeokuta 

over 100 years ago might say in Lagos that he is Egba, 

whereas he might classify himself as Ilugun in Abeokuta. 

Nigerian languages are grouped by linguists into a number 

of language families and sub-families. The linguistic map 

shown in Figure 1.1 is based on the widely accepted 

classification of African languages established by 

Greenberg (1966). The vast majority of Nigerian languages 
belong to four groups: (i) the Kwa, (ii) Benue-Congo, 
(iii) Adamawa groups of the Niger-Congo family, and (iv) 

the Chadic group of the Afroasiatic family. Six other 

major language groups are represented within the country: 
the West Atlantic, Mande and Gur groups of the Niger-Congo 

family, the Songhai and Saharan groups of the Nilo-Saharan 

family, and the Semitic group of the Afroasiatic family. 

Languages and ethnic groups do not necessarily correspond 

and the terms cannot be used interchangeably. In the 

majority of cases in Nigeria, it is true that a particular 

ethnic group speaks a specific language that no other 

group speaks, but that is not always so. Hausa, for 

instance, is a language spoken as a first language by a 

number of ethnic groups. The Ijo, conversely, is an ethnic 

group which speaks a cluster of languages. The' map in 

Figure 1.1 is therefore, a map of languages, not of ethnic 

groups or tribes. Each numbered entry on the map and in 

the list (shown in Table 1.1) which follows it represent 
either a language or a dialect cluster. Each dialect 

cluster is marked by an asterisk on the list. The numbers 
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of the dialect cluster are then given in an indented list. 

In the case of language clusters, no separate number is 

given since each language or dialect cluster has its own 

separate number. Each language cluster is marked by a 
double asterisk and then under this name the languages and 
dialect clusters are given in an indented list. 

It is estimated that as many as 250 languages are 
currently spoken in the Federation of Nigeria. There are 
also almost as many corresponding ethnic groups in the 
Federation, chief among which are the Hausa, Fulani, 
Kanuri, Yoruba, Ibo, Ibibio, Tiv, Ijaw, Edo, Efic, Nupe, 
Itsekiri, Urhobo, Ekoi, Borgu, and Jukun (Nigeria, 

undated). 

1.2.0. The New Federal Capital Project 

Chapter Two gives a political and historical account of 
the developments that led to the decision to build a New 
Federal Capital for Nigeria at Abuja. This section aims to 
review briefly, the physical and demographic 

characteristics of the New Federal Capital City (NFCC) and 
the Federal Capital Territory (FCT). 

The new capital was named Abuja. The name adopted was that 

of the Local Government Area of Niger State whence the 
larger portion of the FCT was excised. (The old township 

of Abuja was changed to Suleja to avoid future confusion). 
A special organisation, the Federal Capital Development 
Authority (FCDA) was created to plan and administer the 

new capital city. A Master Plan study for the Federal 
Capital was commissioned in 1977 and completed in 1979. 
Among the various recommendations of this study was the 
phasing of the developments for the city through to the 
year 2000, at which point a target population of 1.6 

million was projected. 
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The FCT is located in the Middle Belt of the country, in 

an ecological zone commonly described as Southern Guinea 

Savanna. It lies between latitudes 8 Deg 25'N and 9 Deg 

25'N, and longitudes 6 Deg 45'E and 7 Deg 45'E, occupying 

a total area officially put at 8000 sq km. Its central 
location renders communication with the rest of the 

country relatively easy. It is only 160 km by road from 

Kaduna, approximately 380 km from Kano and just over 650 

km from Lagos (see Figure 2.1). 

The climate of the FCC is atypical of the Southern Guinea 

Savanna zone in that the FCC and its surroundings lie in 

the high rainfall shadow of the Jos plateau. There are no 
long term rainfall records from stations within the FCT 

but records from Suleja characterise the FCC and the 

northern portion of the FCT. Total annual rainfall here is 

just under 1600mm on average (Abuja Master Plan, 1979). 

1.2.1. Tribal Composition of the FCT: Population 

Characteristic of the Middle-Belt of Nigeria, the FCT area 
is tribally highly heterogeneous, although Hausa is spoken 
by the majority of the people. Unlike most other parts of 
Nigeria, no single religious group dominates this area. 
There are as many followers of ancient cults as there are 
Christians or Moslems. According to Mabogunje (1978), this 

is probably because the Moslem religion, which came from 

the north, did not penetrate this territory with its rough 

and hilly terrain. At the same time, the Christian 

religion which came from the south did not gain much 
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Table 1.2. Prevalence of Spoken Languages 

in the FCT 

Percent of 

Language Population 

Hausa 

Igbo 

Yoruba 

Gwari 

Igala 

Idoma 

Tiv 

Ef ik 

Ebira 

Nupe 

Fulani 

Edo 

Ibibio 

Kaje 

Urhobo 

Kanuri 

Angas 

Ijaw 

Other Nigerian 

Other Foreign 

35.4 

13.7 

10.8 

4.0 

3.3 

3.0 

2.7 

2.1 

1.9 

1.7 

1.2 

1.0 

0.7 

0.6 

0.5 

0.3 

0.2 

0.1 

13.6 

3.2 

Source: FCDA, 1985 

foothold in the area because of its distance from the 

coast. 

A 1985 survey of the FCT shows Hausa as the most widely 

spoken language followed by Igbo, Yoruba, Gwari, Igala, 

Idoma, and Tiv in descending order. Table 1.2 specifies 
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what tend to be commonly accepted as the largest 19 ethnic 

groups while the remaining groups are humped together as 
"other". These others are individually of small counts but 

all sum up to 13.6% of the total FCT population. Igbo is 

the language of the Ibos and Fulfulde is that of the 

Fulanis. 

1.2.2. The FCT Population 

Population projections of the FCT are beset by 

limitations. First is the dubious quality of the data 

available, particularly for rural households. Data sources 

examined are also highly inconsistent (more so for urban 

population data). Hence there is a need to view any 

population projections with some caution. They also imply 

the need to review and up-date population data whenever 

the opportunity arises. Furthermore, the concept of a 

regional economy is not altogether a clear-cut one: the 

boundaries of the FCT do not coincide exactly with the 

functional boundary of the region in economic terms. For 

instance, the economic activities in Suleja town, just 

outside the FCT are an integral part of the regional 

economy: growth in Suleja would no doubt occur alongside 

that of the FCT. 

Given the current state of development in the FCC and 

other satellite towns, it is most difficult to provide 

with any confidence accurate forecasts of the urban 

population in the FCT. Recent setbacks in the national oil 

revenues and the soaring trade deficits have slowed down 

the overall construction programme in the FCT. At the same 

time, policy decisions on development of the region would 
be most unlikely to opt for the grand design proposals of 
the Regional Plan Study i. e. for a (major) 

industrially-based, regional economy with a population of 
4M inhabitants by the year 2000. 
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It is believed, however, that development of the FCC is 

likely to be in line with the Abuja Master Plan 

recommendations for an FCC population of 1.64M by the year 

2000, while a number of other urban centres will also be 

developed, but at a somewhat slower rate than currently 

envisaged. 

The Ecological Survey of the FCT reported that there were 

24683 households and an estimated population of 124674 in 

the FCT (Unibadan Vol. 2,1977). This implies an average 

household size of 5.05. In the 1980 Resettlement Survey 

(op. cit. 1980) the number of rural households was 

enumerated at 26328 which was thought by the authors of 

that report to agree well with the findings of the earlier 

survey. This would represent a compound growth rate 

between the two surveys of approximately 3% per year. 

There has since been evidence that both the above figures 

represent under-enumeration of the FCT population (see for 

example, Frydrew Atkinson Feb. 1982). 

It might have been thought that findings of the 

Resettlement Survey would reinforce the Ecological Survey. 

However, as the second of these surveys used a frame 

derived from the first, any initial listing errors would 

tend to be replicated. Furthermore, both these surveys 

were carried out during the busy part of the cropping 

season (May to September for the Ecological Survey, and 
July to August for the Resettlement Survey), when it is 

not always possible to find a farmer at home; 

under-enumeration of household heads would thus be quite 
likely. 

Out of the total number of households enumerated in the 
Resettlement Survey, some 5500 (or 20.6%) of the household 
heads indicated that they would wish to leave the FCT. 

There are various indications that this number is 
declining as rural inhabitants begin to realise what 
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economic gains a vastly expanded urban economy in the area 

could bring. Unfortunately, information on actual numbers 

who have changed their minds about leaving the FCT is 

currently not available. 

The above makes it very difficult to estimate the existing 

rural population or to make projections of future 

populations. Besides the Master Plan's proposed population 

targets there is no comprehensive official view of 

population and physical development targets expressed 

either by the implementing authority (FCDA) or the funding 

body (i. e. the Federal Government). The indication made 

officially is that in respect of federal ministry 

transfers from Lagos to Abuja, about 8344 civil servants 

will be residing in Abuja by 1988 (FCDA 1988). However, 

the future employment of the city encompasses both private 

and public employment and in the light of the preceding 
discussion it will seem that a more realistic way of 
forecasting the population of the FCT is by considering 
both sectors of activities. 

1.2.3. Employment Forecasts of the NFCC 

Following Gigya (forthcoming) two broad groups of 

activities are identified in NFCC: (i) primary and (ii) 

dependent. The federal government and the industrial 

establishments make up the primary activities, while the 

rest form the dependent activities. This categorisation 

conforms with the general classification index adopted by 

the Federal Ministry of Industries. The fundamental 

concept is that employment forecast is mainly a function 

of civil service jobs transfer plus locally based 

service/non-service employment. Expressed algebraically 
this can be represented as follows: 
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Table 1.3. NFCC Employment Forecasts up to 1990 

Actvities Employment 

1987 1990(B) 1990(C) 

Primary 

1(1) Civil servants 12022 9048 12790 

2(i) Industrial manufacturing - 1200 

Dependent 

I(ii) Civil servants due to 

increase in 1(i) & (ii) 

B&C above 7077 7164 

2(11) Construction employment 4634 5538 7164 

3(1) Private services due to 

1(i)B & C, 2(i)B & C. 364 197 286 
3(ii) Private services due to 

1(ii)B & C, 2(ii)B & C. 505 551 

3(iii) Private services 1004 967 1194 

Informal services 2396 2770 3399 

Tota1 20420 26623 33755 

Note. B= Unfavorable, C= Favourable 

Y= X(000) + Z(000) 

Where Y= '000 jobs (total) in offices in Abuja 

X= '000 civil service jobs transferred from Lagos 

Z= '000 locally based service/non-service jobs 

Given the above classifications two sets of assumptions 

were generated in order to provide the desired range: 
favourable and unfavourable. The likely effects of these 

assumptions on the activities mentioned earlier is 

explained in Appendix 13. Based on the various assumptions 
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formulated, the forecasts of employment for the NFCC up to 

1990 are illustrated in Table 1.3. The general and most 

likely sector to generate a high number of employment 

opportunities is the public sector. Assuming that a fairly 

stable transfer of federal civil service jobs is 

maintained, then the forecasts suggest that a total range 

pf between 17K and 21K public service jobs will be moved 

to or created in the NFCC by 1990. On the other hand, 

between 10K and 13K jobs could be provided by the private 

and informal sectors during the same period. 

1.3.0. The Key Problem 

Most countries with longer industrial history than Nigeria 

have adopted a "social housing" policy; that is one 
designed to assist in the provision of housing of a type 

and quality corresponding to the needs of those citizens 

who find difficulties in acquiring a good home privately. 
In such countries, however, the towns have developed 

before their governments made a major contribution to the 

construction of housing and hence there was considerable 

availability (through appropriate lending institutions) of 

private capital to support private building. 

In Nigeria, except in Abuja, the situation is different. 

The government is intervening to improve the housing 

conditions at a time when the problems are enormous and 
its own resources are very limited. Housing in the new 
federal capital city of Nigeria, Abuja, is being provided 
directly by the Federal Government. A Master Plan was 

approved in 1979 and the first phase of almost 18K 

dwellings, estimated in 1981 to cost about N500M (N = 
£0.89,1981 rates) has been contracted for and is nearing 
completion (Jibir, 1985). 
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Three categories of dwelling are planned for Abuja. The 

cheapest dwellings being built are the one or two room 

units in compounds with shared facilities, at a cost of 
N3K per room. These will form 41% of the planned 
distribution. The most numerous is the self-contained unit 

with one or more bedrooms (two or more rooms) costing in 

excess of N26K each. At the top end of the scale are the 

six and seven bedroom houses, each estimated to cost over 
N260K - the equivalent of 86 single rooms in compounds. 

The amount spent on dwellings in Abuja differs markedly 
from their percentage distribution. Only 8% of the 

spending is devoted to the cheapest 40% of the dwellings 

but 50% is to be spent on the most expensive 20%. It would 

not be unreasonable to suggest that rents paid for the 

various standards of housing should reflect the share of 

resources each has consumed. 

The cost of housing in Abuja is subsidised by the 

government; the occupants are not expected to pay economic 

rents for them. Housing subsidies can be applied either to 

people or to dwellings. The former are often given as 
housing allowances to workers. The latter are applied as 

an intervention in the repayment system to reduce monthly 

costs of a dwelling to the occupant irrespective of his 

financial circumstances. Hence subsidies have the effect 

of increasing the quality of housing affordable by the 

occupants at the expense of the government. In Abuja, 

subsidies are applied to the dwellings; the government is 

requiring occupants to pay a lower rent than would pay off 
the cost of the dwellings within their economic life. 

However, the method used to apply housing subsidies in the 

new city has been found to be inequitable and bears no 

relation to the cost of the building. 

Monthly rents for the compound rooms are N15.50 for one 
and N17.50 for two. Rents for the self-contained dwellings 
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vary from N22.00 for one bedroom to a maximum of N35.00 

for four to six bedrooms. Thus occupants of the palatial 

bungalows costing in excess of N260K pay rents of only 

N20.00 per month more than workers in single compound 

rooms built for N3K. The better-off citizens are favoured 

at the expense of the poorer because the majority of the 

subsidy is paid on the bigger dwellings. The four-to-six 

bedroom dwellings will absorb 29% of the estimated housing 

cost in Phase One while rents for them will provide only 

15% of the rental income. At the other end of the scale, 

the single compound rooms will absorb 4% of the estimated 

housing cost but will raise 24% of the rental income (see 

Chapter 4). 

It is often found all over the country that the middle and 

upper income groups consume a vastly disproportionate 

share of housing resources by virtue of their access to 

credit etc. This study is not aiming to distribute housing 

resources equally between households in Abuja. Providing 

higher standards for those who are prepared to pay for 

them is desirable but they should not be so high that 

others are deprived unreasonably. 

It is the contention of the author that Nigeria has the 

wealth and resources to improve housing and living 

conditions considerably for a large portion of her 

population provided the government is prepared to put into 

effect the mechanisms for distributing wealth more 

equitably. As Blitzer (1981) has argued, unless the 

maldistribution of economic power at national and global 
levels is tackled, even the best designed housing 

programmes can have very limited impact. 
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1.4.0. Research Aims 

This thesis aims to formulate an effective housing 

strategy for Abuja, taking account of the social and 

cultural significance as well as the economic 

significance of housing. In so doing, the study will: - 

(i) Examine and categorise the existing housing provided 

by the government in Abuja. 

(ii) Analyse the design, materials and cost 

characteristics of the houses as built. 

(iii) Find out who lives in the houses, what their housing 

priorities are, and how well or ill-satisfied they 

are with the houses. 

(iv) Analyse the religious and cultural significance of 
housing for the Hausa culture (taken as a case 

study), while making references to studies on other 

major cultures, and comparing them with (ii) and 
(iii) above. 

1.4.1. The Relevance of Past Work 

A growing mass of literature is emerging on the need for 

combining objective and subjective indicators in community 

planning (e. g., Onibokun, 1974; Soen, 1979; Cargle and 

Deustcher, 1970; and Marris, 1975). Social indicators have 

been characterised as components of a social system that 

provide information to decision makers about the 

functioning of that system (Land, 1970). Hempel and Tucker 

(1979) have argued that of greater importance are leading 

indicators of social dissatisfactions and expectations 
because they serve to educate public administrators. They 

also facilitate citizen involvement in programme 
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development and so enlist their support in programme 
implementation. 

But probably of greater importance in the debate on social 
indicators is the nature of indicators needed in a 

particular area of inquiry. In the realm of housing most 

emphasis has been placed on objective verifiable 
indicators of housing inadequacy, thereby relegating 

subjective indicators to the background (Sheldon & Land, 

1972). Scheider (1976) has argued that subjective measures 

or indicators may be more important than objective ones 

when assessing the general quality of life. In terms of 

evaluating government services, subjective indicators are 
justified on grounds of democratic theory and 

utilitarianism in which citizen evaluations provide 

responsible public officers with important clues about 

public perceptions of the performance of public agencies 
(Fitzgerald & Durant, 1980). In terms of housing Hartman 
(1963) points out that while objective physical factors 

are important in themselves "... they can have no invariant 

or 'objective' status and can only be understood in the 

light of their meaning for people's lives and cultural 

values". 

There have been very few studies which set out to evaluate 

the suitability or otherwise of urban housing in Nigeria. 

This is surprising, because much of the modern urban 
housing in Nigeria today has not grown out. of Nigerian 

domestic architecture, rather it has to some extent been 

imposed by contacts with Europeans. That the housing is 

not always suitable to Nigerian residents is bourne out by 

the periodic media comments on rejection of housing units. 
Less well documented are the conversions of spaces to use 
for cooking areas or stores, bedrooms for lounges, etc. 

Gyuse (1977) outlined that the most critical aspect of Tiv 
housing is culture. On the basis of their culture, a 
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housing form that has enclosed outdoor domestic space, 

allows the household-head subtle control on the compound 

and surveillance of entry. Marris (1961) in a study of 

resettlement in Lagos described traditional Yoruba 

housing. As among the Tiv, Yoruba households also prefer 

plenty of centrally located outdoor space from which 

access can be gained to all rooms. The dominant male 

prefers a strategic location where he has visual and 

auditory access to the whole dwelling unit. 

The general socio-cultural parameters for housing include 

family structure, world view, aesthetics, social 

intercourse, and habits (Gyuse, 1978). These 

socio-cultural parameters have been applied to studies of 

both rural and urban housing. With respect to (Tiv) rural 

housing, Gyuse showed that all the criteria were met 

leading to functionally acceptable forms; allowing the 

residents to perform their various chores without 

infringing on their social norms. The application of these 

parameters to Tiv urban residents however, yielded 

startingly contrasting results. In the study (Gyuse, 

1980), it was found that the central outdoor space (or 

court) was of lesser significance to the Tiv urban 

residents, while individual and household privacy and 

amenities such as piped water were considered as being 

more important. 

The pioneering work of Schwerdtfeger (1982) developed a 

methodology for detailed study of relationships between 

the forms of traditional housing and the forms of domestic 

organization in Zaria, Ibadan (in"Nigeria) and Marrakech 

(in Morocco). To complete his investigation of these 

relationships, Schwedtfeger examined systematically the 

relationships between the occupations and incomes of 
household and family heads and their expenditures on house 

repairs and construction, use of space within dwellings, 
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and organization of local construction industry in each of 

the cities studied. 

Ekwueme (1978) looked into the problems of non-subsidised 

aspects of public housing in Nigeria, While Agwu's 1983 

study centred on the uncertainties surrounding the 

development of the entire Abuja project. Gigya (1982) 

identified certain impediments which include lack of 

funds, ill-informed policy decisions, disagreements over 

the definitions of "compensation" and "resettlement", 

etc., which had a detrimental impact on the work of the 

Committee for the Resettlement of Displaced Persons 

affected by the creation of the FCT at Abuja. 

In a study of housing provision and housing need in Abuja, 

Jibir (1985) highlighted that up to 60% of the households 

were found to be living in privately rented accommodation 
despite government's ambition of itself providing every 

4 
household with new housing in the city. 

Finally, the work of John Turner (e. g., Turner, 1972; 

1976) which incorporates the participatory approach to 

planning and ideas of social equity, seems to provide a 

context in which any less developed country could 
formulate effective housing policies. 

1.4.2. Research Methodology 

Sayer and Morgan (1985) explore the links between methods, 

theory and policy which underly the differences between 

intensive and extensive research. In the former, the aim 
is to discover how a process works in a small number of 

cases to find out what produces a certain change in 

circumstances and how the agents involved reacted. In 

contrast, extensive research aims to elicit regularities, 

patterns and distinguishing features from a population. 
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This difference is more than a difference between depth 

and breadth. Intensive research will help provide causal 

explanations of processes involving certain agents. In 

contrast extensive research provides descriptive 

generalisations which lack explanatory power. In 

isolation, extensive research may often reveal patterns 
but fail to explain the processes causing them. 

Intensive research tends to use less formal methods of 
investigation with interactive unstructured interviews and 

more qualitative analysis. Extensive research tends to use 
large-scale standardised questionnaires of a 

representative sample of a population. Intensive research, 
however, lays itself open to reservations of 

representativeness. Similarly extensive research lays 

itself open to criticism of trying to infer individual 
behaviour from a population. The two research types also 
have different implications for any policy-oriented 
research. As Sayer and Morgan (1985, p. 154) point out: 

"Because intensive studies allow the identification 

of causal agents in particular contexts relevant to 

them, it provides a better basis than extensive 

studies for recommending policies which have a 
"causal grip" on the agents of change". 

Briefly, therefore, the above puts the relative merits of 
intensive and extensive research. It must be recognised, 
however, that they can be complementary in that the 

patterns reflected by extensive research can be further 

investigated by intensive research designs. The author 
therefore uses intensive-based research design and 

methodology to investigate the social and cultural 
implications of public housing provision for the Hausa in 
Abuja. 
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As the objectives of the research suggest, we need to 

collect two distinct types of information - those for 

measurement and those for explanation. On the measurement 

aspect, factual information will be required on the nature 

and number of dwelling units built by the government. This 

side of the survey will also help to answer important 

questions about the types of people occupying the 

dwellings, the location of the dwellings and the range of 

occupations of the people. On the explanatory side, the 

Hausa culture will be taken as a case study; the 

religio-cultural significance of their housing will be 

reviewed, and their social, cultural and economic 

characteristics which may represent opportunities for 
low-income housing policies will be discussed. The 
implications of current housing policies for the Hausa 

will also be analysed. 

The first choice to be made in deciding on the nature of 
the survey is whether communication between oneself and 
the governments' spokesmen and the tenants of public 
housing estates in Abuja is to be written or oral; i. e. 
whether we should use questionnaires or interviews. The 

main factors distinguishing between these two approaches 
are uniformity and flexibility. Questionnaires provide a 
uniformity of response situations which makes comparison 
across respondents and statistical manipulation far more 
credible and analysis of responses far easier. Interviews, 
by the nature of more personal human interaction, provide 
far greater flexibility. They allow for questions to be 

adjusted to the respondent's level of knowledge and frame 

of reference (Galtung 1967; Seltiz 1962); follow-up 

questions can be tailored to suit the exact response 
given; and they allow for repeating or rephrasing 
questions in order to clarify the meaning of a response. 

There is little question as to which approach is more 
suited to the explanatory side of the survey - the 
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flexibility requirements rule out the use of a 

questionnaire. From the above it seems rather sensible for 

the survey to take a form which combines scheduled and 

non-scheduled standardised interviewing. The survey will 

involve a stratified random sample of 150 households 

covering all the categories of public housing being 

provided in the FCT. 

1.4.3. Why the Hausa Culture is Chosen as a Case Study 

The heterogeneous nature of the Nigerian society, coupled 

with the country's chronic political instability since 
independence, make any major decision a most arduous task. 

For example, no ethnic group is prepared to be confined to 

the dustbin of history through the imposition of any of 
the other major national languages - Hausa, Yoruba or Igbo 

- as the official language. Of these languages, Hausa 

seems to be the favourite candidate for the exalted 

position of the official national language of Nigeria. 

Small wonder there have been many calls for its adoption 

as the country's official language, even from southern 
Nigeria's intellectuals like Tai Solarin and Babs Fafunwa. 

Recently the renowned educationist Professor Babs Fafunwa 

said: "We have been dodging the issue of a Nigerian lingua 
franca for quite some time and for obvious reasons. There 

is no doubt in my mind that Hausa will eventually be 

Nigeria's lingua franca" (West Africa, March 3,1987). 
According to Hickey in his article "More than a 
vernacular" (West Africa, May 25,1986) it is incredible 

that in a situation where four out of five Hausa speakers 
are Nigerians, Nigeria would seem to be the only country 
which does not accord recognition to Hausa as an 
international language. 
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The problem is that in a country which has gone through a 

bitter civil war mainly brought about by tribal divisions, 

any up-grading of Hausa as the official language for 

Nigeria would definitely be resented by southerners as a 

sign of northern domination. In the eyes of many 

southerners, northerners already dominate the country 

politically; to dominate it linguistically would seem to 

be an insult to the intelligence of the relatively more 

educated southerners. 

In Abuja, a 1985 FCDA survey shows Hausa to be the most 

widely spoken language and the largest single ethnic group 

taking 35.4% of the total FCT population (see Table 1.2). 

It must also be taken into account that in the context of 

this study, Gwari, Nupe, Fulani, and Kanuri are included 

in the definition of Hausa and related peoples (see 

Chapter 9). Hausa, therefore, constitute up to 42.6% of 
the total FCT population. 

Taking architecture as a people's use of an accumulated 

technological knowledge to control their environment for 

social, economic, political and religious requirements, 

the architectural tradition of the Hausa people is viewed 

as an element of their spiritual and physical culture 
(Rapoport 1969). The term architecture is not used in the 

narrow sense of building types, form, construction, and 
detailing: but is widened to include also the arrangement 

of buildings in space as functioning elements within a 

settlement. 

In common with other urban centres in the rest of Nigeria 

and in other parts of the developing world, Hausa 

settlements have grown rapidly in the last twenty-five 

years. Within those urban zones in Hausaland where 
traditional building methods are still practised, however, 

conditions do not exhibit the squalor to be found in the 

areas occupied by 'strangers'. Within the traditional 
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areas there has certainly been a loss of environmental 

quality: the works of Moughtin (1964; 1982; 1984; and 
1985) have recorded the loss of many fine decorated 

murals, an increase in the use of ubiquitous tin roof, an 
increase in the quantity of badly designed and constructed 

concrete block structures and the penetration of the car 
into previously pedestrian-only areas. Such losses are 

compensated to some extent by the expansion of supply 

networks for piped water and electricity and by the 

growing convenience of the transportation system. 

Despite the loss of some environmental quality, Hausa 

settlements still present a dignified and human appearance 
in contrast to the sordid squatter settlements elsewhere 
in the developing world (Moughtin 1985). By careful 
development of Hausa building traditions it is possible to 

retain the best of both worlds - the necessary and much 
valued modern facilities together with the highest 

traditions of urban quality, and this despite the mounting 

population pressures and the lure of fashionable 

architectural ideas from the western world. 

In the discussion of the forms of Hausa social placement 
(Chapter 7), it is shown that although the Hausa society 
lays great stress on status, it is neither tribal nor 
modern but midway between these extremes. Despite 
increasing impact of Western style of living, the 
behaviour of the Hausa is still very much affected by 

their traditional socio-cultural relationships. Thus, the 
Hausa is taken as a case study because: 

1. they are the most prevalent in the FCT, 

2. their traditional settlement patterns still 
present a dignified and human appearance, 
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3. their culture has survived to date, almost intact 

and with a virtually coextensive nature which 

symbolises its quest for unity - one of the major 

motives behind the building of Abuja, and 

4. other social and economic characteristics of 

theirs which are discussed in Chapter 9. 

1.5.0. Survey Problems 

The survey started on the 10th of November 1986 - barely a 

year after General Babangida had taken over power from 

General Buhari through a bloodless coup. Due to certain 
import restrictions introduced by the military, several 
factories were operating below capacity and many had to be 

closed down. This resulted in consumer goods shortages, 

rising prices, compulsory mass retirement of factory 

workers, and. increasing unemployment throughout Nigeria. 

In Abuja, both the FCDA and other Federal Government 

establishments were undergoing reshuffles. Some of the 

FCDA staff interviewed complained that being new in their 

offices, they were not yet fully enlightened about the 

activities of their departments. Thus data given by them 

in relation to itemsi&ii of the research objectives may not 
be accurate. 

Interviewing government officials did not cause much 

difficulty, but it is far from certain that they had the 

knowledge or ability to answer questions accurately. In 

fact subsequent cross checks did reveal that some senior 

civil servants had given dishonest answers in an attempt 

to safeguard their interests. Information from retired 

senior civil servants and consultants in private practice 

is acknowledged in this respect. 
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In the 'Housing and Household Characteristics Survey', 

generally people were willing to respond when questioned, 
but some were reluctant to answer questions for fear of 

the military who might not entertain any kind of 

criticism. There was some unwillingness from certain 

sectors to answer questions dealing with income. This is 

not unconnected with the fact that they may not pay 

sufficient income tax and fear information being passed on 

to the tax inspectors. Some heads of households argued 

that since this study is concerned with the FCT only they 

will not disclose any information about the rest of their 

properties or families living elsewhere in the country. 

While such problems are common in data collection 

everywhere, the particularly sensitive political 

environment in Nigeria at the time may have caused some 

additional inaccuracies which are impossible to identify 

and quantify. 
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CHAPTER TWO 

ABUJA - NIGERIA'S NEW FEDERAL CAPITAL 

2.1.0. Introduction 

The history of moving capitals within African States dates 

back long before 1929, when Leopoldville became the second 

capital of Congo, the port of Boma having being the first. 

Malawi, Nigeria, and Tanzania have officially moved their 

capitals to Lilongwe, Abuja and Dodoma respectively, 

though building of the new capitals and movement of 

government functions is not yet complete. There are plans 

to move the Ivory Coast capital from Abidjan to 

Yamoussoukro. In all four cases, arguments for a move are 

often phrased in terms of regional development, limiting 

the growth of the present metropolis and more equal 

accessibility to all sectors of the population, especially 
in cases where the colonial capital was monopolised by one 

ethnic group. 

The move from Zomba to Lilongwe was designed to promote 
development in the agriculturally rich region of Malawi. 

Zomba was too near the commercial capital and primate city 

of Blantyre and the site was too restrictive of future 

growth (Peil and Sada, 1984). So far, the city is largely 

administrative, having attracted very little commerce or 
industry from Blantyre (Potts, 1984). 

Dodoma was proposed as a capital for Tanganyika as early 

as 1915 because of its centrality and climate, but as in 

Malawi, the cost of a transfer was more than the colonial 

authorities were willing to bear. With the expansion of 
the port to handle both Tanzanian and Zambian cargoes and 
large-scale migration, pressure on urban facilities in Dar 

es Salaam increased the rate of urban decay. The move to 
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Dodoma is an attempt to reduce urbanisation in one part of 

the country while developing a new major urban node in a 

previously underserviced rural area (Hoyle, 1979). 

Abuja, on the other hand, is a completely new city, on a 

site which had very few residents and thus could not be 

associated with any Nigerian ethnic group. Money from oil 

revenue made it possible to spend millions of Naira to 

speed the building of Abuja, but full transfer from Lagos 

is going to take up to 1991. As combined Federal and State 

capitals, major national port, and commercial and 

industrial centre, Lagos had become a symbol of urban 

problems out of control and had inadequate space for 

further development. The new capital is intended to serve 
"as a symbol of Nigeria's aspirations for unity and 

greatness", and as a central, neutral, and healthy place 

to work with plenty of room for urban development (Abuja 

Master Plan, 1979, p. 27). 

2.2.0. Politics and Capital Relocation in Nigeria 

The debate over the relocation of Nigeria's capital 

predates the formation of an amalgamated Nigeria. In all 

phases of the nation's development - colonial expansion, 

colonial and indigenous diarchy, and independent rule - 
politically motivated disputes were waged over the 
location of the seat of government (Moore, 1984). 

As the British presence waned and nationalism emerged, the 

location of the centre of government remained a political 

matter. Nigerian ethnic and regional leaders became the 

new proponents and opponents of capital relocation, 

arguing for and against the issue as a means of gaining 

more influence for their respective constituencies. 
Fortunately, the colonial authorities were now more 
interested in maintaining the country's stability than in 
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expanding their own influence, and this played an 
important role in arbitrating the volatile debates on the 

subject. 

Nigerian independence in 1960 inaugurated a period of 

unrestrained indigenous politics. The issue of a new site 
for the capital then gave rise to such concerns as: which 

ethnic groups would benefit from a transfer and which 

would suffer? Would it help or hinder those in power? 

There was no clear answers to these questions, and for 

many years the matter was vociferously argued but not 

resolved. 

During 1975, a convergence of economic, social and 

political conditions coincided with the rise to power of a 
leader with great resolution, General Murtala Muhammed, 

and resulted in the firm decision to relocate the centre 

of government. The members of the Supreme Military Council 

(SMC) unanimously agreed that the capital should be 

transferred, but because of the great regional interests 

involved they felt that it was necessary to give their 

decision an objective validity. Thus, in August 1975 the 

SMC appointed a Committee on the Location of the Federal 

Capital with the following terms of reference: 

(i) to examine the dual role of Lagos as a Federal and 
State Capital, and advise on the desirability or 

otherwise of Lagos retaining that role; 

(ii) in the event of the Committee finding that Lagos is 

unsuitable for such a role, to recommend which of 
the two governments (i. e., Federal or State) should 
move to a new capital; 

(iii) in the event of the Committee finding that the 
Federal Capital should move out of Lagos, to 

recommend suitable alternative locations having 
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regard for the need of easy accessibility to and 
from every part of the Federation; 

(iv) to examine all relevant factors which will assist 

the Federal Military Government in arriving at the 

right decision; 

iv ) to submit its recommendations to the Federal 

Military Government not later than 31 December, 

1975. 

(Nigeria, 1976). 

Following the recommendations of the Committee, on 4 

February 1976 the Federal Government of Nigeria 

promulgated Decree No. 6, initiating the removal of the 
National Capital from Lagos to Abuja. Thus Nigeria 
followed Brazil, Pakistan, Botswana and Tanzania to become 

the most recent developing country to arrange for a 
transfer of its centre of national government. 

Although the Committee had been asked "to recommend 

suitable alternative locations" to Lagos, the members 
decided that the exact site of the new capital should be 

determined by the Federal Government within the boundaries 

of their proposed FCT: 

"We have not recommmended a particular site for 

building the capital city. We believe that the area 

we have recommended is the best, taking into 

consideration all the facts and circumstances 

within our knowledge; but we believe we must leave 

it to the Federal Government, possibly acting on 
the advice of experts, to choose in whichever area 

the city should first begin to grow. The second 

observation we wish to make is that the area we 
have selected is about 3000 square miles (8000 sq 
km approx) and that we do not think that any piece 
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of land much less will meet the immediate and 

future needs of the capital". 
(Nigeria, 1976). 

The SMC was aware that when Nigeria returned to civilian 

rule three years later the new regime might well be 

opposed to relocation. Hence, considerable progress was 

needed quickly in order to ensure that the construction of 

the new capital at Abuja would continue regardless of the 

composition of the next government. As General Danjuma, 

who had been appointed the Military Coordinator of the 

Abuja project, stated in his inaugural address to the 

Federal Capital Development Authority (FCDA), "I expect 

you to work in harmony towards the building of a city 

which will function effectively and efficiently at the 

earliest possible date" (New Nigerian, 1976, p. 3). The 

desired pace was achieved by limiting the amount of time 

invested in demographic, geological, and impact analyses. 

Abuja's planning and implementation have been carried out 
by a series of different regimes. The initial work was 

undertaken by the Military Government of Generals Murtala 

Muhammed and Olusegun Obasanjo, and their rule was 

succeeded by the Civilian Administration of Alhaji Shehu 

Shagari. 

So much money and government time has been invested in the 

Abuja project that it can hardly be written off despite 

the current economic crisis in the country. This is 

perhaps why the Buhari Government appointed and the new 

Babangida Government re-appointed soldier-poet Major 

General Mamman Vatsa as Minister for the new capital. 

Vatsa is one of the army's biggest enthusiasts for Abuja 

and is also the author of a slim volume of poetry 

dedicated to the new capital. 
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At a time when national priorities dictate that resources 

are directed towards essential production and any 

remainder to capital projects, the Abuja project is still 

a priority of the current Babangida Government. This 

serves to indicate the political significance of the new 

capital. "The movement of the seat of government to Abuja 

would hopefully be completed by 1991 if the Babangida 

Administration's revised programme on the project remains 

uninterrupted" (Hotline, No. 11,31 March, 1987, p. 16). 

2.3.0. Growth and Development of the New Federal Capital 

2.3.1. The Capital City Master Plan 

The plans for Abuja prepared for the Nigerian government 
by an international consortium of consultants are too 

complex to be summarised here. They may in any case be 

greatly altered as construction proceeds, ".... spatial 

structures will always reflect evolving social and 

economic structures. Since they cannot be predicted with 

any precision, subject as they are to forces ranging from 

the global economy to individual whim, ... there is little 

chance that any 'Master Plan' could or should, be closely 
followed" (O'Connor, 1983, p. 283). 

The consultants for the Master Planning of the New Federal 

Capital City (NFCC) and the Federal Capital Territory 

(FCT) were selected through an international competition. 
The brief given to the winning team, International 

Planning Associates (IPA), consisted of four major 

requirements: 

(i) The new capital should be sited within the FCT. 

(ii) It should be programmed to be ready for relocation 
of the seat of government in 1986. 
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(iii) The city should be primarily administrative with 

minimum industry. 

(iv) It should be capable of growing to contain a 

population of 3 million. 

From this point of departure, the consultant team carried 

out a site selection process, prepared a regional plan, 

programmed the city and developed the capital city master 

plan, drafted a design and development manual, and carried 

out a construction logistics analysis. "The location of 

the federal capital and planned infrastructure 

improvements will create a context which is the physical 

embodiment of many national goals for unity. It signifies 

a commitment to equalize physical accessibility to 

Government and provide a balanced development focus for 

the nation" (Abuja Master Plan, p. 30). As shown in Figure 

2.1, the New Capital is central to Nigerian as 

Nigeria is fairly central to Africa as a whole. It is 

hoped that the combination of a modern city and an 

international air access will make it a natural magnet for 

the centralisation of Pan-African commercial, financial 

and political institutions. 

Within the national economic context, the location of the 

New Capital City (NCC) in the FCT will constitute the 

establishment of an important economic force in the still 

undeveloped Middle Belt of Nigeria. At the present time, 

major economic concentrations are located in four zones: 

Lagos - Ibadan; Warri - Sapele - Benin City; Port Harcourt 

- Aba - Onitsha; and Kaduna - Zaria - Kano. Several 

simultaneous events suggest the possibility of a new 

growth zone -a source of power at Kianji, the new steel 

complex at Ajaokuta, and the new federal capital at Abuja. 

Linked by the River Niger and the new A-2 highway, these 

three features may be expected to bring the Middle Belt of 
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Nigeria more into economic balance with the rest of the 

country. 

Given a policy decision to build a new capital city in an 

undeveloped region, a key responsibility imposed on the 

various consultants working on the Abuja project was to 

develop a response appropriate to the context - in terms 

of cost, technology, and cultural expression. The 

consultants attempted to develop an "affordable city" a 

city development process and urban form, and system 

technologies which take into account the scarce resources 

of the public sector and of the household - in terms of 

money, materials, time management, and energy (Lockwood, 

1985). 

The matching of expectations to resource availability 

will, in Nigeria, as elsewhere, involve the abandonment of 

approaches to city building which cannot, without massive 

subsidy, reach the masses. In Nigeria, 80% of the urban 
households have an income of less than N1.8K per annum 

while typical current public sector provided low-cost 

housing has been offered at N30K - N35KI Although the 

Abuja Master Plan did advocate traditional layouts, public 

sector planning, design, and formal construction industry 

are not geared to the modesty implied by such resource 

limitations. The inherited urban imagery of cottage and 

hedgerow-lined lanes or a phalanx of "Corbusier" apartment 

blocks and the plans and standards which accompany it tend 

to reflect institutional priorities of elites which ignore 

the needs of the poor. 

Closely related to the affordability issue is the much 
discussed question of "appropriate technology". At the 

urban scale, this issue becomes critical with respect to 

key infrastructure issues. High-technology capital, energy 

and management-intensive infrastructure systems have no 

place in development contexts like Nigeria where land is 
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Figure 2.2. Major Hotels Operating in the NFCC 
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nationalised, labour cheap, technology imported and 

expensive, and experienced management scarce and 

overburdened. The Abuja Master Plan avoids the temptation 

of specifying the "latest" technology fashionable in 

developed contexts in favour of those which can capitalise 

on locally abundant resources. 

Appropriateness relates not only to the choice of 

technology but also to more general issues of urban form. 

A major shortcoming of past planning for many cities in 

Less Developed Countries, including those for Nigeria, has 

been a failure to recognise and accommodate the indigenous 

patterns of urban organisation and adaption already 

present in the country - in both traditional and colonial 

cities. This requires a search for plan elements which 

would simultaneously permit the different segments of the 

present and future resident population to maintain an 
important degree of continuity with their several social 

and cultural traditions. 

The existing housing situation in Nigeria exhibits the 

classical symptoms of policy neglect (see Chapter 3). The 

majority of the urban households crowd into rented 

one-room quarters without services. Housing costs and land 

prices are high, and even the rich and upper-level 
bureaucrats are served by an ineffecient and 
import-dependent building industry. The provision of 

satisfactory housing in sufficient quantity at an 

affordable price is a test which few newly planned cities 
have met (Lockwood, 1984). Hence, the success of Abuja, in 

the eyes of its residents, will be judged not only by how 

the organisation of the city fits their everyday needs but 

also by the quality of the residential environment. 

While recognising that a housing programme for Abuja 

cannot be developed in isolation from national housing 
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policy, the major principles of the housing programme (as 

recommended by the Master Plan) have been laid to strike 

a balance between improved standards which the government 

might wish to provide (especially in the "showcase" 

context) and the costs which the city's residents can 

afford. Here one may expect a conflict between supporters 

of a "dignified" versus an "affordable" new capital city. 
As will be shown later (in Chapter 4), a majority of the 

FCT residents cannot afford to buy housing under the 

current public housing programme; as a result the houses 

are heavily subsidised by government which in turn, is 

leading to heavy loses in revenue. The proposed housing 

programme for Abuja is discussed in Chapter 4. 

2.3.2. Abuja's Progress 

Many Nigerians see Abuja as an immense white elephant, 

symbolic of the last civilian regime's grandiose schemes 

and curruption. Few know of the office blocks, schools, 
hospital and housing, or the excellent and extensive road 

system, dams to supply water and electricity, etc. 

Confidence in Abuja's future has been demonstrated by a 

workshop, sponsored jointly by the Nigerian Institute for 

Social and Economic Research (NISER) and the United 

Nations University, on "The Planning of New Capital Cities 

in Developing Countries". Held in March, 1984, in Abuja, 

this provided an opportunity to examine plans, 
developments and costs (economic, social and political) 

and compare the experience of Abuja with that of other new 

capitals - Brasilia, Lilongwe, Dodoma, and Yamoussoukro. 

The themes running through many of the papers presented 

were that new capitals are not developed overnight; that 

they always cost a great deal of money; and that early 

mistakes are hard to correct. 
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Abuja's plan was criticised for being inefficient by 

allowing too much open space (which in other Nigerian 

cities is all too often filled with rubbish); for central 

congestion (the housing district is too close to 

government); and for not providing enough housing for the 

poor (they tend to be relegated to distant housing in 

Karu, Nyanya and Suleja). Many workers travel 45 minutes 

each way daily to work in the capital (Peil, 1984). 

Criticism was also made of the way the Abuja Master Plan 

is being implemented. As elsewhere in Nigeria, there has 

been a tendency to put up "temporary" structures and make 

temporary arrangements, which spoil the plan and may last 

a very long time. Present provision of power to Wuse 

District (using overhead electricity "transmission, 
generators and transformers) is not according to plan, and 

will be expensive to replace. Septic tanks are being used 
in advance of the central sewerage system, again at 

considerable expense. 

The economic cost of Abuja has been high, though perhaps 

not as high as is sometimes assumed. The decision to 

develop various parts of the FCT simultaneously has led 

critics to think that not much has been achieved 

physically. When Abuja was being conceived between 1976 

and 1977, conservative projections put the cost up to the 

year 2000 at about N9.3B. But not long after the take-off 

of the project, inflation forced the estimate to be 

revised to N15B. With the decreasing value of the Naira 

following the introduction of the Second-tier Foreign 

Exchange Market (SFEM) in 1986 and the Federal 

Government's Structural Adjustment Programme (SAP) in 

1987, the cost of building Abuja must have soared 

considerably. 

Essentially, the funding of Abuja has been from three 

sources: 
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( i) statutory allocation from the federation account 
(the FCT is treated as a State), 

(ii) Federal Government budgetary allocations, and 

(iii) internally generated revenue. 
(This Week, 22 June, 1987). 

The Shagari administration's Fourth National Development 

Plan (1980-1985) voted N2.5B to Abuja. On its part, the 

private sector has so far invested about N2B in Abuja, 

mainly in the building of hotels, small-scale industries 

and contractor establishments. Notable among such 
investments are the three big hotel groups - Hyatt, 

Sheraton, and Hilton - which are set to provide more than 

2000 hotel rooms. Others include the System Metal 

Industry, Ni'ima Carpet and Furniture Manufacturing 

Company, and the Nigerian Bottling Company at Gwagwalada. 

Four key Federal Ministries - Trade, Internal Affairs, 

Finance, and Industries have already moved to Abuja. As at 

the end of 1986, up to 8K housing units have been 

completed and occupied while about 10K others are at 

various stages of completion (see Chapter 4). There are 

already 210 primary schools, 26 secondary schools, a 

teacher training college, and a technical college in the 

FCT. The Lower Usuma Dam (elevated about 20m above the 

average city level) supplies water (by gravity) at the 

rate of 5000 cu litres per hour. 

2.4.0. Conclusion 

History demonstrates that politics and capital relocation 
have always moved hand in hand. Planners must accept the 
inevitability of political goals and incorporate them into 

the development process. 
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Abuja, a 'created capital'just like Brasilia or Islamabad, 

is still far from complete. Only the passage of decades 

will reveal the degree to which it fulfils the aspirations 

of its sponsors. It must be remembered that Malawi has not 

moved its parliament and a few government departments, 

after 20 years of building Lilongwe. Ivory Coast have 

suspended budgetary allocations for further development of 

Yamoussoukro and only 4K - 6K civil servants are expected 

to move there over the next couple of years (Peil, 1984). 

Thus Abuja has proceeded with more certainty and 

probability than Lilongwe or Yamoussoukro. 

Although the decline in oil revenues is affecting the pace 

of its development, Abuja is being implemented much more 

speedily than other new capitals within Africa, and it may 

well be the site of a large city by the year 2000. Just 

how large must depend on a host of factors, some entirely 
beyond Nigeria's control, others an outcome of its own 

policies. It is not yet clear, for instance, how far Abuja 

will become a multi-functional metropolis rather than a 

largely administrative city comparable to Canberra or 
Brasilia. Whatever policy in that respect emerges, much 

will depend on attitudes both in Lagos and in Nigeria's 

other cities. Paradoxically, perhaps, the very size and 

complexity of Nigeria's urban system increase the 

possibility of the new capital city having a major impact 

on that system. The citizens of Zaria, Jos and Ilorin have 

always had some degree of choice as to whether their 

contacts up the urban hierarchy are with Kano and Kaduna 

or with Lagos, and they will now exercise that choice with 

regard to Abuja also. Together with the citizens of Kano 

and Kaduna themselves, and those of Ibadan, Enugu, Port 

Harcourt and many other cities, they could probably 

over-ride the local and foreign influences favouring 

Lagos, and so bring about far greater change in the 

Nigerian space economy than has occurred, for example, in 

Brazil. 
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CHAPTER THREE 

HOUSING DEVELOPMENT IN NIGERIA : AN EVALUATION OF POLICIES 

AND INSTITUTIONAL CONSTRAINTS 

3.1.0. Introduction 

Modern housing policy is a product of the past two 

generations (Burns and Grebler 1977). Before World War 1 

even the most advanced nations did not accept public 
intervention beyound regulatory measures to assure minimum 

standards of safety and health, such as building and 

occupancy codes. Improvement of housing conditions was 
left to the market, the employers and the beneficience of 

philantrophists. While public programmes to reallocate 

resources in favour of housing have since become a global 

phenomenon, with few exceptions, the mix of government 

action and market forces has varied greatly between 

countries and, in the case of most nations, over time as 

well. 

Since 1972, when housing became a major national issue in 
Nigeria, much has been written about its policy in the 

popular media as well as by some researchers in the 

academic community. From the available literature on 
housing policy in Nigeria, Aredeon's (1978) work provides 
the most incisive analysis into the problem. According to 
Aredeon, policies such as existed prior to 1975 were 

elitist and resulted in programmes that benefited only a 
few. Furthermore, such programmes as existed were a direct 

response to the wills and attitudes of a few influential 

public figures. The views of the public with respect to 
housing were not considered - neither on present 
conditions nor on desires and aspirations. 

Adeniyi (1972) stressed the need for a coherent policy, 
especially in the context of national development. His 
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ideas were put forward shortly after the cessation of 
hostilities in the Nigerian civil war. He suggested the 

establishment of a National Housing Bank to finance 

housing development. This suggestion was adopted in 1976 

with the formation of the Federal Mortgage Bank. 

This Chapter gives a concise review of housing policies in 

Nigeria and a critical analysis of the policy-making 

process. The anatomy of housing problems in Nigeria will 
be incomplete without an examination of the Land Use 

Decree of 1978 and the Physical or Building Plan Approval 

Process. The peculiar nature of the issues associated with 
these constraints make their analysis almost inevitable 

for two basic reasons. In the first instance, the need to 
have a piece of land is the first pre-occupation of any 

prospective builder. Secondly, after the acquisition of 
land on which to erect a building, town planning 

regulations require all prospective builders or home 

owners to have approved building plans. This building 

plan, which must be drawn to a pre-determined 

specification, can be approved only by the appropriate 

government agency, called the Local Planning Authority. It 

is therefore the aim of the latter part of this Chapter to 

examine the extent to which the Land Use Decree (LUD) and 
building plan approval process facilitate the production 

of, and ensure easy access to, housing services in 

Nigeria's urban centres. The relevance or otherwise of 
housing space standards (specified by the Local Planning 

Authorities) will also be evaluated. 

3.2.0. A Review of Government Housing Policies & 
Programmes 

What has been the response of the Government to the 

problem of housing need facing the nation? We shall 
attempt merely to summarise this here since comprehensive 
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reviews have been done elsewhere (see for example Onibokun 

1975,1982 and 1984, Aradeon 1978, Ekwueme 1978, Adeniyi 

1980). For the purpose of analysing housing policy in 

Nigeria, the three-fold subdivision of the time frames 

adopted by Onibokun (1975) and Adeniyi (1980) would be 

quite useful, viz. 

(i) Up to 1960: Colonial phase 
(ii) 1962 - 1974: Limited government intervention 
(iii) 1975 - 1983: Massive government intervention 

For a more critical analysis of the policy-making process, 
however, some of the above periods are further subdivided 

to give the following five phases: 

(i) The pre-Independent period upto 1960 
(ii) The First National Development Plan period (1962-68) 
(iii) The Second National Development Plan period 
(1970-74) 

(iv) The Third National Development Plan period (1975-80) 

(v) The Post-Military Regime (1979-83). 

(i) The pre-Independent period up to 1960 

Government activities in housing development during this 

time were limited to the construction of staff housing at 
Government Reservation Areas (GRAs) in the Regional 

capitals. The GRAs were for the exclusive use of the 

colonial masters. There was virtual neglect of areas 

outside the government reservations. 

(ii) The First National Development Plan period (1962-68) 

Although the Federal Government made some efforts at 
improving the housing situation during this period, it can 
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be said that generally housing was grouped with town and 

country planning, and the funds allocated for this sector 

were very small. Government activities were confined to 

the Regional capitals (Enugu, Kaduna, Ibadan, and Benin) 

where staff quarters for senior government officials were 
built. The State Housing Corporations in the then three 

Regions Eastern and Western)es 
fbbtýsýýd 

(Northern, ý but their 

achievements during this period did not have much overall 
impact due to lack of funds and of technical personnel. 

(iii) The Second National Development Plan period 
(1970-74) 

In spite of the critical housing situation which was 

worsened by the civil war (1968-70), housing was still 

grouped with town and country planning with a meagre 
budget allocation of about N49M. About N33M of this was to 

come from the State Governments. The budget of the States 

for the same period is revealing. Out of the 12 States, 

three had no allocation for housing, while another three 

grouped housing with town planning. 

During the plan period, however, three things happened 

that were not originally in the plan. In 1972 the Federal 
Government granted a loan of N6M to the Nigerian Building 
Society in order to increase its lending capacity. In 1973 

the Federal Government announced the allocation of N500M 
for the construction of 60K housing units across the 

country. This was the beginning of government involvement 
in the direct construction of housing units. The Federal 
Housing Authority was set up in 1972 to handle all federal 
housing programmes. 

47 



(iv) The Third National Development Plan Period (1975-80) 

The Third Plan gave greater priority to housing than all 

the previous plans. A sum of N2.5B was allocated to 

housing in order to construct 202K units, mostly for low 

and middle income families. Table 3.1 shows the actual 

achievement of this programme. 

In addition, the folowing measures were taken during this 

plan period. The Nigerian Building Society was converted 

to Federal Mortgage Bank with an initial capital of N150M. 

A separate Ministry of Housing and Environment was created 

at the federal level and each of the (then) 19 states 

established a housing corporation. An Anti-Inflation Task 

Force was set up to examine the problem of inflation in 

the country. A Rent Panel was also set up to examine the 

problem of high housing rent, the outcome of which was the 

promulgation of Rents Edicts by all the states. 

(v) The Post Military Era (1979-83) 

The post military era (i. e., the advent of a Civilian 

Government in the federation in October 1979) marked the 

beginning of another era of public intervention in the 

provision of housing. All the political parties that 

contested the Federal and State elections accorded very 

high priority to housing in their manifestos. Both the 

Federal and State Governments, particularly the former, 

committed themselves to a programme of massive investment 

in housing (see Table 3.2). 

A sum of N1.6B was allocated by the Federal Government to 

the housing sector during the Fourth National Development 

Plan period (1980-85) and the housing programmes include 

the following: 
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(a) Direct construction of 200K housing units during the 

plan period. 

(b) Provision of staff quarters and staff housing loans 

to government employees. 

(c) Pursuit of Core-Housing and Site and Services 

schemes. 

(d) Urban development in co-operation with the World Bank 

and State Governments. 

The State Governments also allocated N1.6B to the housing 

sector during the plan period and their programmes are 

similar to those of the Federal Government; direct housing 

construction, staff housing loans, Site and Services 

schemes and mortgage lending to individuals. 

It should be emphasised at this juncture that these phases 

represent quantitative rather than qualitative changes in 

policy formulation. Although each subsequent Plan 

represented a significant move in the direction of meeting 

the housing needs of the people, the plan, documents do not 

show the range of alternatives open to the government. It 

is therefore not possible at policy selection level to say 

whether or not the most effective policies were adopted. 
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Table 3.1. Total Number of Houses Completed in all States 

of the Federation as at January 1980 

Houses Percent 

State Planned Completed Achieved 

(K) (K) 

Anambra 8.00 0.40 5.0 

Bauchi 8.00 1.82 22.7 

Bendel 8.00 0.25 3.1 

Benue 8.00 0.04 0.5 

Borno 8.00 2.50 31.3 

Cross River 8.00 0.53 6.6 

Gongola 8.00 0.38 4.8 

Imo 8.00 0.49 6.1 

Kaduna 1.20 1.62 20.3 

Kano 8.00 0.99 12.4 

Kwara 8.00 0.94 11.8 

Lagos 5.40 9.10 14.8 
Niger 8.00 0.52 6.5 

Ogun 8.00 0.51 6.4 

Ondo 8.00 1.40 17.5 

Oyo 8.00 0.32 4.0 
Plateau 8.00 2.18 27.3 

Rivers 8.00 0.28 3.5 

Sokoto 8.00 1.00 12.5 

Total 202.00 27.83 13.8 

Note. Figures not adding up due to rounding errors 
Source: Federal Housing Authority, Lagos, 1980. 

No matter how laudable it may be policy itself cannot 

achieve the desired results unless there is a commitment 
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as well as instruments to achieve its goals. As will be 

shown in the next section, the programmes of nearly all 

Table 3.2. Amount Voted by the Federal Government to 

Housing Programmes During the Fourth National 

Development Plan 1980-85 

Project 

Description Estimated Total 

(K) Cost (N M) 

Federal Low cost Providing 2 housing 

Housing Programme units per state 

Development of Provision of 5 
Sites and Services serviced plots of 

land in each state 

500 

100 

Federal Government Construction of 
Staff Quarters suitable quarters 200 

Staff Housing Granting of loans to 
Loan Scheme qualified civil servants 

to build their houses 175 

Building of More Development of 143 

Housing Units housing units in each 

state 200 

Mortgage Operation Expansion of mortgage 

services with more 

emphasis on low- and 

middle-income eaners 300 

Grand Total 1645 

Source: The Forth National Development Plan, FMNP, 1980, 

p. 1015. 
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the Development Plans have yet to achieve the desired 

goals. 

It will be noticed from the brief presentation above that 

until 1972, housing policy was highly fragmented and was 

affected by shortage of finance. With an improved revenue 

base (mainly from oil) the Federal Government thenceforth 

made a substantial intervention into the direct provision 

of housing. With an increased intervention of the States 

came the need to rationalise the use of land. The Third 

National Development Plan gave greater control of land to 

the State Governments so as to control development using 

the legal framework of Master Plans and the Land Use Act. 

The Civilian Government (1979-83) did not shift its policy 

emphasis either. It encouraged home-ownership through 

direct home construction by government and through credit 

support to private initiatives. The allocation of the 

target figures for housing in each state and the New 

Federal Capital, Abuja, was based on a crude 'Federal' 

proportionality (each receiving 2K housing units per annum 
for five years, making a total of 200K housing units 
during the Plan period) irrespective of the relative stage 

of development of each. 

3.2.1. Flaws in the Past Policies and Programmes 

The essence of the above brief review of government 

activities is to give us an insight into the nature of 

responses to the nation's housing need. The Nigerian 

Governments (Federal and State) have been progressively 

active, interested and productive in the field of housing. 

Apart from the pre-Independent period and the first 10 

years of Independence during which the level of interest 

was very low and the performance discouraging, the last 15 

years witnessed a tremendous burst in government 
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activities and the spending of money on housing to a 
degree that no other African nation has ever experienced. 

The initial boom period associated with oil development 

was also a boom period for housing, particularly in terms 

of programmes and promises; and even in terms of 

achievements relative to the decades before the oil boom. 

In 1962 the budget of Nigeria for housing and related 

matters was N10M; in 1970 the budget as shown in the 

Second National Development Plan, was N49M; in 1973 the 

budget was N500M; it rose to N1.8B initially in 1975; it 

jumped to N2.5B later in 1975; and by 1979 the budget for 

housing increased slightly to N2.7B (Onibokun 1984). 

The synthesis of government activities reveals that during 

the past decades a series of constructive, progressive and 
far-reaching actions were taken by the Nigerian Government 

to combat the housing problem. As would be expected, some 

of the strategies adopted had flaws. We shall attempt to 
identify such flaws solely as a precondition for drawing 

lessons for the future. 

3.2.2. Direct Housing Construction 

The past and present thinking is that, because the 
Federal Government can command more resources and more 

executive capacity, it should go into direct home 

construction. However, given the results of direct 

construction of both the Federal and State Governments 
(especially during the Third Plan period), notably the 
high cost and slow pace of construction, the government's 
direct construction strategy has not been in the nation's 
best interest. Houses built by government are outrageously 
expensive when compared with similar houses built by 

non-governmental agencies and individuals. This view is 
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borne out by evidence available from the Federal Mortgage 

Bank (see also Chapter 4). 

The plan to construct 60K housing units in the National 

Housing Programme, later increased in 1976 to 200K units, 

was unable to achieve even 20% of the proposed target. By 

1980, according to the Fourth National Plan, only 28.5K 

units were completed - 8.5K in Lagos and 20K in the rest 

of the country. This represents less than 15% of the total 

units proposed. When it is considered that the 28.5K units 

were constructed over a period that extends to 10 years, 

they represent an average delivery of only 2.85K units per 

annum, which is much lower than the demand for new housing 

generated by depletion of stock through obsolescence and 
by population increases. 

Following from the conclusion that individuals are better 

suppliers of their own house, a greater percentage of 

available funds should have been allocated to the Federal 

Mortgage Bank for onward lending to would-be home owners. 

3.2.3. Playing the Game of Numbers 

Both the Federal and the State Governments have been 

guilty of indulging in the "numbers game". The policies 

and programmes proposed for execution did not appear to 

have stemmed from a well-reasoned and carefully planned 

strategy to meet the nations housing needs. The nation had 

been impressed by the magnitude of the number of houses 

proposed and, particularly, by the relatively colossal 

amounts budgeted. The actual achievement in terms of the 

number of units actually built was far short of the 

promise, as Tables 3.3 and 3.4 show. 

A typical example that illustrates the argument above is 

that of 1973 when the regime of General Gowon announced, 
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out of the blue, that about 60K housing units would be 

built throughout the country. On what basis was the figure 

arrived at? What was the capacity of the construction 

industry to cope with this task? What type of houses, at 

what cost and where best should they be located? There was 

not much thought given to these issues. 

Before ever constructing a tenth of the number of units 

proposed, the figure was suddenly increased to 202K in 

1975 with an associated budget of N2.5B. At the end of the 

Third Plan Period, in spite of the oil boom, and despite 

the fanfare with which the housing programmes had been 

announced, less than 30K housing units were completed (see 

Table 3.1). What then was the justification for jumping 

from 60K to 200K housing units? The only answer we can 

easily think of is that the government wanted a number 
that would impress the nation. 

3.2.4. The Federal Mortgage Bank and the Inadequacy of the 

Housing Loan 

The existing practice and system of granting housing loans 

makes it very difficult for low-income people to benefit, 

mostly through lack of collateral (Okpala 1979). In spite 

of the declared policy aims of government, loans to 

individuals by the Federal Mortgage Bank, commercial banks 

and other financial institutions have been minimal. Access 

has been restricted to a few upper-income households 
(Falegan 1980). The impact of the Federal Mortgage Bank 

has not so far been comprehensively assessed. From various 

newspaper reports, however, it appears that the 

beneficiaries of housing loans were mostly building for 

lease to others rather than to occupy the houses 

themselves. It is therefore necessary to re-examine the 

policy for granting loans to individuals throughout the 

country. 
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Table 3.3. Housing Units (K) Constructed Under the Federal 

Housing Scheme 1979 - 83 

Units Virtually Units in 

Completed Progress 

State 1BR 3BR 1BR 3BR TOTAL 

Anambra 1.15 0.18 0.55 - 1.88 

Bauchi 1.78 0.20 0.02 - 2.00 

Bendel 0.90 0.20 0.40 - 1.14 

Benue 1.80 0.20 - - 2.00 

Borno 1.53 0.20 0.17 - 1.90 

Cross River 1.58 0.17 0.07 0.02 1.84 

F. C. T. 1.10 0.12 0.63 0.06 1.90 
Gongola 1.80 0.20 - - 2.00 

Imo 1.70 0.20 0.03 - 1.90 

Kaduna 1.67 0.17 - 0.02 1.86 
Kano 1.80 0.20 - - 2.00 
Kwara 1.37 0.18 0.43 0.02 2.00 
Lagos 1.73 0.20 0.10 - 2.03 

Niger 1.60 0.10 0.20 0.06 1.96 

Ogun 1.28 0.17 0.44 0.04 1.92 
Ondo 1.14 0.14 0.85 0.05 2.18 

Oyo 1.82 0.15 0.11 0.05 2.13 

Plateau 1.50 0.18 0.18 0.02 1.88 
Rivers 0.90 0.10 0.10 0.10 1.20 

Sokoto 1.80 0.20 0.20 - 2.20 

GRAND TOTAL 29.93 3.45 3.92 0.44 37.74 

Notes Figures not adding up due to rounding errors 
BR = Bedroom 

Source: Onibokun, A. (1984). Two Decades of Public Housing 

in Nigeria, NISER. 

3.2.5. Realistic Designs and Core Housing 
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The past and current housing programmes have not paid 

adequate attention to quality and other aspects of housing 

need. Assessments of housing need (particularly in respect 

of low-income households) by successive governments have 

proceeded on a much narrower perception of need. With 

respect to design, the critical question is what is meant 
by realistic design. Realism can be stressed in terms of 

either a) costs or b) relevance to the users. 
Effectiveness can be measured in terms of how costs and 

relevance are integrated; and this is mainly the principle 
behind Core-Housing. A core house is an expandable basic 

unit, usually containing sanitary facilities and a number 

of living units. (see Chapter Six). To be effective, the 

core house must be in a suitable location and there must 
be sufficient space for expansion. 

In a pilot survey of the Federal Housing projects 

purporting to be core housing, Gyuse (1983) found that the 
design of the houses took costs into consideration more 
than relevance, the expanded version lacks aesthetic 

appeal, and in the context of socio-cultural aspirations, 
the units have already been criticised as been unsuitable, 
leaving some of them still unoccupied years after their 

completion. Thus rather than solve the long-term problems 

of housing, it is likely that the core-house will be 

viewed as transient housing wherein there will be a lack 

of commitment (on the part of the residents) to improving 

the existing facilities. 

3.3.0. Urban Housing Provision and Finance: The 
Private/Non-Formal Effort 

A striking feature of Nigeria's development is the 
Nigerian enterpreneur's great inclination to invest in 
housing. In fact, it is the first major capital investment 
that the Nigerian tends to make, and it is after a secure 
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foundation in housing that he ventures into more involving 

capital projects like industries. The private sector 

contribution to the provision of housing in Nigeria has 

therefore been very appreciable. For instance, according 

to the Third National Development Plan (1975-80) the total 

public sector contribution to the capital investment in 

residential and non-residential buildings in 1973/74 was 

only 16%. Since then, government participation has been on 

the increase and in the 1977/78 fiscal year it accounted 

for about 50% of the capital for residential and 

non-residential buildings. 

However, it would appear that the government's apparently 
huge contribution of capital towards housing development 

has not been matched by actual achievement in terms of 

physical provision of houses. This is because all 

available evidence points to the fact that the private 

sector provides a greater proportion of all residential 
buildings. Nonetheless, in view of the severe constraints 

which the private sector faces, its efforts have not been 

able to keep up with the ever-increasing demand for 

houses. Consequently, there is evidence of a near-crisis 

situation in the supply of houses in the urban areas of 

the country. This is apparent in a number of features 

including: severe shortages in accommodation, which 

results in great congestion; high rent in most areas 

excluding Abuja; the poor state of most of the existing 
housing stock in terms of structure, lay-out and 

infrastructural provision; (see for example, NISER, 1985). 

A demonstration of the growing commitment of the private 

sector to the provision of housing units in the country 

can be seen in the ever-increasing number of applications 
for approval of building plan especially since the early 
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1970's (Table 3.4). In spite of some fluctuations, this 

general trend is evident in all the states. For instance, 

in Bendel State the number of applications rose from 6569 

in 1970 to 9269 in 1976 and 8478 in 1981. Similarly, in 

Ondo State, the number grew from a mere 944 in 1974 to 

2055 in 1977 and 12007 in 1981, while in Niger State it 

increased from 1425 in 1979 to 3725 in 1980 and 4355 in 

1981. Furthermore, except in the case of long-established 

LPAs such as Benin where the number seems to be tapering 

off, this remarkble upsurge is also evident in most LPAs 

especially those established after the creation of 

additional states in the country in 1976 (see Table 3.5). 

Appendix 6 shows the number of applications/approvals of 

plots for residential and other uses in the FCT up to 

January 1988. Although up to 11654 applications for 

residential plots were recieved, only 2747 (or 23.6%) were 

approved! 

The role of private sector vis-a-vis the public sector can 

be better perceived if one examines more closely the 

period from 1980 to 1982 in Ondo and Bendel States. During 

these three years, the number of allocations for Bendel 

State was 21291' while that for Ondo was 26337. While it is 

recognised that not all approvals are immediately 

translated into building projects, it is nonetheless 

appreciated that in view of the enormous costs in time and 

money involved up to that stage, obtaining an approved 

building plan represents a definite commitment on the part 

of the prospective house-owner. One can compare the 

figures in Tables 3.4 and 3.5 for the private sector with 

the clearly dismal performance of the federal and state 

governments as highlighted in Tables 3.1 and 3.3. While 

the defunct civilian government at federal level promised 

to provide 2000 housing units in each state every year, 

the first phase of that programme which it embarked upon 

late in 1979 had still not been completed in the late 
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1980's. On their part, the state governments were 

committed to other programmes but were too short of funds 

to make any appreciable contribution to the provision of 
houses, either directly or through their various agencies. 

3.3.1. Housing Finance 

There is no doubt that one of the most important 

considerations in effective housing delivery in Nigeria is 

finance. As a result of the high costs involved in 

erecting buildings, it is not always possible or feasible 

for the potential house-owner to depend entirely on his 

own resources. He therefore has to borrow part or all of 
the required funds from various sources, both private and 
institutionalised, with varying types of conditions 

attached to the loans. In the case of institutionalised 

sources, for example, the property is always mortgaged 

until complete repayment of the loan plus interest, which 
is usually spread over a considerable period (normally 15 

to 25 years, depending on the type of property). Because 

of the adverse economic situation in the country, it has 

become very difficult to secure housing loans. There is a 
temptation for the major sources of loans (both private 

and public) to want to invest their resources on quick and 
high profit-yielding ventures, rather than tying them down 

over a long period by investing on housing development. 

The problem is compounded by the fact that unlike the more 
developed countries, Nigeria has few private building 

societies and mortgage banks. 

In a nation-wide study carried out by the Nigerian 
Institute for Social and Economic Research (NISER, 1985), 

the following methods were highlighted as the most 
important sources of housing finance (see Table 3.6). 
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(1) By Kind 
This is the traditional method whereby a man building his 

own house has the services of kinsmen, relatives and 

friends to carry out specific aspects of the building 

programme such as land clearance, site preparation, wall 

construction, etc. Apart from a few building materials 

which he pays for, the prospective owner usually supplies 

the food and drinks to the participants during 

construction. In view of the more monetarised economy of 

the urban areas however, this method is not as popular as 
in the rural areas. It is largely confined to the 

indigenous parts of the towns. With respect to land,, the 

cost to a member of a landed family may be no more than 

the drinks which he offers to other members of the family 

when his share of the family land is being allocated to 

him. 

(2) Private Sources 

It is the usual practice for a potential house-owner to 

accumulate from his own savings some reasonable amount of 
cash prior to the commencement of building. Such savings 
are usually larger and accumulated faster if one belongs 

to a thrift society. On the commencement of building, the 

savings are usually augmented with loans and/or gifts from 

friends and relatives. According to the NISER Report 

mentioned earlier on, this is by far the most important 

method of financing residential buildings in Nigeria's 

urban centres. It accounts for 89% in the larger urban 

centres and up to 90% to 95% in the smaller centres (Table 

3.6). 

(3) Money Lenders 

Since funds from the private sources are never adequate 

and many potential house-owners do not have access to 

financial institutions, at certain critical stages of 

construction they resort to borrowing from money-lenders. 
The disadvantages of doing this are usually high interest 
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rates, a very short period over which repayment is to be 

made, and the fact that such funds are usually inadequate 

to meet more than a small proportion of the overall 

construction programme. Consequently, it is the least 

employed of all funds. 

(4) Institutionalised Sources 

Institutional sources comprise Banks, insurance/finance 

companies, Federal, State and Local Government housing 

schemes, Building Societies, Mortgage Banks, State Housing 

Corporations and Cooperative Societies. The most important 

strategy adopted by these organisations is the granting of 
loans to prospective house-owners. 

Table 3.6. Sources of Funds for Building Houses in 

Nigeria (Percentage Frequencies) 

Sources Towns 

Large Medium Small 

Self 73.7 70.4 84.0 
Relatives 7.5 8.2 7.5 

Friends 1.3 4.6 0.8 

Inheritance 6.5 10.0 4.8 

Money-lenders 2.0 0.6 0.5 

Cooperatives 1.9 0.3 0.3 

Commercial Banks 4.8 4.4 1.1 

Building Societies 2.3 1.5 1.0 

Source: NISER 1985 

Prior to 1970, the impact of the various government 

agencies and other institutions was insignificant. But 

since the early 1970's various governments have given a 

new impetus to their operations in order to enhance 
housing delivery. For instance, financial institutions - 
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especially the Commercial Banks and the Federal Mortgage 

Bank - as well as large employers of labour were mandated 

to give preferential loans at reduced interest rates to 

prospective house owner-occupiers. Furthermore, Commercial 

Banks were directed to set aside 10% of their loanable 

funds for the housing sector, and at the end of each year 

transfer the unused part of such fund to the Federal 

Mortgage Bank (Ekwueme, 1978). 

The various agencies and institutions charge varying 

interest rates for the loans they give. For owner-occupied 
houses the Federal Mortgage Bank charges between 6% and 
7%, the state-owned agencies 7.5% to 8%, while the 

Commercial Banks Charge up to 11%. For other types of 
buildings both the Commercial Banks and the Federal 

Mortgage Bank Charge between 12% and 14%. 

Lack of funds has been a major impediment to the effective 

functioning of these institutions, and this has had severe 

repurcusions on urban housing delivery. State governments 

in particular have been unable to provide the necessary 
financial and other support to their agencies. Similarly, 

members of the Cooperative Societies have not been able to 

make the financial sacrifices necessary for the smooth 

execution of a highly capital-intensive venture like 

housing development. As a result of these problems, 

prospective borrowers, even when they are able to meet the 

stringent conditions set out by the institutions, may not 

eventually get the loans. 

Institutionalised sources of funds for housing development 

have therefore, not been very effective in Nigeria. In 

fact, according. to the NISER Report, they provide support 
for a mere 6% of prospective house-owners nationally, and 

even in the large urban centres where the various 
institutions and agencies are concentrated, only 9% of 
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prospective house-owners benefit from institutionalised 

sources of funds (see Table 3.6). 

3.4.0. Land, Land-Use and the Rationale for Public 

Ownership in Nigeria 

Land, through history, has been regarded as a source of 
natural capital which is imperishable, indestructible, not 
artificially produced and has been the source of 
traditional inequality of income. It is also the platform 
on which all human activities (economic, social, 
spiritual, recreational etc. ) are performed. It is 
therefore not surprising that land means different things 
to different people. It is the source of livelihood for 

those who cultivate it, trade in it, erect buildings on it 

or simply own it: for others, it arouses a feeling of 
personal and community identity. Therefore as Uchendu 
(1979) observed, when government tries to increase its 

control over an area that has so many meanings to its 

citizens, such government efforts naturally raise 
important issues which go beyond any stated political 
objectives. 

As a result of many interrelated factors, land is 

increasingly being used for urban purposes. Some of these 

factors include the exponential rate of increase of the 

world's population; the proportionately increasing 

urbanisation of the rapidly growing world population where 
two out of three people are expected to live in cities by 

the year 2000; and the need for a significant increase in 

the rate of house construction to accommodate an 
increasingly urbanising world (International Union of 
Local Authorities (IULA) undated). As a result of these 

prevailing conditions, more urban land will be needed for 

the construction and servicing of new settlements, 
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extension of old ones and laying of good roads, sewers etc 
for the urban populace. 

While there has been no lack of political will to pursue 

most of the urban programmes and projects designed to make 

life comfortable for the urban inhabitants, the cost of 

acquiring land for urban purposes has been particularly 

prohibitive. This has been particularly true in Nigeria 

where the pre-1978 land tenure system of individual or 

community ownership of land has been described as the main 

obstacle to social and economic development of Nigeria. 

Although Nigeria used her expropriation power in the. 

acquisition of land for public purposes, the compensation 

paid for such land has often caused the collapse of such 

projects. For example. Okpala (1979) observed that the 

cost of acquisition of new land by and for the Lagos 

Executive Development Board (LEDB) in the Central Planning 

Building plot scheme amounted to 56.2% of the total cost 

of the scheme while acquisition for another project by the 

same board cost 93.7% of the total cost of the project. 
Such figures and observations. on the cost of urban land 

led Nigeria's political leaders to realise that the most 
basic constraint to the rapid expansion of housing in the 

country is the difficulty of acquiring urban land. 

If the situation was bad for public agencies, it was even 

worse for private developers. All over the country, the 

astronomical cost of urban land especially in prime 
locations was alarming. In Enugu, a single plot of 
building land cost N3K (N1=£0.85 approx. in 1984), while 
it cost N20K in Lagos. The case of the private developer 

is particularly significant if it is realised that the 

ratio of private to public housing construction is about 
4: 1 (Okpala, 1979). It is not surprising therefore that 

the urban land constraint finds a place in the Third 

National Development Plan (1975-80) as the most 
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intractable factor in the execution of the nation's major 

urban projects. 

The above factors are some of the reasons why many 

countries of the world have clamoured for public ownership 

of the land in their respective domains or have limited 

the ownership to individual users. Such public ownership 

of land has always been predicted on the assumption that: 

(a) such action will facilitate easier access to land 

whereever and whenever it is needed; 

(b) it will allow a more prudent and efficient use of land 

through the allocation of each parcel of land to its 

most productive use; 

(c) such a policy will ensure a more equitable 
distribution (and use) of the nation's land resources 
among the various socio-economic strata of the 

society; 

(d) such action will forestall land speculation by 
bringing land values within manageable level and 
provide security of tenure with its attendant 
psychological satisfaction; and 

(e) a host of other reasons. 

These types of argument were rife in Nigeria prior to the 

enunciation of the Land Use Decree (LUD) in 1978 (Okpala, 

1979). Counter-arguments to these views were looked at as 

voices of dissent. The lure of public ownership seems 

apparent enough to all but the unpatriotic. It was amidst 
these discussions that the LUD, supposedly riding high on 
a wave of public acceptability, was promulgated. 

68 



3.4.1. The Land-Use Decree: The Objectives and the 

Provisions 

The Nigerian Land-Use Decree, promulgated on the the 29th 

of March 1978 has multiple social, economic and political 

objectives. It is not the intention of this section to 

deal with the genesis, provision and powers of the actors 

in the decree. These have been dealt with elsewhere in 

more detail (see for example, Nwaka, 1979; Uchendu, 1979; 

Omotola, 1980; see also Appendix 2). The objectives, 

provisions and other aspects of the decree are treated 

only in so far as they relate to the facilitation (or 

otherwise) of the use of urban land in the country. 

There are four main objectives deducible from the Decree 

and these are: 

(i) to effect structural change in the system of land 

tenure; 

(ii) to achieve fast economic and social transformation; 

(iii) to negate economic inequality caused by the 

appropriation of appreciating land by speculators 

and the corresponding profits which they had 

enjoyed; and 

(iv) to make land easily and cheaply available for 

development to both the government and private 
individual developers. 

As Nwaka (1979) noted, it seems that the decree, given 

these objectives, was meant to achieve the main goals of 

the Fourth National Development Plan viz: to build a 

united, strong and self-reliant nation; to create a great 
dynamic economy; to establish a just, democratic and 
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egalitarian society; and to provide bright and full 

opportunities for Nigerians. 

The means to achieve these are many and varied. The decree 

provides for all rights to lands in each state to be 

vested in the respective military (or civilian) governor, 

to hold in trust and administer for the common benefit of 

all 'Nigerians. The governor is assisted in the 

administration and control of urban land by the Land Use 

Allocation Committee and at the local level for the 

administration and control of non-urban land by the Land 

Allocation and Advisory Committee. 

Upon granting an individual a certificate of occupancy, 
the holder of the land cannot alienate that right or any 

part thereof by assignment, mortgage, transfer or 

possession, sublease or otherwise without the consent of 
the governor. More important to this study is the 

provision of Section 43, sub-section one which states that 

no person shall, in an urban area, erect any building, 

wall upon or enclose, obstruct, cultivate or to do any act 

on or in relation to any land which is not the subject of 

occupancy or licence lawfully held by him and in respect 

of which he has not received the permission of the 

governor to enter and erect improvement prior to the 

granting to him of a right of occupancy. 

Further deductions that could be made from the provisions 

of the Decree that are of relevance to this discussion 

include the following: 

(i) The Decree removed corporate groups, chiefs and 
families from the trusteeship of land and replaced 
them with the State Governor. By this act, Nigeria 

now operates a contractual system of tenure 

validated by a certificate of occupancy which set 
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out terms of tenure including access, succession, 
duration and rents; 

(ii) Through the breaking of local sovereignty in land, 

access to land under a system of uniform rules may 

be established anywhere in Nigeria; 

(iii) Proprietary rights under the traditional tenure are 

now replaced by possible claims to improvements on 

the land (Uchendu, 1979). 

It is now pertinent to examine how the Decree has fared in 

practice, especially in relation to housing provision. The 

goal of this appraisal is to identify areas of successes 

of the Decree and also to identify areas where it has 

served as a bottleneck in relation to the procurement of 
urban land for housing purposes. 

3.4.2. The Land-Use Decree and Housing Development 

Empirical researches, cursory observations and public 
debates have shown that the LUD has been received with 

mixed feelings by various categories of people in the 

country. Although the Decree was enthusiastically welcomed 
because of the potentials it held, no sooner was it 

enacted (and the implementers started interpreting the 

provisions of the Decree) than the general public became 

despondent. The various deficiencies identified by early 

researchers on the Decree became manifest within a short 
time and these have remained uncorrected to date. Okpala 

(1979) contends that the potential of public ownership of 
land (which is laudable and could usher in an era of 

progressive development in Nigeria) may not be achieved 
after all. This is because the crucial elements in the 

realisation of this potential (such as efficient 
administration and management; a sense of mission and 
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priorities and proven integrity and valuable experiences 

of those charged with the public land's management and 

administration) might be absent or poorly developed. 

Available information tends to show that the gains of (and 

from) the LUD tend to be general and may not be 

attributable solely to the Decree. For example, some of 

the advantages of the Decree include a common legal 

condition for the aquisition of land in the country; the 

prevention of the fragmentation of land; the socialisation 

of mineral resources, and the assurance of steadier 

control of land. But these, it has been argued, could be 

achieved without the LUD through the use of existing land 

legislation. 

3.4.3. The Land-Use Decree: The Observed Deficiencies 

With regard to physical planning in general and the 

increased provision of housing in particular, the LUD has 

become an additional institutional bottleneck to the 

aquisition of urban land, especially for house-building 

purposes. As it is presently constituted, the LUD is a 

confused piece of legislation in terms of management, 

execution and practicability. Close to a decade after the 

promulgation of the Decree, prospective land developers 

still have to purchase land from 'land owners' instead of 

buying or aquiring the land from the government. In fact, 

the situation can be startingly confusing at times when 

one reads in the papers (or hears over the radio) that the 

governor of a state (who is supposed to be the statutory 

costodian of land in his state) appealing to the local 

Chiefs and Obas to make land available for community 

development purposes. A number of inherent problems beset 

the effective implementation of the Decree. Some of these 

are described below: 

72 



1. At the inception of the LUD in 1978 Nigeria had no 

land census or land register showing the ownership of each 

parcel of land (i. e. total area by ownership and type of 

use to which each parcel is committed). The absence of 

this vital land information made it difficult to monitor 

the allocation and use of each parcel of land in any given 
location in the country. The result is the inconsistent 

and inefficient allocation of land for development 

purposes. 

2. If the rationale for public ownership of land includes 

the inadequate supply of urban land for housing 
development and that public health consequences of the 
traditional forms of development of urban land and housing 

are unacceptable, then the Decree has not achieved much 
towards correcting this anomaly. Numerous pieces of 
evidence show that the positive attributes of traditional 
land tenure system (exemplified in the equality of access 
to land) have been lost to the LUD without the Decree 

making good its promise of ensuring easier access to urban 
land. In fact, access to urban land for building purposes 
is skewed in favour of the middle- and upper-income 
segments of the population. Despite the easier acquisition 

of urban land promised (in the Decree), Okpala (1979) 

found that the conditions and processes guiding the 

acquisition of urban land favour the rich few in society. 
Thus, 20% of the rich adult population of Lagos obtained 
92% of the land and housing resources in Apapa, Victoria 

Island and Ikoyi. This has two implications viz: 

(i) The location and type of houses built by these 20% 

of people make it impossible for these types of 
houses to be in the general housing market which is 

where the bulk of house-seekers are. 

(ii) The difficulty of access to urban land for the 

generality of Nigerians (most of whom build 
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incrementally in places and for rentals) makes the 

provision of more houses difficult, increases the 

deficit in housing supply in the face of mounting 

rural-urban migration and increases the share of 

each family's income spent on housing. 

3. Okon (1979) observed that the application for the 

right of occupancy tends to involve dual negotiation - one 

with the provisional owner and the other with the local or 

state government, albeit the original owners cannot 

legitimately sell the land without the prior consent of 

the governor. However, the government which assumes 

control cannot in most cases effectively take possession 

of the land (Akinjo, 1984). This also has the following 

two implications: - 

(i) The land is almost lost to development because the 
land which may have previously owned by a family 

cannot be acquired and laid out for building 

purposes. 

(ii) The original owners cannot now sell the land for 

building purposes without contravening the Decree. 

The effect of this is that an individual, anxious to 

fulfil a lifelong ambition of owning a house and 
impatient with the delay in issuing certificate of 

occupancy "illegally" buys a piece of land and goes 

on to develop it. The result may be a haphazard 

development as exemplified in Ibadan on the eastern 
by-pass of the Lagos-Ibadan express way. 

4. The loopholes in the Decree have been seriously 

exploited to the detriment of housing developers. For 

example, the inability of the Decree to specify the amount 

of fee chargeable for each piece of land transaction 
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associated with land administration has been used to 

exploit would-be builders. Land officers in most states 

argue that the government is not interested in the source 

of your land purchase but in the payment of appropriate 
fees to government coffers. Consequently, the Decree has 

been used by various state governments as an instrument of 

generating revenue from individuals who want to buy, lease 

or mortgage land or landed property by way of governor's 

consent fee to such transaction (Agbola, 1985). The high 

aground rents and the prohibitive cost of certificate of 

occupancy could be attributed to a loophole in the Decree. 

5. In addition to the observation in item 4, the 

effective implementation of the Decree has been lost in 

the morass of public bureaucracy. The various items of 
bureaucratic machinery which state governments set up to 

process the application for governor's consent in land 

matters further impede the transfer of property. In Lagos 
for example, obtaining consent to mortgage land takes up 
to three months from time of application before final 

endorsement of the deed of mortgage. Consent to assign 
land in lease is not usually finalised or endorsed before 

one year from the date of submission of the application. 
This frustrates an otherwise law-abiding citizen to engage 
in illegal land dealings which exposes the prospective 
land developer to insecurity of land title, sometimes 
causing him to lose both money and land. Attempts to avoid 
losing either money or land often lead to the problem 
identified in item 3(11) above. 

It is apparent from the foregoing that the provisions of 
the LUD, especially its interpretation and implementation, 
have not made the acquisition and accessibility of land 
(especially in urban areas) any easier for the average 
Nigerian. The LUD therefore, instead of helping the course 
of housing development, has made land generally 
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inaccessible, discouraged private land developers, reduced 
the tempo of housing construction and generally has not 

made the nation's housing significantly better. 

Neither has the process for approving building plans made 

the task of housing developers any easier. The next 

section surveys this process with a view to noting its 

strengths and weaknesses; and recommending desired 

changes. 

3.5.0. Building Plan Approval Process 

Perhaps the most potent of all the institutional hurdles 

which a house developer must overcome outside the 

acquisition of urban land is the approval of the proposed 
building plan through the appropriate Local Planning 

Authority (LPA). Town planning regulations in Nigeria 

stipulate that before a house/building can be erected in 

any urban area, it must have an approved building plan 
from the appropriate LPA. 

The building plan approval process begins with the 

submission of a typical building plan. The items in the 

approval package would include floor plans, elevations and 
sections of the proposed building, including structural 
details of any reinforced concrete works. In addition, the 

plan must show the siting of the building on the plot of 
land, the existing and proposed access roads, drainage and 
the location of septic tanks and/or soak-away pit 
(Oyetunji, 1981). With the land survey plan and five 

copies of the building plan, the prospective landlord or 
developer goes to the appropriate LPA to begin the often 
cumbersome and time-consuming process of plan approval 
(Agbola, 1985). The application is submitted to the 

authority's registry where it is stamped as being 

received. 
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Following this application, land inspectors from the LPA 

would visit the site and later write their reports. On the 

basis of their reports, the building plan is (a) approved, 
(b) requested to be modified and re-submitted; or (c) 

rejected. Various reasons could cause the plan to be 

rejected. These include the submission of incomplete plan, 

contravention of planning regulations such as insufficient 

setbacks on the drawings, the intention of the developer 

to erect residential structures in commercial or 
industrial plots, or vice-versa (Agbola, 1985). 

In addition to these, there are some 'other minor 

structural problems that often create delay in plan 

approval process. Most LPAs have no serviceable vehicles 
to perform their functions. For example, building site 
inspectors on whose reports the approval or rejection of 
the building plan is based often have no personal or 
official vehicles to visit building sites. They thus rely 
on the prospective developers whose land is to be 

inspected to convey them to the site and back to the 

office. The implications of this are (i) it gives room for 

collusion between the LPA officer and the developer with 
the possibility of the officer being led to overlook some 
aspects of the site that should be corrected, and (ii) 

this ensures that the LPA inspector cannot inspect more 
than a few building sites in any given day. This is 

logical because not all prospective developers have cars 

with which to convey the inspector(s). The inspectors are 
in themselves very few and the sites they inspect may be a 

great distance from their office. This travel causes a 
limiting backlog of duties for the site inspectors and so 
delays the approval process. 

Even when the plans are complete and correct when 

submitted, the process can still be unduly prolonged 
through the bureaucratic mechanism of pushing the plan 
file from one officer to the other. All the stages in the 
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process from application to approval should take not more 

than a month or at most six weeks according to officials 

of some LPAs interviewed (see Agbola, 1985). In practice 

however, these processes often take between six and twelve 

months to complete, sometimes even longer. The common 

belief among draughtsmen who visit the LPAs daily on 

behalf of their clients is that the process could be 

significantly speeded up if the developer is willing to 

'buy' his way through the hierarchical and bureaucratic 

maze, starting from the registry through those that will 

authorise the site inspection to the signing of the final 

approval. Having a plan approved by a landlord or 

prospective developer unwilling to bribe his way through 

can be a traumatic experience (Agbola, 1985). 

These observations, although sometimes difficult to 

substantiate, have important consequences or implications. 
One, with the undue delays at almost all levels which 

characterise the process, the law-abiding citizens who 

strive to obtain approval before starting actual 

construction are often frustrated. This reduces 

significantly the number of housing units that could come 
to the market at any given time. The alternative is for 

people to build without applying for building plan consent 

as is common in some urban centres of Nigeria. The 

consequence of this is the unwieldy development of our 

cities and the creation of high density slums even in 

areas where there are opportunities to achieve orderly 
development. 

3.6.0. Housing Standards: A Constraint on Urban Housing 

Production in Nigeria 

The Third National Development Plan (1975-80) stated that 

government policy should aim "to achieve a significant 
increase in the supply of housing and bring relief 
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especially to the low-income groups who are worst affected 

by the current acute shortage" (Nigeria, 1975). Numerous 

studies have shown that if government is to increase the 

supply of housing for the mass of the people, it must 

reverse its conventional requirements and priorities. A 

full discussion on the relevance or irrelevance of housing 

standards to Nigeria will amount to several volumes. Since 

this section is intended only as a complement to earlier 

sections of the Chapter, the dicussion will be brief. 

Interested readers are referred to the works of Awotona 

(1978) and Okpala (1978) for a fuller treatment of this 

subject. 

The acute shortage of housing in Nigeria has been 

attributed variously to the rapid rate of inmigration to 

urban areas, escalating land prices in the cities, and the 
financial inability of many traditional land owners in 

such urban centres to build bigger and better houses (or 

in many cases, to build at all). While these factors 

contribute in varying degrees to the continuing urban 
housing shortages, unduly high standards in the density 

control regulations are a constraint on housing production 
which is very important but often overlooked. 

Private sector housing can be thwarted by planning 
authorities through non-approval of building applications 
where these applications do not conform to the prescribed 
standards. For example, in a study of Ibadan, Okpala 
(1978) discovered that less than 67% of all building 

applications submitted annually are approved. Those which 

are not approved run the risk of demolition if they dare 

build differently from the prescribed standards. The more 
common reasons for demolition include building without an 

approved building plan, unauthorised extensions, building 

more rooms than approved, rooms of a size below approved 
minimum, inadequate set-backs from the centre of the road, 
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building above maximum plot coverage, incompatability with 

the zoning or land-use plan etc. 

3.6.1. Density Control Regulations 

The issue of density control concerns standards. But as 
has rightly been observed by Angel (1976, quoted in Okpala 

1978), the current approach to the problem is crowded with 

myths, principles and beliefs that are in fact, obstacles 

to its solution. The mass of the country's urban 

population cannot afford to build or pay for dwelling 

coded to the minimum standards fixed by the middle-income 

policy-makers. Public authorities all over the country 

seem to place so much emphasis on low density residential 
developments. This is particularly so where public or 

quasi-public housing bodies build houses themselves. Most 

housing development by these authorities are in the very 
low density range of 2.5 or 5.0 single family bungalows 

per ha. Thus "62% of the housing land developed by the 

Lagos Executive Development Board (LEDB) between 1928 and 
1972 was used for single family low density development, 

in a city whose population density was of the order of 25K 

persons per square mile (9650 persons per sq km), whose 

average occupancy is about four persons per room, and 

whose land shortages and consequent high cost are very 

well known" (Okpala, 1977, p. 34). Even in England whence 
Nigeria derives many of her housing standards, the 

Ministry of Housing and Local Government had recommended 
to the Local Authorities (of England and Wales) in 1962 

the adoption of densities of 30-50 dwellings/ha in areas 

of land shortage, 75 inside cornubations and even higher 

in town centres (UN, Proceedings of the Seminar on the 

Supply, Development and Allocation of Related Purposes, 

vol. 1, undated). 
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Section Two of the Development Control Standards and 

Guidelines for Private Developers in the FCT stipulates 

that "Planning and designing standards in terms of maximum 

site coverage and minimum set-backs shall be as contained 

in the below": - 

Category Maximum plot Minimum set-back (m) 

of plot coverage (%) Front Back Sides 

Residential 

Low Density 35 6.0 3.5 3.0 
Medium Density 45 5.0 3.0 3.0 
High Density 50 4.5 2.5 3.0 

(FCDA, 1986, p. 5). 

In terms of heights of residential buildings, Section 2.10 

of the FCT Development Control Guidelines states that 

"Height of residential buildings may not exceed two 
floors in the low density areas, three floors in 

the medium density areas, and four floors in the 
high density areas" 
(FCDA, 1986, p. 7). 

For bedroom sizes: 

"Minimum sizes of bedrooms must not be less than 
3000mm x 4000mm whatever the size used the total 

must not be less than the composition of the areas 

of the above figures". 
(FCDA, 1986, p. 15). 

Appendix 4 contains relevant sections on planning, 
building, and architectural requirements of the FCT 

Development Control Guidelines. 
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While these conditions are considered ideal conditions 

which one would wish were practically possible, the 

realities of Nigeria's urban housing conditions dictates 

that substantial modifications be effected in public 
policy prescriptions and requirements for would-be 
builders and developers. 

3.7.0. Conclusion 

Five phases had been identified in government housing 

policy and programmes - the Pre-independent Period; the 
First National Development Plan Period (1962-68); the 
Second National Development Plan Period (1970-74); the 
Third National Development Plan Period (1975-80); and the 
Post Military Era (1979-83). 

The phases in government housing policy and programmes 
represent quantitative rather than qualitative changes in 

policy formulation. The thread running through all the 

policies show the broadeninig of the same set of 
strategies which include: extension of credit facilities 
for individual house ownership through the states Housing 

Corporations and the Federal Mortgage Bank; provision of 
houses at the GRAs for public servants; and direct 

construction of housing for the low-income families. 

While government should be given credit for the increasing 
interest it has shown in the provision of houses for the 
Nigerian masses, it has been shown that the strategies 
adopted are ineffecient. The direct construction of houses 

was a failure; the loan scheme was inadequate; the 

machinery for the implementation of the housing programmes 
was ineffecient; the concept of housing need was narrow; 
and the sicererity behind some of the targets set was 
questionable. On the other hand, the private sector has 

made a very appreciable contribution to housing 
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development in the country. However, in spite of 

directives and encouragement by government, institutional 

sources of funds for housing development (comprising 

banks, insurance/financial companies, federal/sate/LGA 

agencies, ) have not been effective in Nigeria. They 

provide support for only 6% of the prospective 

house-owners! Private sources of funds accounts for over 

90% of the capital for house-building in the country. 

The issues highlighted above call for a critical 

re-examination of government's approaches to housing 

provision in Nigeria. Future government housing policy and 

programmes must be based on a thorough understanding of 

the nature of housing problems and the actual capabilities 

of public agencies. 

This Chapter has also identified three main constraints to 

housing development in Nigeria viz Land-Use Decree, 

Building Plan approval process and Housing Standards. 

Ironically, these three legal provisions were obstensibly 

made or enacted to facilitate the processes of housing 

provision and ensure easier access to housing services. In 

reality, however, they have become additional 

institutional obstacles to the process of housing 

development. This section now gives some recommendations 

which, based on the analysis put forward earlier in the 

chapter, will help in making these legal provisions 

achieve their initial objectives. 

3.7.1. The Land Use Decree: Suggested Revisions and 

Modifications 

The LUD is a progressive piece of legislation. It should 

eliminate constraints to economic development which were 

inherent in Nigeria's land tenure system. In order to help 

it achieve its purposes especially with regard to housing 
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services, the interpreters and implementers of the decree 

should shift from being protective and strive for a more 

possessive stand. As it is presently, former private land 

owners cannot sell and the government cannot easily take 

possession of the land. In order to allow the decree 

achieve its initial objectives, the following 

recommendations are made: 

1. In order to facilitate the restructuring of the LUD, 

the first step is to take it out of the constitution. 
Unless and until this is done, the efforts and energies 

expended on debates on and about the decree will continue 
to be wasted. Development laws are seldom static. They are 

expected to change in accordance with the socio-economic 

and political experiences of the nation. The LUD should 

not be an "untouchable" law, especially when it has been 

shown to have serious flaws. 

2. For the decree to achieve its objectives, it is 

recommended that there should be a land census, 
establishing cadastral map or compulsory land registration 
by title. This will obviously involve the training of more 
surveyors to reinforce the alarmingly low number of 
registered surveyors which stood at 300 in 1984. 

3. The existing system of land allocation to individuals 

as provided by the decree needs to be revised. At the 

present time, the maximum an individual can obtain is 2.5 
ha. This does not allow housing units to come to the 
housing market in large numbers as large private 
developers might have difficulties in obtaining a 

sufficient amount of land for development. Thus, it is 

suggested that the real estate market should be allowed to 

allocate land to its most efficient use while the interest 

of the poor is protected by the government. 
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4. In order to remove any arbitrary imposition of levy 

and also to introduce uniformity in the implementation of 

the decree, the revised version of the decree should 

specify the amount of levy payable for each aspect of land 

transaction through the decree. 

5. Finally, the administrative procedure for obtaining 

land for house-building purposes should be streamlined, 

standardised throughout the country and made less 

frustrating and time-consuming. The private sector can be 

encouraged to operate in partnership with the government. 

Alternatively, the various public physical planning 

agencies can perform this role. The aims are to diversify 

the source of land purchase and to minimise the delay and 

frustrations associated with land acquisition for housing 

development purposes. 

3.7.2. The Building Plan Approval Process:. Suggested 

Improvements 

With regard to the process of plan approval, the following 

are recommended: 

1. The first step towards ensuring a simplified and less 

time-consuming process should be the enlightenment of the 

general public. Already, some state governments have 

started to educate the public through the radio on why 

there is a need for them to have their building plans 

approved even if they are on their family land. This 

effort can also be complemented with the preparation of 

brochures written in local languages. 

2. Since most of the LPAs' revenue is derived from the 

fees collected for plan approval and without building site 
inspectors such fees may not be realised, the inspectors 

should be given personal car loans or official vehicles 
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should be made available to them and driving lessons where 

necessary. This will enable them to function productively. 

3. In addition, the preparation and use of more model 
layouts and house plans should be employed by the LPAs. 

Such model building plans, borne out of research on the 

tastes, preferences and affordability of a cross-section 

of the populace should be designed and displayed in 

various LPAs. About five to six of such designs using 

various types of building materials to suit the various 

socio-economic strata and taste of the society should be 

made. Choosing any one of these prototype designs should 

guarantee plan approval once the appropriate fee is paid. 

3.7.3. Housing Standards: The Ideal and the Reality 

Standards are officially set and many derive from a 
middle-class sense of what is minimally permissible. 
Housing problems can be said to be essentially income 

problems, and although high housing standards are 
desirable, adopting and enforcing high standards may turn 

out to be counter-productive, at least in the present 
situation, for two reasons: 

1. Improvement in housing standards is generally only 

possible where the production of new housing has 

caught up with the housing deficit. In our context, 

we are far from achieving this goal (see Chapter 4) 

and the standards presently required are a 

contributory factor. 

2. The resources do not exist to bring current 
standards within the reach of enough people, much 
less most people. 
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This chapter therefore suggests a lowering of present 

minimum standards relating to density, comprising: (a) 

building plot coverage (raise maximum to 70%), (b) room 

sizes (reduce minimum to about 7.4 sq m), (c) floor area 

per person (reduce to about 3.7 sq m); and removal of 
limitations on the development of storeyed buildings to 

permit four or five-storey walk-up apartment blocks in a 

greater proportion of city areas. 
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CHAPTER FOUR 

PUBLIC HOUSING PROVISION IN ABUJA 

4.1.0. Introduction 

Urban housing housing policies of developing countries are 

once again being scrutinised as the global institutions 

observe 1987 as the International Year of Shelter for the 

Homeless. Like those at the Habitat Conference in 1976, 

the current discussions are being shaped primarily by the 

leading international institutions such as the World Bank, 

the United States Agency for International Development 

(USAID) and the United Nations Centre for Human 

Settlements (UNCHS). On the new agenda of these 

institutions "privatisation" of shelter has emerged as a 

principal theme (Sanyal 1986). 

As fiscal problems of the developing countries deepen, 

state expenditure for shelter also received a considerable 

attention. Since the IMF had already listed shelter as a 
"social sector" that did not directly increase export 

earnings, government allocation for the sector was to be 

generally reduced. More importantly, government 

construction and management of public housing , which had 

already been discredited in the U. S., became a primary 
target for criticism. Some criticised the culturally 
inappropriate design of walk-up flats; others argued that 

the buildings were too expensive and involved large 

subsidies; still others charged that the government's 
involvement discouraged private initiative, encouraged 
bureaucratic curruption and drained away scarce government 
resources (Sanyal 1986). In Chapter Three we reviewed the 

state of the art on public housing and on the 
institutional constraints on housing development in urban 

areas of Nigeria. This Chapter gives a critical analysis 

of the housing being built by the government in Abuja. 
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4.2.0. The Housing Programmes 

The total needs for dwelling units in urban and rural 

areas of the FCT were calculated on the basis of the 

following major assumptions: 

1. Up to the year 2000 all inhabitants of the existing 

urban centres and rural service centres in the 

territory would have to be provided with new housing 

units, "since these settlements will be built to 

standards which do not apply in the FCT today" (FCDA, 

1983, p. 1255). 

2. The average number of persons per household is five in 

the year 2000. 

3. The average size of a dwelling is approximately 75 sq 
m. This will provide a mean of 15 sq m per person. 

4. The average cost of a dwelling unit (covering the 

entire range of dwelling types from those for the 
lowest income households to those for the highest) is 

estimated at about N5.57K per person. 

There are six residential districts in Phase One of the 
New Federal Capital City (NFCC), with each district 

divided into smaller units called neighborghoods. Each 

district is to be served by a district centre, and each 

neighborghood by a neighbourhood centre. District and 

neighbourhood centres are designed for the distribution of 

goods and services to residents. Table 4.1 shows the 

proposed residential land allocation and population for 

the various districts in Phase One. 
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Table 4.1. Land Allocation and Population by Districts 

District Land 

Allocated 

(K ha) 

Planned 

Population 

(K) 

No. of 
Neighbor- 

hoods 

No. of 

Residential 

Plots(K) 

Garki I 0.37 26.00 4 0.38 

Garki II 0.50 24.10 4 1.37 

Asokoro 0.90 30.00 4 0.42 

Wuse I 0.63 34.00 6 0.46 

Wuse II 0.90 35.00 9 0.60 

Maitama 1.05 35.00 6 0.47 

Total 4.34 184.10 33 3.70 

Note. Figures not adding up due to rounding errors. 
Source: FCDA, 1986. 

A substantial proportion (over 90%) of the residential 

plots in Phase One has been allocated to individuals and 

government institutions for housing development (FCDA 

1986). Despite this high percentage of plot allocation, 

the level of private participation in terms of residential 

building has been very low (less than 1% according to 

survey estimates). This can be attributed to the absence 

of basic infrastructural services such as water, 

electricity, roads, etc., in most of the residential 

districts and a general lack of economic motivations to 

build houses in the FCT (see Chapter 8). 

In estimating the size of households likely to migrate to 

the NFCC and thus the number and type of dwellings to be 

provided, a number of assumptions were made. These 

included the following: - 
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(i) It is likely that there will be a number of single 

persons requiring accommodation and husbands moving 
in advance of their families. 

(ii) It is likely that the average family size will be 

small, especially in the early years of development. 

The trend from extended to nuclear families will 

reinforce this and reduce the demand for large 

accommodation. 

(iii) The majority of families migrating to the New 
Capital once it is established, will be young with 
small children. 

Table 4.2. Principal Types of Dwelling Units Planned 

Housing Plot Area Per Built Space Per 

Type Sub-Type Household(sq m) Household(sq m) 

1. Detached/ A. Large 1000 120-160 

Semi- B. Medium 100-800 70-100 

Detached C. Small 75-100 30-60 

2. Serviced A. Large 1000 

Land B. Medium 400 

3. Flats A. Large 80 100 
B. Medium 60-80 75-100 
C. Small 35-60 45-70 

4. Multi- A. 2-3 Family 120-150* 40-75 
Family B. 4 Family 180* 60-80 

C. Transitional 240* 60-80 

Note. * Represent Total Plot Area. 

Source: Abuja Master Plan, 1979, p. 117. 
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Table 4.3. Housing Programme Options 

ý 

House Types Total Estimated 

(see Table 3.1) Capital % 

Option 1234 Cost(N M) Subsidised* 

A L, M, S L, M T 3125 48 

B L, M, S LT 2119 27 

CSL, M L, M, S M, S, T 1502 0 

D L, M, S L, M M, S M, S, T 1751 3 

E L, M, S L, M M, S M, S, T 1813 7 

F L, M, S L, M M, S M, S, T 1932 10 

Note. A= High Standard Single Family Detached; 

B= Detached, Reduced Standards; 

C= Higher Density, No Subsidy; 

D= Reduced Density and Infrastructure, Low Subsidy; 

E= Mixed Standards, Low Subsidy; 

F= Mixed Standards, Moderate Subsidy; 

L= Large; M= Medium; S= Small; T= Traditional; 

*= Represents fraction of total estimated capital 
investment of programme not recovered through 

repayment by NFCC residents. 
Source: Abuja Master Plan, 1979, p. 180. 

The basic approach to developing the preliminary housing 

programme for the NFCC was based on four proposed types of 

dwelling shown in Tables 4.2 and 4.3. Figures 4.1-4.4 show 

the various types of houses being built in Abuja, while 

Appendix 8 displays their architectural plans. The Master 

Plan for Abuja (1979) gives a full description of the 

housing types proposed. For the purposes of analysis, a 

summary on each housing prototype is given below. 
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4.2.1. Single Family Detached and Semi-Detached 

At the highest standards, this type of -accommodation 

ranges from 120 sq m of effective floor space to more 

than 160 sq m (i. e. 24-32 sq m per person). Three large 

bedrooms, bathroom/toilet, a living room, dining room, 

kitchen, and servant quarters could be included. The 

largest houses would include five bedrooms, a large living 

room, dining room, kitchen, bathroom/toilet, guest 

facilities, and servant quarters. Plot sizes range from a 

1000 sq m to 1500 sq m. All upper-income dwelling units 

would be sold to occupants through leasehold agreements 

and could be financed through mortgage agreements. In some 

housing programme options, over-recovery of costs, through 

land rents or service charges was assumed to provide funds 

which could be used to subsidise lower-income housing. 

But, as later analysis will show, this is not happening; 

infact, the reverse appear to be the case. 

A medium-standard size house consists of three bedrooms, a 
kitchen, living room, kitchen, and bathroom/toilet 

averaging 80 sq m. This style of house could be as large 

as 100 sq m of built area, including four bedrooms, a 
living room, kitchen, bathroom/toilet, and servant 

quarters. Plot options vary from 100 sq m to 800 sq m. The 

minimum standard of detached/semi-detached housing 

considered was 60 sq m, consisting of three bedrooms, a 
living room, kitchen, and bathroom/toilet. These minimum 

standards require subsidies of at least 25% to make them 

affordable to the lowest middle-income group. Reducing the 

area to 50 sq m (and thus reducing the unit construction 

costs) lowers the total cost sufficiently to bring the 

unit within the affordability of households with an annual 
income of not less than N5.6K. 

Since there is expected to be some demand in the upper 
brackets of lower-income groups for single-family housing 
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(usually representing less than 50% of the total housing 

needs of the group) a lower cost, small-space standard was 

considered. This housing, which can be either detached or 

semi-detached, has built areas in the range 30-60 sq m. 
Plot sizes are suggested to range from 75 to 100 sq m. 

Also included in the analysis was a site and services 

option, wherein only a modest service core (toilet, 

kitchen and shower) is constructed - sometimes shared. The 

lessee is then able to add rooms over time as his income 

and personal labour permits. As at January 1988 the site 

and services scheme has not taken off. 

4.2.2. Serviced Land 

To meet demand for individualised housing among upper- and 

middle-income groups, serviced land is proposed as an 

option. The market for these plots asummes that households 

purchasing individual plots would already have housing and 

would spend not more than 8% of their income on the 

purchase of additional serviced land. Since there would 

probably be a large effective demand for serviced plots 

among the upper income groups, a greater margin was built 

into infrastructure rates to provide cross-subsidies for 

lower-income groups. Plots were assumed at 400 sq m and 

greater than 1000 sq m. Appendix 5 includes an application 
form for the statutory right of occupancy of land in the 
FCT, while Appendix 6 shows the number of applications for 

residential and other uses that have been approved. 

4.2.3. Flats 

To cater for upper- and middle-income households who are 
either economically unable to occupy single-family 
detached dwelling units or who prefer to live in a 
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multi-family environment, larger three and four-storey 

walk-ups have been proposed. Built space would exceed 100 

sq m with assigned plot area of 45 sq m or more per 
household. A flat of minimum space standard would have a 
built area of 45 sq m and could include two bedrooms each 
11 sq m, a living room, kitchen, and bathroom/toilet. An 

intermediate option of 85 to 100 sq m of built space was 
also considered. 

It is proposed that each household own the flat they are 
occupying and jointly hold plot lease with other 
households in the building. Thus each household would have 

secure tenure and would be able to get mortgage loans to 
finance the purchase of their dwelling. A standard of not 
less than 35 sq m of land per plot'has been proposed to 

provide possible parking space for occupants. 

4.2.4. Multi-Family Housing 

It is anticipated that some versions of the traditional 

multi-family housing unit will be appropriate, both to 

reduce total building costs per individual household (by 

sharing total costs among more than one household while 

still providing improved standards) and to fit the 

traditionally-based lifestyle of many of the new migrants 

to the city. This alternative would have potential for 

conversion to occupation by a single household per unit as 
incomes increase in the future. The basic concept is to 

maintain larger plots and total built areas of the open 

plot development, but to share those costs among two or 

more households, providing each household with a minimum 

of two rooms and on-plot access to shared water supplies 

and sanitary facilities. 

All households on the plot could jointly hold the lease 
for the plot and the portion of the dwelling unit they 
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Figure 4.1: One and Two-Room Compound Units, Nyanya 

Figure ;..: To Bedroom Four Storey Walk-up Flats, Garki Disti 
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Figure 4.3: Three Bedroom Semi-Detached Houses, Garki District 
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Figure 4.! f: Three- and Four Bedroom Bungalows, (Temporary 
Ministerial Quarters) Wuse District 
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occupy in the form of condominium-type tenure. Thus each 
household would have a secure tenure and the property 

would be able to be mortgaged. Both lease rights and 

ownership of individual portions of the dwelling would be 

inheritable. 

A special case of multi-family housing is proposed to 

cater for migrants (generally low-income) who are expected 
to be attracted to the city in search of employment. This 
house type may also provide initial shelter for 
low-income, informal-sector households. Since migrant 
households initially are small, often only a single male 
or a man and wife, the initial built area will be small - 
one large room of 13 sq m. To reduce total plot costs to 
individual households, six migrant low-income households 

would occupy 240 sq m having an effective plot area per 
household of 40 sq m. 

Also, since these migrant households are to have marginal 
and 'unsuitable' incomes (less than the lowest paid civil 
servant), it is unlikely, at least in the initial phases, 
that they will be capable of undertaking long-term 

mortgage agreements. Two forms of tenure were proposed, 
therefore, hire-purchase and rental. Under the 
hire-purchase form of tenure, occupants have secure 
tenure, but ownership of the dwelling rests for a time 

with the FCDA or financial institution holding title to 
the dwelling unit, the title passing to the occupant only 
when full financial payment has been made (although a 
clause can be included in the agreement to protect the 

occupant's previous payment in the event of default) 
(Abuja Master Plan, 1979, p. 177). 
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4.3.0. The Housing Supply 

In accordance with a target set by the FCDA, a total of 

25K dwelling units to accommodate a total of 150K 

inhabitants expected to be in residence within the city 

were to be made available by the end of 1986. This number 

is calculated on the basis of six persons per dwelling 

which is one higher than the five suggested in the 

Regional Plan. 

As at December, 1986,19.48K dwellings (estimated in 1982 

to cost over N590M in total) have been contracted for and 

are at various stages of completion. While about 8.68K 

units have been certified completed and can therefore 

accommodate just over 52K inhabitants (on the basis of six 

persons per unit), the remaining units, which constitute 

over 55% of the total are at various stages of 

construction. (Tables 4.4 and 4.5). These include not only 

those in Phase One but also others in the FCT as well, 

namely Karu/Nyanya Integrated Workers Settlement, Abaji, 

Kwali, Kuje, Bwari, Gwagwalada, Karshi, Rubochi, and Yaba 

(see Figure 4.5). 

The Karu/Nyanya Integrated Settlement is located within 

commuting distance of the city proper. In fact, housing 

units built in these settlements are presently used to 

supplement the housing shortage in the city. While the 

Karu scheme was initially conceived to cater solely for 

the staff of the FCDA, this concept has since changed as 

arrangements are being made to house also a number of 

officials from other Federal Ministries and governmental 

agencies. On the other hand, Nyanya settlement was 

conceived to provide housing for the support labour force 

in the construction of Phase One projects but was later 

converted in order to house about 6K junior staff of 

various ministries and the FCDA as well. 
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Table 4.4. Dwelling by Type and Stage of Construction in 

the FCC, 1986 

DwellingType 

District 1 2 3 4 5 6 Total 

Bdrm Bdrm Bdrm Bdrm Bdrm Bdrm 

A 1086 1961 797 328 4172 

GARKI C 638 658 281 179 1756 

0 44-8 1303 516 149 241: 6 

A 922 1180 1486 578 4166 

WUSE C 288 309 148 16 761 

0 634, 871 1338 562 3405 

A 66 288 10 364 
Asokoro C 0 0 0 0 

0 66 , 288 10 364 
A 30 48 122 200 

GWARINPA C 20 30 116 166 
0 10 18 6 34 

A 60 28 28 116 
MAITAMA C 0 10 0 10 

0 60 18 28 106 

A 2008 3237 2331 1376 38 28 9018 
FCC C 926 987 459 311 10 0 2693 
TOTAL 0 1082 2250 1872 1065 28 28 6325 

Note. Bdrm = Bedroom; A= Awarded; C= Completed; 
0= Ongoing. 
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Figure 4.5: Housing Distribution in the FCC, 1986 
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Table 4.5. Housing Distribution in other Satellite Towns 
in the FCT, 1986 

Hous ingType 
Town 12 346 Total 

Bdrm Bdrm Bdrm Bdrm Bdrm 

A 5134* 618 103 79 5934 
KARU/ C 3624 400 50 16 4090 
NYANYA 0 1510 218 53 63 1844. 

A 790 57 94 54 995 
GWAGWA- C 245 37 45 14 341 
LADA 0 545 20 49 40 654 

A 126 40 39 2 207 
KARSHI C 23 6 2 - 31 

0 103 34 37 2 176 
A 98 58 53 209 

KWALI C 44 1 10 55 
0 54 57 43 154 
A 128 42 38 208 

KUJE C 17 8 6 31 
0 111 34 32 177 
A 108 52 29 189 

BWARI C 53 12 8 73 
0 55 40 21 116 
A 100 86 186 

USUMA C - - - 0 100 86 186 
A 98 36 33 167 

ABAJI C 62 3 6 71 
0 36 33 27 96 
A 96 69 165 

GIRI C 52 37 89 
0 44 32 76 
A 52 40 27 119 

YABA C 15 9 2 26 
0 37 31 25 93 
A 42 36 7 85 

RUBOCHI C 11 6 - 17 
0 31 30 7 68 

TOTAL A 5186 2244 606 372 56 8464 
FCT C 3639 916 162 93 14 4824 
OTHER 0 154-7 1328 44tr, 279 42 3640 

Note. 1. See note 1, Table 4.4 
*=1 and*2 room units in compounds 
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Table 4.6. Federal Low-cost Housing Programme in 

the FCT, 1986 

Dwe111ngType 

Location 1- BH 3- BH Total 

A 890 80 970 

GWAGWA- C 628 34 662 

LADA 0 262 46 308 

A 404 74 478 
ABAJI C 304 58 362 

0 100 16 116 

A 174 16 190 
SHEDA C 40 8 48 

0 134 8 142 
A 144 6 150 

KUJE C 56 - 56 

0 88 6 94 
A 50 6 56 

RUBOCHI C - - - 
0 50 6 56 

A 48 6 54 
KWALI C - - - 

0 48 6 54 

A 50 4 54 
KARSHI C - - - 

0 50 4 54 
A 40 8 48 

BWARI C 40 8 48 
0 - - - 
A 1800 200 2000 

TOTAL C 1068 108 1176 
0 732 92 824 

Note. BH = Bedroom House 
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At Karu and Nyanya about 4K housing units in total have 

been completed. Water and electricity mains however, are 

yet to be connected though work is going on over the 

internal reticulation of electricity in the settlements. 

Public housing provision in the FCT is not restricted to 

the FCDA alone; other governmental organisations such as 

the Federal Ministry of Works and Housing (FMWH) and the 

Federal Housing Authority (FHA) have also contributed to 

the housing stock. The FMWH has awarded contracts for the 

execution of housing units through the programme of the 

Federal Low-Cost Housing for low- and middle-income 

groups. A total of about 2K dwelling units of one bedroom 

and three bedrooms have been contracted for, with just 

over 1K units certified as completed. Table 4.6 shows the 

distribution of the units spread all over the FCT. An 

application form for the allocation of the low-cost houses 

is included in Appendix 7. So far, only the Nigeria Police 

Force are benefiting from the the low-cost housing scheme 

under afbulk allocation which was turned into a barrack. An 

'Allocation Committee' has been appointed, but no 
individual allocations have been approved (as at January 

1987) in spite of which all the remaining completed houses 

are under one form of occupancy or another - free of 

charge. 

The FMWH is yet to receive directives from Lagos that will 

enpower it to allocate these houses to individuals. Apart 

from the Police, therefore, all occupants of their houses 

(most of whom are civil servants) are there illegally. 

On the other hand, FHA acquired an area in Karu for 
development of middle- and high-income dwelling units. The 

Authority has awarded contracts for the buiulding of 250 

three and four bedroom units but none of these has been 

completed yet. 
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Table 4.7. Summary of Number of Houses (K) built by 

the FCDA and FMWH in the FCT, 1986 

Type of 
House 

Total No. 

Awarded 

Total No. 

Completed 

Total No. 

Ongiong 

1&2 Room Units* 5.13 3.62 1.5º_ 

1 Bedroom 3.86 2.01 1.86 
2 Bedroom 5.48 1.90 3.58 

3 Bedroom 3.14 0.73 2.41 

4 Bedroom 1.75 0.40 1.34 

5 Bedroom 0.04 0.01 0.03 

6 Bedroom 0.08 0.01 0.07 

Total 19.48 8.68 10.80 

Note. Figures not adding up due to rounding errors. 
*= with shared services. 

Table 4.8. Type of House by Unit and Total Cost 

(1982 prices) 

Type of 
House 

Numbers 

Planned 

Unit 

Cost 
(N K) 

Total 

Cost 

(N M) 

9 of 
Numbers 

Planned 

% of 
Expenditure 

Planned 

1 Room Unit 4168 3.09 12.87 21.4 2.2 

2 Room Unit 966 7.54 7.28 5.0 1.2 

1 Bedroom 3860 26.64 102.28 19.8 17.5 

2 Bedroom 5480 33.05 181.14 28.2 30.7 

3 Bedroom 3136 47.92 150.28 16.0 25.4 

4 Bedroom 1748 59.28 103.61 9.0 17.5 
5 Bedroom 38 266.74 10.14 0.2 1.7 
6 Bedroom 84 267.34 22.46 0.4 3.8 

Total 19480 N. A. 590.92 100 100 
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On the whole, the Government has so far completed a total 

of 8.68K dwellings in the FCT - 1.18K being built by the 

FMWH and the rest by the FCDA. About 30% of the completed 

units (2.69K) were built in Phase One while the rest were 

spread over the various development areas of the 

territory. Table 4.10 shows that over 60% of the completed 

housing units in Abuja are of the one and two room units, 

the majority (75%) of which have access to shared services 

and utilities (i. e. in compound form). Although the one 

Table 4.9. Housing Stock by Type of Dwelling - 
FCT 1986 

Type of 
Dwelling Number 7. Cum. % 

1 Room Unit 2880 33.2 33.2 
2 Room Unit 2742 31.6 64.8 
3 Room Unit 1900 21.8 86.6 
4 Room Unit 729 8.4 95.0 
5 Room Unit 404 4.7 99.7 
6 Room Unit 10 0.1 99.8 
7 Room Unit 14 0.2 100 

Total 8679 100 

and two room units (in compounds) represent up to 25% of 

the total units proposed, less than 4% of the expenditure 
is to be used in their construction (Table 4.8). The 

three- to six bedroom units which also account for about 
25% of the planned stock will consume nearly 50% of the 

expenditure. 
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Table 4.10. Number of Rooms per Dwelling and Total 

Supply, by Type of Dwelling, FCT 1986 

Type of 
Dwelling 

Unit 

No. of 
Dwellings 

(K) 

Dist. of 
Dwellings 

(7) 

Total No. 

of Rooms 
(K) 

Dist. 

of Rooms 
(7) 

1 Room 2.88 93.2 2.88 15.0 

2 Room 2.74 31.6 5.48 28.6 

3 Room 1.90 21.9 5.71 29.8 

4 Room 0.73 8.4 2.92 15.3 

5 Room 0.40 4.6 2.02 10.5 

6 Room 0.01 0.1 0.06 0.3 

7 Room 0.01 0.2 0.10 0.5 

Total 8.68 100 19.17 100 

4.3.1. The Housing Supply: Rooms per Dwelling 

The housing supply in Abuja consists of 19.17K rooms the 

majority of which are in the two and three room dwelling 

units. It is also noticeable from Table 4.10 that although 

the one room units represent over 307 of the dwelling 

units, they provide only 157 of the total rooms, while the 

three room units contribute up to 307 of the rooms with 

only 207 of the total dwelling, units. The four, five, six, 

and seven room units together contribute 26% of the rooms 

in 13% of the dwellings. 
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4.4.0. Housing Standards 

Housing standards in the developing countries have evolved 
in different ways from those in the West. In the West, 

from the 19th century onwards, housing standards were 
intended to protect the weaker members of the community, 

notably the workers. They were instituted to prevent 
landlords from ignoring minimum requirements for hygiene, 

safety and privacy (Burns and Grebler, 1977). 

In the developing countries, housing standards were 
generally instituted by the colonial authorities, to 

protect European officials and settlers. The standards 
usually led to the replication of the type of dwelling 

enjoyed in the home colonial countries. After 
independence, national governments often adopted the 
former colonial standards, which seldom related to the 

needs of the majority or to what they could afford. 

Housing standards in developing countries have come to 

protect the needs of the wealthy, educated-minority, not 
the interest of the poor. "Perhaps the most critical area 
where the operation of standards has affected the 

provision of shelter has been in the type of building 

material permitted" (International Council of Scientific 
Unions (ICSU) 1978 Report). For example, the Argentine 
Government in its 3-year development plan (1974-77), 

decided to build houses "for residents of shantytowns, 
huts, boarding houses or precarious dwellings as well as 
for inhabitants of frontier areas and for low-income 

tennants, provided that they have a steady job and are in 

a position to put aside 20% of their monthly income over a 
period of 30 years to pay for these dwellings". 

Argentina's material specifications included corrugated 
metal or asbestos sheets for roofs, paving tiles for 
floors, aluminium window frames, etc. "Unrealistic 
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material specifications underlie why such schemes 

invariably fail to meet the needs of* the low-income 

classes", concluded the ICSU report. The ICSU report 

criticises existing official housing standards in 

developing countries on six grounds: 

(i) They are rarely based on current local experience. 
They have either been inherited from colonial past 
or imported from developed countries in recent 
years, often at the insistence of international 
funding agencies. 

(ii) They pay little attention to local materials and 
encourage imports of cement and steel. 

(iii) They often ignore the limited capacity of people or 
nations to pay for housing. 

(iv) They reinforce social stratification. 

(v) Their Western orientation has given them a strong 
urban bias. 

(vi) They are extremely rigid and static, and in most 

cases cannot be enforced, except in houses for the 

rich and in public housing for the middle-income 

groups. 

As well as official standards, the ICSU report also 
identified another type of standard in operation in 
developing countries: cultural standards, which are 
derived from traditional building practices that are found 

to be acceptable to, or tolerable by, a large number of 
people. They represent the cumulative experience of people 
over hundreds of years. Cultural standards, argued the 
ICSU report, "are more realistic in their approach to 
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Table 4.11. Summary of Facilities and Services 

to be Provided in the FcT 

Service/ Low Medium High 

Facility Income Income Income 

Waste Disposal 

Connected Foul Sewer 

Water Supply 

WC, Basin & Shower 

Kitchen Sink 

Hot Water Units - 
Bath - 
En-suite Shower -- 
Electric Light & Power 

Air Conditioning - 
Storage Space - 
Parking Space 

Garage 

------------ ------------- 
MATERIALS 

Concrete Block Wall *** 

Concrete Floor *** 

Metal Doors & Windows *** 

Asbestos or Metal Roof *** 

Note. * indicates service/facility is provided 
indicates service/facility is not provided 

Source: Personal examination of FCDA files. 

fundamental human needs than official standards, emphasise 
local resources and skills, and often offer the best 

environmental solutions to local resource constraints". 
Most important of all, the ICSU report concluded that, 

cultural standards are flexible, in sharp conflict with 
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the static, once-for-all approach of official standards. 
The cultural significance of some components of housing 

for the Hausa is reviewed in Chapter 7. 

4.4.1. Proposed Housing Standards in Abuja 

The following standards have been derived to provide "a 

balanced cross-section of dwellings consistent with the 

aspirations and incomes of the new residents of the 
Federal Capital" (personal examination of FCDA files). 

Table 4.12. Dwelling Space Standards in the FCT 

Type Low Medium High 

of Income Income Income 
Dwelling (sq m) (sq m) (sq m) 

1 Room 23-27 - - 
2 Room 30-45 - - 
3 Room 50-58 58-67 - 
4 Room - 72-94 105+ 
5 Room - 100-124 125+ 

Source: Personal examination of FCDA files. 

Within these overall space standards, all bedrooms and 
living rooms should be at least 11.2 sq m with a ceiling 
height of at least 3.05 m. Appendix 4 contains the FCT 
Development Control Standards and Guidelines for Private 
Developments. 
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4.5.0. Subsidy Policies 

Cross subsidy within the housing programme, from the 

higher-income groups to the lower-income groups, was 

considered as summerised below (see the Abuja Master Plan 

for fuller details). 

Repayment terms range from 8.0% to 8.5% over 20 years to 

concessionary terms offered to low-income families of 5.0% 

to 7.0% over 25 years. In all cases low-income 

affordability was tested at between 15% and 20% of income 

while middle- and high-income groups' affordability was 
tested at 20% to 25%. Six different housing programme 
options were developed as shown in Table 4.3 and explained 
below. 

Estimated costs are shown for illustrative purposes only. 
In each case, a total capital estimate is shown. It should 
be understood that this does not represent a public cost 
to the FCDA but is the total value of each housing 

programme. 

Programmes A, C, and F represent the range in options. 
Programme A is the costliest of these, requiring an 
estimated N3125M in capital costs with N1514M in subsidies 
required in order to reduce monthly payments to the 

affodability levels of each income group. 

Programme C is the least cost option because only very 
basic standards of multi-family housing have been provided 
for all income groups. These standards, as the Master Plan 

argues, may prove to be too low for the NFCC, which will 
tend to serve as a model for the nation. Conclusions in 
Chapter 5 serve to indicate that the standards are infact 

very low. The levels of subsidy required in Programme A 
have also been found to be uneconomic. Programme F, a 
middle ground solution, is proposed as the preferred model 

113 



for implementation. The Programme provides higher housing 

standards than those in Programme C, as well as a mixture 

of housing types for all income groups. Nevertheless some 

subsidy (estimated to be about 10% of the capital costs) 

would be required to reduce the monthly repayments to 

lower income groups. 

Programme F represent an estimate that approximately 70% 

of the NFCC would initially be housed in what was 

previously described as multi-family conditions. In the 

actual design and development of the new capital, the 
Master Plan emphasise that "it will be important that 
flexibility be maintained to permit expansion of housing 

and improvement of standards as incomes grow and 
investments are made through the efforts of the residents" 
(Abuja Master Plan, 1979, p. 180). 

Based on current post-Udoji civil servant salary 
structure, the Master Plan suggests that between 557 and 
607 of the anticipated households in Abuja in the year 
2000 will have an annual income of N2.8K or less and a 
substantial proportion of the civil servants in the same 
year will earn less than N4.8K (including allowances). 

The Government of Nigeria, in 1979, stated a goal that no 
one should pay more than 20% of income in rents. The Rent 
Panel recommended that for low-income earners, rents 
should be fixed at between 10% and 15% of income. Table 
4.13 shows that even with interest-free mortgage financing 

and with 25% of income devoted to housing (higher than the 

proportion recommended by Federal policy) only civil 
servants on salary Grade Level 08 and above (i. e. about 
10%-159 of the civil servants) can afford to buy housing 

at the cost levels estimated in the Master Plan. 
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Table 4.13. Civil Servant Income Available for Housing 

Salary 

Grade 

01-04 
(N K) 

05-07 
(N K) 

08-10 

(N K) 

11-13 

(K N) 

14-16 
(N K) 

Annual 0.77- 1.48- 3.26- 6.44- 8.87- 

Income 1.45 3.25 6.43 8.72 12.42 

25% of 
Income 0.19- 0.70- 0.82- 1.61- 2.22- 

for 0.63 0.81 1.61 2.18 3.11 
Housing 

0% Financing 2.90- 5.54- 12.24- 24.17- 33.26- 
for 15 Years 5.45 12.20 24.12 32.72 46.58 

Note. All figures are rounded to the nearest N10. 
Source: Abuja Master Plan, 1979, p. 174. 

However, if 20% of the income of an NFCC head of household 

earning an income of approximately the median is 

capitalised over 25-year period at economic repayment 
terms, an investment of approximately N3K to N4K is 

possible. This is far short of the amount required for a 
'standard' 60 sq m house (estimated to cost more than N10K 
by conventional standards in Nigeria). To make this 

problem even more acute, the cost of building in the NFCC, 

as in the rest of the country, has since (1986) increased 
by more than 100% of the figures shown in the Master Plan. 
Table 4.8 shows that the cost of a one bedroom house 
(including a bedroom, a living room, a kitchen, and a 
toilet/shower) is N26.6K. 

Since up to 60% of the anticipated households will earn 
less than N2.8K per annum and since a substantial quota of 
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the immigrant civil servants planned by the year 2000 will 

earn less than N4.8K per annum, it can be argued that 

about 80% of the city's projected inhabitants in the year 

2000 will not be able to afford to buy housing as it is 

being provided in the current programme. 

4.6.0. Rents 

A Rent Review Panel was set up in 1979 by the Federal 

Government in order to make recommendations with respect 

to rents. This led to the establishment of rent tribunals 

in all the States of the Federation and to the 

recommendation that no one should have to pay more than 

20% of their income as rent. Although there has been no 

established analysis of the overall impact of this 

recommendation, there have been several studies which show 

cases contravening this recommendation. The Fourth 

National Development Plan (1980-85), for example, shows 

that the average urban worker often has to pay as much as 

40% of his income in rent. In urban centres like Lagos, 

Ibrahim (1981) observed that the shortage of accommodation 
is so acute that a tenant has to pay at least six months 

rental in advance before he is accepted as a tenant. 

As the amount typically spent on each type of dwelling in 

Abuja differs very markedly from the proportion of the 

total stock which they represent (see Table 4.8), it seems 

reasonable to suggest that rent paid for a particular 

standard of housing should reflect the share of resources 
that it has consumed. The cost of housing in Abuja is 

subsidised by the Federal Government; the occupants are 

not expected to pay economic rents for them. 

Housing subsidies can be applied either to people or to 

dwellings. The former are often given as housing 

allowances to workers. The latter are applied as an 
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intervention in the repayment system to the occupants 

irrespective of their financial circumstances. Subsidies, 

therefore, have the effect of increasing the quality of 
housing affordable by occupants at the expense of the 

Government. 

In Abuja, subsidies are applied to the dwellings; the 

government is requiring occupants to pay a lower rent than 

would pay off the cost of the dwellings within their 

economic life. Monthly rents (in 1986) for rooms in 

compounds are N15.50 for one and N17.50 for two rooms (see 

Table 4.14). Rent for the self-contained dwellings vary 
from N22.00 for one bedroom to a maximum of N35.00 for 
four to six bedrooms. Thus occupants of the palatial 
bungalows costing in excess of N260K pay rent of only 
N20.00 per month more than that paid by workers in single 
compound rooms built for only N3K. The better-off citizens 
are favoured at the expense of the poorer because the 

majority of the subsidy is paid on the bigger dwellings. 

The four to six bedroom dwellings will absorb 23% of the 

estimated housing cost while rents for them will provide 
only 15% of the rental income (see Tables 4.8 and 4.14). 

At the other end of the scale, the single compound rooms 
will absorb less than 3% of the estimated housing cost but 

will raise over 14% of the rental income. Within the total 

subsidy policy existing in 1986, there is scope to 

redistribute the benefit more fairly by ensuring that rent 
paid and the subsidy on each dwelling should relate to its 

cost. Two ways of doing this are discussed below. 

The first alternative is to calculate rents according to 
the actual cost of each dwelling minus a proportionate 
share of the overall subsidy. In this way the rent 
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Table 4.14. Rents per Unit per Month and Total 

Rental Income by Type of Dwelling 

Type of 

Dwelling 

Unit 

Rent per 
Month 

(N) 

Rental 

Income 

(N K) 

% of Total 

Rental 

Income 

1 Room 15.50 64.60 14.4 

2 Room 17.50 16.91 3.8 

1 Bedroom 22.00 84.92 19.0 

2 Bedroom 25.00 137.25 30.7 

3 Bedroom 25.00 78.40 17.5 

4 Bedroom 35.00 61.18 13.7 

5 Bedroom 35.00 1.33 0.3 

6 Bedroom 35.00 2.84 0.6 

Total 447.43 100 

Note. Figures not adding up due to rounding errors. 

collected for each dwelling would be directly in 

proportion to the total cost of that dwelling. As can be 

seen from Table 4.15, monthly rents for the compound rooms 

would be only N2.35 for one and N5.55 for two (all rents 
being rounded to the nearest five Kobo). These represent 

significant reductions from the current (1986) N15.50 and 
N17.50 respectively. At the other end of the scale, six 
bedroomed dwellings would require monthly rents of 
N202.40; i. e. N167.40 more than the N35.00 being charged 

currently. The medium-sized dwellings would vary less from 
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their current monthly rents; from a reduction of N1.75 for 

one bedroomed dwellings to an increase of N5.80 for four 

bedrooms. 

Table 4.15. Housing Costs, Current and Proposed Rents for 

Public Housing in Abuja (1) 

Mean 
Rent Required for 

Equity with Cost Affordable 
Dwelling Cost Per Current In Pro- By by Govt Sa- 

Type Unit Rent potion Rooms lary Grades 
(K N) (N) (2) (3) (4) 

1 Rm Unit 3.10 15.50 2.35 2.50 GL. 01-04 
2 Rm Unit 7.54 17.50 5.55 5.00 GL. 01-04 
1 Bedroom 26.64 22.00 20.25 17.90 GL. 05+ 
2 Bedroom 33.05 25.00 25.05 26.85 GL. 07+ 
3 Bedroom 47.92 25.00 36.20 35.80 GL. 07+. 
4 Bedroom 59.28 35.00 40.80 44.75 GL. 07+ 
5 Bedroom 266.74 35.00 200.15 180.90 GL. 15-17 
6 Bedroom 267.34 35.00 202.40 211.05 GL. 15-17 

Notes 1. Proposed rents are rounded to the nearest 5 Kobo. 
2. Rents in proportion to each type. 
3. Rents by number of rooms within each category of 

provision. 
4. At 10% for lower groups and up to 20% for the 

higher groups. 

A second method of calculating rents is based on the 

number of rooms provided for each of the three standards 
of provision. In the compound form, the mean rent per room 
required (N2.50) could be applied to one and two rooms to 
give monthly rents of N2.50 and N5.0 respectively. The one 
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to four bedroom dwellings would require a monthly rent of 

N8.95 per room, while the highest cost units will need 

N30.15 per room. Thus a one bedroom dwelling would rent 

for N17.90 per month (down N4.10 from current rents) while 

six bedrooms would increase N176.05 per month to N211.05. 

Both these new rent levels represent significant savings 

especially for the less well housed. The question of 

whether the occupants of dwellings subject to increases in 

rents can afford the proposed rent structure is discussed 

in the next Chapter. 

4.7.0. Access to Public Utilities 

This section deals with the access households have to 

utilities normally provided by the public utilities 

agencies. Data are presented on access to kitchens, 

bathrooms, toilets, water supply, electric light and 

power. Some definitions of terms may help here. 

In a typical Nigerian society, cooking is normally done 

outdoors because the preparation and cooking of food is a 
long and often laborious process. The pounding of fufu, 

corn or yam, for example, involves considerable physical* 

exertion and needs plenty of headroom for the long pestle. 
Lengthy cooking produces too much heat to be done indoors 

in a warm humid climate and so it is most conveniently 
done outdoors, usually in the compound. Cooking is 

normally done in a sitting position over a small charcoal 

stove or 'murfu' (Hausa term for stone or baked clay 
tripod stand that uses firewood), preparation and washing 

up being done in large clay or enamel bowls. The 

European-style kitchen fitted in most government houses is 

therefore unsuitable for all but a small Westernised 

elite. 



4.7.1. Existing Standards of Sanitation and Water Supply 

The standards used for sanitation appear to have developed 

more from the capacities of the hardware used than from 

considerations of the users' need or convenience. 
Presently, there are two major water-supply schemes in 

operation in the FCT: the Jabi Dam and Associated Works 

and the Lower Usuma Dam. Commissioned in 1982, the Jabi 

Dam has a reservoir of 6M cu m storage capacity and a 

treatment plant that is capable of producing 350 cu m of 

treated water per hour. The Lower Usuma Dam was completed 
in 1985. It' has a total storage capacity of 100 M cu m 

with the first phase of its treatment plant having a 

capacity of 4850 cu m per hour pumping. 

Table 4.16. Main Source of Water in the FCT 

Water 

Source 

Garki Wuse Gwa- 

rinpa 

Nyanya Karu Row 

Total 

(7) 

1. Tap Water 

(indoor) 1094 301 41 30 37 1503 (46.2) 
2. Tap Water 

(public) 40 165 7 63 7 282 (8.7) 
3. Well/Bore 

hole(indoor) 11 6 72 177 313 579 (17.8) 
4. Well/Bore 
hole(public) 11 0 1 194 135 341 (10.5) 
5. River/ 

Stream 6 4 5 470 62 547 (16.8) 

Col Total 1162 476 126 934 554 3252 (100) 

Source: FCDA 1985. 
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In a recent survey on housing and living conditions in the 

FCT (FCDA 1985), it was 
houses had-an exclusive 
the houses use a shared 

discovered that only 46% of the 

supply of piped water. About 99 of 
supply while the remaining ones 

depend on either well or stream (Table 4.16). Table 4.17 

a 

Table 4.17. Types of Toilet Facilities in the FCT 

Toilet Garki Wuse Gwa- Nyanya Karu Row(1) (7) 
Type 

Bucket/Pail 

(exclusive) 13 17 
Bucket/Pail 

(shared) 18 12 
Pit 

(exclusive) 91 

Pit 

(shared) 37 

Flush Toilet 

(exclusive) 137 54 
Flush Toilet 

(shared) 1012 355 

Col Total 

Notes. 

rinpa Total 

7 300 43 380 (10.2) 

1 18 9 58 (1.6) 

0 24 10 44 (1.2) 

29 130 151 (4.0) 

15 65 299 570 (15.3) 

88 918 157 2530 (67.7) 

1192 446 113 1334 648 3733 (100) 

1. A total of 767 households did not respond to 
this item of the questionnaire. This results in 
3733 as the grand total which explains the 
apparent discrepancy between the totals in Table 
4.16 & 4.17 

Source: FCDA, 1985. 

gives the distribution of households and the type of 
toilet facility in their dwelling unit from the same 
FCT-wide survey. 
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Section 6.04 of the Development Control Standards and 

Guidelines for Abuja, requires that every toilet should be 

fitted with a "water closet of Armitage Shanks Unimyna 

Cat. No. V. 250 syphonic with "p" or "s" trap...... Complete 

with fitting to BS. 3402 specification or its equivalent. 

Plastic type cisterns are not allowed" (FCDA, 1986, p. 26). 

Although the use of WC toilets has been encouraged for 

many years, they are common only in government houses. The 

problems accompanying the introduction of WCs universally 

are very serious and include: 

(a) Insufficient water supply capacity for flushing; 

(b) The prohibitive cost of WC pan and cistern (about N400 

in 1985); 

(c) The shortage/high cost of toilet paper or other anal 

cleansing material that is capable of being flushed 

away. 

Although there is no piped water in Nyanya and most of 

Karu, government houses there are fitted with water system 

toilets but with a good many of them (about 40% - survey 

estimates) lacking soak-away pits. This state of affairs, 

as the residents complain, has led to rampant stooling in 

open places, thus worsening the poor sanitary state of the 

areas. 

Data on utilities (in public housing) have been collected 

at the level of whether the household has access to a 

shared or exclusive supply or to none associated with the 

house. Where a facility is outside the house, and shared 
by the occupants of more than one house, it is counted as 

absent and equivalent to a public facility. Data were 

collected on a house, rather than a household basis, as it 

is not possible for there to be a facility in the house 

which is not available for all residents. Where a house is 
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recorded as having "none" it is assumed that the residents 

either do without, for kitchen, bathroom and electricity, 

or use public facilities for toilet and water supply. As 

the public facilities are relatively thinly scattered and 

in poor condition (especially in Karu, Nyanya and 
Gwagwalada), those households relying on them can be said 

to be greatly inconvenienced and to suffer hazards to 

their health. 

A distinction was made in the data collection between 

electric light and electric power. Power indicates the 

presence of electric sockets in the walls as opposed to 

simply the presence of ceiling lights. This was an attempt 
to differentiate the 13A supply necessary for many 

appliances, especially irons, cookers, etc, from the 3A 

supply necessary for lighting and the operation of 

appliances like radios. 

All the houses surveyed had kitchens out of which only 
about 6% have a kitchen to be shared with other tenants. 
The same 6% admitted to sharing bathrooms and toilets but 

with mixed feelings about the level of provision; some 
(about 35%) complained, that although their houses had 

only recently been completed, their toilets have since 
been blocked due to poor plumbing. Others expressed bitter 
feelings for the lack of water and soak-away pits which 
renders their WCs useless. 

Up to 16% of the houses lacked piped water supply because 

they had not yet been connected to the mains. All the 
houses that had no water supply and those with shared 
kitchens and bathrooms/toilets belonged to the one- and 
two-roomed dwelling units. 

In the study, 17% of the houses had no electricity supply 
although provision was made for an individual meter box 

and at least one power point and one light point per room. 
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Once again, residents in the one- and two-roomed 

dwellings, and those in about 4% of the three-roomed 

units, suffered the lack of electricity. 

4.8.0. Living Above Ground Level 

Various aspects of Nigerian lifestyle favour the dwelling 

unit being at ground level. These are the tradition of 

outside living and the need to be able to extend dwellings 

easily as incomes and family size increase. The pounding 

of fufu, palm kernels, etc., and the use of open fires are 

not suited to upper floor accommodation. 

In Abuja, 38.4% of the proposed dwellings and 19.5% of the 

completed dwellings are flats in four-storey walk-up 
blocks. The arguments for housing on the ground are these. 

It is cheaper, more likely to be acceptable to the living 

pattern of the people, and easier to extend and change. 
The arguments for flats of more than two storeys are those 

of increased density (less land used per dwelling) and to 

provide for very small households where the possibilities 

of subdivision and alteration are unlikely. A disadvantage 

of flats (which mainly concerns housing management) is 

that those higher than two storeys must have common access 

ways and stairs which require lighting and cleaning. At 

two storeys it is still possible to arrange entries at 

ground level. This will not present problems where a 

strong management authority exists and where there is an 

existing tradition of sharing common features such as 

access ways. In other cases, however, such common areas 

are, at best, to be taken over by the adjoining occupiers: 

where this is impossible, they may become dirty and filled 

with refuse as with some block of flats found in Carki 

and Wuse districts in Abuja (Phase One). 
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Refuse disposal presents an additional management problem 
in flats - since the likelihood of highly mechanised, 

efficient and regular removal may be remote. Both storage 

of refuse in the flats and the more complex route to the 

refuse point makes the problem a much more difficult one 

to live with and design for in flats than in houses. 

4.9.0. Conclusion 

The vast majority of the people in developing countries 
live at subsistence level and current standards are either 
indifferent to their needs and abilities, or affect them 

negatively. In fact, the situation in many urban areas is 

almost as if the poor subsidise the rich, especially in 

the use of housing, utilities and services. Considerable 

investment, direct as well as indirect, goes towards 
buildings and services for the upper and middle income 

groups. 

The provision of subsidised housing in developing 

countries as well as developed countries has been 

justified on income distribution and/or other welfare 

criteria; however, shelter programmes have had very 
limited success. To a large extent, both long established 

and recent programmes have tended to be too broad in terms 

of target groups. For example, subsidised housing 

programmes typically serve low- and moderate-income 
households as eligible groups. In many developing 

countries, subsidy programmes are predominantly for civil 

servants (Valverde and Bamberger 1980). The achievement of 

objectives implicit in such policies requires tremendous 

outlays, and levels of subsidy that are rarely feasible 

within the specified time frame, economic circumstances, 

and political commitments of a given country. The usual 

outcome has been that only a small fraction of the target 

groups (usually at the top of the range of eligible income 
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groups) can afford subsidised shelter and so few can 

benefit from conventional programmes. 

In the case of Abuja, housing subsidies are not only 

distorting the housing market (thereby discouraging 

private developers) but also contributing immensely to the 

fiscal crisis of the government. Whatever happens in the 

future, the inequitable application of subsidy cannot be 

supported. Not only does it favour the rich at the expense 

of the poor, but it also hides major gaps in the quality 

of housing provided in Abuja, and therefore militates 

against the most efficient use of resources in the 

construction of housing in the new capital city. 
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CHAPTER FIVE 

ESTABLISHING HOUSING NEED IN ABUJA 

5.1.0. Introduction 

The concept of housing need is an attempt to express in 

numerical terms the accommodation required to satisfy the 

need for shelter in a society. The level at which 

satisfaction occurs is obviously related to the local 

societal view of what is acceptable in both quality and 

quantity subject to climate, custom and affordability. It 

may change over time and will always be a matter of 

opinion (Tipple, 1984A). Any calculation of housing need 
is eventually reduced to the following equation: 

Number of People in each 

size of Household 
Housing Need = Maximum Acceptable Number of People 

Per Unit of Housing 

In this study, two methods have been used in order to 

produce a housing need estimate for Abuja. These are: 

1. The establishment of housing need using the equation 
above, and 

2. the use of expressed preferences of respondents to the 
household survey. 

As it is not our aim to calculate the anticipated housing 

deficit to be met at some future date, calculations using 

the above equation is intended to give the number of rooms 

needed in gross rather than in net terms. In the equation, 
the denominator is an occupancy rate derived through 

policy. In this chapter, two people per room is chosen as 
the maximum occupancy rate partly because some rate is 
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needed for illustrative purposes and partly because this 

figure seems reasonable as argued later in the chapter. 

The establishment of housing need as a measure of how much 

investment is required in housing is fraught with 

problems. Not only is "need" a value-laden concept but 

also the means of estimating how much accommodation is 

needed are constrained by the future accuracy or 

continuing validity of the assumptions made at the 

beginning of the plan period (Tipple, 1984). Thus, it is 

important that housing need is used only in a planning 

process which includes periodic monitoring to check and 

modify targets. As the strategy proposed in the last part 

of this work is of that kind, it seems reasonable at this 

point to establish at least the approximate scale of 
housing need which can then be subjected to monitoring 
throughout the period of implementation. 

5.2.0. Number of Rooms Preferred 

Respondents were asked how many rooms they would prefer, 

given that they would pay higher rents if they opt for 

more rooms. Thus, while this question cannot give the 

comparatively sensitive measure of preference inherent in 

the priority evaluator techniques (Tipple, 1984), it is 

awarded a degree of realism by the inclusion of a cost 
factor. Under the circumstances existing in Abuja, it 

would be expected that there would be preference for 

considerable increase in rooms. About 40% of all residents 
interviewed had left some or all the other members of 
their families in their former stations (where they were 

working before coming to Abuja) until suitable 
accommodation should become available. However, most 
households selected only a modest increase in their 

accommodation, with 18% of the households expressing 
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satisfaction with the number of rooms they have already. 

Three points can be made in passing: - 

1. Simple satisfaction scaling has little value when 

expectations are seriously constrained by experience of 

what is available. 

2. To admit to a lack of satisfaction in some feature of 
life, especially one as intimate as housing, involves a 
loss of face for the respondent (especially if he or 

she is the head of the household). 

3. Presumably more residents would have expressed 
dissatisfaction with the number of rooms they already 
have, had it not been for the heavy housing subsidies 
they are currently enjoying. 

Figure 5.1 and Table 5.1 show the distribution of "rooms 

preferred" for the whole of Abuja. It can be seen that 

there is a heavy concentration in preference for (in rank 

order) five, three and four rooms, with rapid falling off 
thereafter at two and six rooms. It is also noticeable 
that, of those surveyed not a single household preferred 
to stay in the one-room units despite their predominance 
in the FCT. 

Some heads of households argue that since this study was 

concerned only with housing in the FCT, they will speak 

only about those members of the family that were with them 

in Abuja and not about the rest living elsewhere in the 

country. Some of them will not even disclose the total 

number of wives and children they have. With this handicap 

in mind, Table 5.5 and Figure 5.3 shows the percentage 
frequencies of the actual number of persons per household 

for each of the four tribal groupings. 
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Figure 51: Rooms Preferred (Total), Percentage Frequencies 
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Table 5.1: Number of Rooms Preferred (Total), Percentage 
Frequencies 

No. of Rooms Preferred 
23456 

Abuja 6.4 28.7 19.2 41.2 4.5 

001 
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Figure 5.2: Mean Household Size by Number of Rooms Preferred, 
Abuja 1986 
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Table 5.2 shows the number of rooms preferred by the 

various tribes. The Hausa indicated a higher preference 

for more rooms although 33% of the Yorubas will prefer to 

have five or more rooms. The Ibos tend to be satisfied 

with fewer number of rooms, 25% among them being contented 

with only two rooms although (as can be seen from Table 

5.4) over 70% of the same tribe were not satisfied with 

their rooms generally. On the whole, 43% of the sample 

were not satisfied and only 16% were very satisfied with 

their rooms (Table 5.4). About 52% of the whole sample of 

tenants stated that the present level of outdoor privacy 

was not satisfactory to them (see Table 5.3). 

Table 5.2. Rooms Preferred by Tribe, Percentage 
Frequencies 

Number of Rooms Preferred 
Tribe 1 2 3 4 5 6 

Hausa - 3.4 23.7 22.0 47.5 3.4 

Ibo - 25.0 50.0 25.0 0.0 0.0 

Yoruba - 8.3 58.4 0.0 25.0 8.3 

Others(1) - 11.8 11.8 23.4 47.1 5.9 

Total 6.4 28.7 19.2 41.2 4.5 

Note (1) This comprised all other tribes found in 

public housing that do not belong to the 
three tribes named. 
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5.3.0. Rooms Preferred and Household Size 

As would be expected, the number of rooms preferred by 

each household is positively correlated to the number of 

people in the household. Figure 5.2 gives the mean 

household size and the number of rooms preferred. It can 

be observed that the mean occupancy rates preferred did 

not rise above two persons per room even in the larger 

dwellings (which tend to accommodate more persons per 
dwelling). From these data, therefore, it is not 

unrealistic to take two persons per room as the maximum 

occupancy rate in the general calculations of housing need 
in Abuja. 

Table 5.3. Tenant's Tribe by Opinion of Outdoor 
Privacy of their Dwelling Unit 

Tribe 

Private 

Enough Indifferent 

Not Private 

Enough 

Hausa 7.4 38.6 54.0 
Ibo 40.0 0.0 60.0 
Yoruba 10.0 20.0 70.0 
Others(1) 37.5 21.9 40.6 

Total 17.1 30.8 52.1 

Note (1) See note 1, Table 5.2. 

The Committee on the Location of the Federal Capital 

recommended that "... a new capital is desirable that would 
be secure, comfortable, healthful, and possess adequate 
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Table 5.4. Tenant's Tribe by (expressed) Feelings 

about the Number of their Rooms, 

Percentage Frequencies 

Tribe 

Very 

Satisfied Satisfied 

Not 

Satisfied 

Hausa 11.3 45.2 43.5 
Ibo 0.0 22.7 77.3 

Yoruba 26.2 47.6 26.2 

Others(1) 24.9 33.7 41.4 

Total 15.8 41.7 42.5 

Note (1) See note 1, Table 5.2. 

land and natural resources to provide a promising base for 

urban development" (Abuja Master Plan, 1979). This 

obviously calls for a need to provide living standards in 

the new capital which will avoid the problems of 

overcrowding now being experienced in other major Nigerian 

cities, and to respond to major social and cultural issues 

such as family sizes. It is also in recognition of these 

recommendations that this study considers it desirable to 

adopt a maximum of two persons per room as the policy on 

occupancy rate. 
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Table 5.5: Total Number of Persons in (louse by Tribe, Percentage Frequencies 

Number of Persons 

Tribe 123456 

Hausa 26.7 7.0 29.6 8.5 2.8 14.1 

Ibo 25.0 50.0 0.0 0.0 0.0 25.0 

Yoruba 0.0 0.0 0.0 0.0 70.0 10.0 

ethers " 9.4 15.6 6.3 6.3 3.1 28.1 

overall 19.6 10.9 19.7 6.8 8.5 17.1 
`Average 

in House 

789 10 11 12 13 

0.0 2.9 1.4 "5.6 0.0 1.4 0.0 
0.0 0.0 0.0 0.0 0.0 0.0 0.0 
0.0 10.0 0.0 0.0- 10.0 0.0 0.0 
6.3 12.5 0.0 3.1 3.1 3.1 3.1 

1.7 6.0 1.7 4.3 1.7 1.7 0.9 

Figure 53: Total Number of Persons in House by Tribe 
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Figure 5. k-: (a) Households Occupying X Rooms, (b) Households 
Needing X Rooms at 2 p. p. r. & (c) Households 
Preferring X Rooms in Abuja, 1986 
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5.4.0. Housing Need 

In any given situation, the occupant's satisfaction with 
his dwelling depends to a large extent on the key question 

of whether the dwelling unit meets his needs. In an 

attempt to define the occupant's needs, Soen (1981) 

observed that "first of all, one may state that the basic 

needs are a function of two key factors: 

1. the stage in the occupant's life cycle, and 

2. the occupant's life style". 

He went on to say that ".... as far as the relative 
importance of these needs is concerned, one may quote 
Clare Cooper: 

"There is one simple rule of thumb that pertains to 

choosing between conflicting needs. The most basic of 
human environmental needs is for shelter; we are 
assuming that any housing design, however maladapted 
to the resident's social needs, will at least provide 
that. When people's shelter needs have been 

satisfied, they become concerned about security from 

outside threats, real or imagined. When the needs for 

shelter and security are taken care of, people begin 

to demand that their dwelling also fulfil needs for 

comfort and convenience. There may be little concern 
for exterior aesthetics, but considerable concern 
about having a house that is cosy and comfortable and 
easy to maintain. 

At the next stage in the hierarchy of needs, when 
comfort and convenience are taken for granted, the 
house is seen as a locale for socializing and self 
expression. Finally when all these previous needs are 
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taken care of, people become concerned about 

aesthetics of their " house and the 

neighbourhood..... So, for example, if the choice is 

between aesthetics and comfort, the latter must come 

first; if the choice is between security and 

self-expression, the former must come first. That is, 

in a hierarchy extending from lower or more basic 

needs to higher or more specialised needs, from 

shelter, security, comfort, convenience, through 

socializing, self expression and aesthetics, a lower 

need must always take precedence over a higher one. 

Not until the lower needs have been satisfactorily 

met will the higher ones emerge into consciousness". 

Although different groups within any area's low-income 

population will have their own unique housing needs, 
Blitzer (1982) reveals that some generalisations can be 

made. "House location within easy reach of income sources 
is often the most pressing need, especially for households 

lacking a steady and secure income source..... Location is 

often more important than the quality of the (dwelling) 

unit or services provided" 

Turner (1972) in 'Housing Issues and the Standards 

Problems', reiterated that the demand for residential 

accommodation near work-places, for example, can be so 

rigid in cities like Calcutta and Delhi (in India) that 

the very poor will sleep on the street rather than accept 

a subsidised house on the periphery. 

In an attempt to estimate the amount of accommodation 

required by the households in Abuja, it is proposed that 

two persons per room be used to represent the policy on 

maximum occupancy rate. It is also proposed that we assume 

that the household size distribution remains constant 

throughout. Adopting a different maximum occupancy rate, 

or assuming a change in household size distribution due, 

139 



perhaps, to the likelihood that new houses would be used 

by many potential households, or due to husbands bringing 

the rest of their families to join them in Abuja, would 

also be quite reasonable alternatives. 

As the population projections given in the Master Plan for 

Abuja were found to be unreliable for planning purposes 

(see chapter 1), a population estimate of 12177 households 

was calculated from the survey data collected in 1986 (see 

Table 5.6). 

Following the method used by Tipple (1984) the chosen 

occupancy rate is applied to the 1986 household size 

distribution to calculate the number of rooms needed so 

that no household has an occupancy rate in excess of two 

persons per room (Table 5.6). The number of rooms needed 

can be estimated at approximately 32.4K. ' This is a 

conservative estimate as it assumes that each household 

occupied the minimum amount of rooms needed for them to 

have an occupancy rate of two or below. Moreover, this 

method makes no allowances for households who are prepared 

to pay for more space than they are assumed to need. 

However, as Table 5.7 indicates, with an estimated 19K 

existing rooms in Abuja in 1986, there is an estimated 

shortfall of 13.2K rooms in relation to the above 

assumptions. 

The second method which employs the expressed preferences 

of respondents in the household survey, generates a demand 

of 50K rooms, 30K more than actually exist in 1986 (Table 

5.8). 

140 



E 
0 
0 

N 

ý 

.d 
aý 
aý 

b9 

ý 
0 %z 
o co 

V 

ý "ý 

u ýL 
C) z 

ýD 
r "r+ 

k. ý 
v. 0 
N "rl 

"rl $, 
:A -0 
"p m 
rý "rl 
o IZ 

X 
4)%. D 
C7Cn 

Cl% 
Oý 
x -- 
. 

%o 
N 

r-1 
ca 

4, 
0 F 

N 
"4 

0-. 

N 
ýO 
O r+ 
N 
ý 
C) 
a v (7% 

N 
"ri CO 
U) 

V 
r+ c" 
0 
ý 

0x 

Lr% 

_: r 

r1 

N 

4- 

ýM 
NN 
HM 

i` N 
Co %D N 

CV 

%D 0 
cr% Co 
O tr\ ý' 
ý lf1 

ý Lr*% 
o 1! 1 _: r 1ý0 0 

cn 
N CO 
lf1 0 
Co ,e_: r 

C11% 

n Co 
Co _:: r ýý rn 

ý 
co 

rn CC) 
O r, N 

Co -: r IP-4 tr\ N C1 IZ 
T'4 C'1 

(Yll Co 
O r" 
ý. O NN 

t11 0 ý 0 Ný t- 

r+ M 

cn c11% 
co CC) 
Lr\ ýN 
rl "-i 

U1 vl\ 
cIN cn 

NN 

'U (4-i 
a7 aý 0 
a) U) "r+ 0 rn E öä Zö 

z cx°ä ": ä 

"0 
Co 
r+ 

. ý, 

1ý 
co 
rn 

v 
'L7 
aý 
aý 
25. 
w 
8 
0 
0 

w 
0 
rZ 
0 
ý 

8 
0 
cý 

. 
N, 

d 
ý 
ý 
ýu F 

bO 

iý"ý 
U +. ) 
L", N 
a1 
aK 
dw-- 
ý. U 
UI1 
u1 Gq 
., -1 "ti "., 

l. 

bQ 
9 
., A 
4J b 
V) r-4 
"H 0 
xx 
waý 

m^ 
N ;j ÖZÜ 

Oý 
as, 

a) 
P, . 

b9 

m "ý+ 
O tn U 
o "P4 v 

b 
a) d 
b r-( O 

u2 
m: J 
öxý 

O ... 
as. 

ý 

oa " 

(L) y ý. 
ý rV " 

v 
a) " ia 
V1 NW 

E .ý 
oN 
o cl 

M 
. ti 
P-4 

ri 0 
M4^ 
+ý Q) a On" 
Hý 

O 
x 

N. 
N 
N 
t'1 
q-4 

ý 
"1 

ý 
ý 
�. 4 
ý 
.. 

r 

N 

.. 

CON 
N 
C1 

ti 
ý 
ý 
CV 
9-4 

(a 
.ý 

,D 4 

141 



5.5.0. Housing Provision Compared with Need and 
Preferences 

By reference to Table 5.8 and Figure 5.4 it can be seen 

that supply falls short of demand, whichever way it is 

expressed. Furthermore, the scale of shortfall in 

provision is not just a few hundred rooms but thousands. 

There is an oversupply of accommodation used as one and 

two roomed units and an undersupply of larger dwelling 

units. Only 35% of households occupy more than two rooms, 

whereas the need appears for at least 48% to be 

accommodated in more than two rooms. The most serious 

shortfall occurs in the five room units where at least 11K 

more are required. In planning for a closer fit between 

household size and dwelling size, therefore, one of the 
key issues would appear to be an increase in the 

proportion and number of dwelling units with three or more 

rooms available per household. 

Policies are required, therefore, to enable more 
households to occupy more than two rooms. Opposition to 

this recommendation was expressed by some of the wives 
interviewed - opposition which stemmed more from social 

rather than economic considerations. They fear that the 

provision of houses with more than two rooms will 

encourage their husbands to take more than one wife. 
Although polygamy is central to the Muslim faith (see 

Chapter 7), many of the women consider the practice to be 

"outdated and incompatible" with their lives. Demogaraphic 

trends in the country over the past few years obviously 

show a decline in polygamy. Therefore, such policies 
(which aim at enabling more household to occupy more than 

two rooms) would be unpopular with them if it had the 

effect of reversing the decline in the number of 

polygamous marriages. 
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1. 

Table 5.8: Number and Percentage of Ilouseholds by Rooms Occupied and Needed, 
Estimated by Two Methods 

Method Used . 
I... 

... No. of Rooms Per households (X) Total Total 
For Cstimntion 1 2 3 4 5 6 7 Ilhs Rooms 

Households Occupying No. 40,13 38,18 2667 1023 56o 12 24 12177 19164 
X Rooms in 1986 (A) % 33.2 31.6 21.9 8.4 4.6 0.1 0.2 

Households Needing No. 4018 2314 2314 1339 1705 487 0.0 12177 32391 

X Rooms at 2 p. p. r (B) % 33.0 19.0 19.0 11.0 14.0 4.0 0.0 

Discrepancy (A-B) No. +25 +1534 +353 -316 -1145 =475 +24 -13227 
%: +0.2 +12.6 +2.9 -2.6 -9.4 -3.9 +0.2 

households preferring No. 0.0 779 31,95 2338 5017 548 0.0 12177 49765 
X Rooms (C) % 0.0 6.4 28.7 19.2 41.2 4.5 0.0 

Discrepancy (A-C) No. +4043 +3069 -828 -1315 -4457 -536 +24 -30604 
1". +33.2 +25.2 -6.8 -10.8 -36.6 -4.4 +0.2 

Note. Hhs = Households 
p. p. r. = Persons Per Room 

I 

Table 5.9: Household Size Frequency and Housing Need at Two Persons Per Room 
(1986 Distribution) Abuja 1986 

Household Size (Persons) Rooms Per 

1234567 Total Households 

s 

S 

Dwellings No. 2880 2742 1902 729 404 10 14 8680 

Planned per % 33.2 31.6 21.9 8.4 4.6 0.1 0.2 100 

Household Rooms 2880 5484 5706 2916 2020 60 98 19164 

Dwellings No. 4018 2314 2314 1339 1705 487 0.0 12177(1) 

Needed at % 32.9 19.0 19.0 11.1 14.0 4.0 0.0 

2 p. p. r. Rooms 

too 

4018 4628 6942 5356 8525 2922 0.0 32391 

2.2 

2.7 

Note: 1. This scale is based on the actual Number of Households Existing 
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5.6.0. Housing Need in 1990 

In order to estimate a scale of building for the 

short-term future, the need for housing in 1990 is 

estimated below. Due to reasons argued in Chapter 1, the 

population projections in the Abuja Master Plan were found 

unsuitable for planning purposes. According to a recent 

government announcement "... the movement of the seat of 

government to Abuja would hopefully be completed by 1991 

if the Babangida Administration's revised programme on the 

project remains uninterrupted" (Hotline, No. 11,31 March 

1987, p. 167). With such a commitment by the government, 

things are bound to be on the 'favourable' side with 

respect to our employment forecasts discussed in Chapter 

1. With a projected average number of five persons per 
household (see Chapter 4), our 1990 favourable NFCC 

employment figure (shown in Table 1.3) will result in 169K 

inhabitants. Using the various assumptions put forward in 

Chapter 1 and explained in Appendix 13, the total FCT 

population projections will come up to around 134K 

households for the same year. By reference to Tables 5.10 

and 5.11 it can be seen that the scale of housing need for 

1990 will require between 337K and 533K rooms in addition 

to the 1986 stock. Since all the existing public housing 

units are expected to be in habitable condition by 1990, 

no allowance was made for replacements. 

Let us now assume that the supply of rooms per household 

will stay at the 1986 level of 2.2 (Table 5.9), and that 

there will be no change in the distribution of house 

types. Based on these assumptions it can be seen from 

Table 5.12 that there is still a shortfall of 61K rooms 
for 1990. The current pressures on Nigeria's economy are 

very likely to force the government to continue providing 
houses at, or below the 1986 level of supply, while on the 

other hand, the trend from smaller to larger households 
likely to be caused as a result of husbands bringing in 
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Table 5.11. Housing Need (K) for 1986 and 1990 

Alternative Estimates 

Method Rooms Needed 1986 Supply 

Used to (approx) Shortfall on Need 

Assess Need 1986 1990 1986 1990 

Need at 2 ppr & 

1986 Household 32 356 13 337 
Size Distribution 

Preferred 

By 50 550 31 533 

Sample 

Table 5.12: Likely(1) Housing Provision and Housing 

Need (K) for 1990 

1986 Supply 1990 Need Shortfall 

(Actual) (Likely) 1986 1990 1986 1990 

19 295 32 356 13 61 

Note. 1. Based on the assumptions that the supply of 

rooms will remain constant at the 1986 level of 
2.2 per household and that the distribution of 
house-types will also remain unchanged. 
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the rest of their families to join them in Abuja, is bound 

to take care of any changes in the distribution of 
house-types that might occur. 

The production of hundreds of thousands of new rooms 
between now (1986) and 1990 must therefore form a context 
in which policies are adopted for housing the people of 
Abuja. In the current economic crisis however, the 
building of hundreds of thousands of new rooms within the 

stated period is beyond the capacity of government. While 

one can understand the reasons for the current 

government's wish to be seen to be the provider of housing 

for "workers", the realism of such rhetoric vanishes 

against the scale of building indicated above. The 

government cannot expect to act as anything other than an 

enabler in the face of such need. The most promising 
source of hundreds of thousands of rooms is the initiative 

of the people themselves, sparked off by policies 

restoring the profitability of building and easing the 

supply of land, services and building materials. 

5.7.0. Allocation of Public-Sector Houses 

In the UK, the selection of tenants for council housing is 

usually governed by different systems of priority. Usually 

the Local Authority will first consider its resources, as 
a whole, of both newly built and other vacant dwellings, 

and then acco. rd priority to applicants associated with its 
housing programmes (Willis 1984). For example, it may be 

stipulated that 20% of available houses shall be allocated 
to slum clearance, 40% to the general waiting list, and 
the rest to be used for other (smaller) special categories 
such as health cases, rehousing of homeless and so on. 
Once the total amounts for different types of priority 
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have been decided, the housing manager will proceed with 

his allocations. 

The allocation of government houses in Abuja, as in the 

rest of Nigeria, is mainly based on income. This implies 

that the higher your income is, the bigger and better the 

house you are offered, and tenants are basically charged 

fixed percentages of their income (based on government 

Salary Grade Levels) as rents irrespective of the houses 

they occupy. This notwithstanding, the study observes a 

remarkable correlation between household size and rooms 

occupied, considering that the former is not a criterion 

for allocation. Figures 5.6 and 5.7 suggest that household 

size followed the amount of space (rooms) made available. 

It can also be noted that the number of persons per room 

rises with the number of rooms provided for the allocattee 

household. This is the reverse of what is expected. 

In the more developed countries, the tendency is for each 

household to contain one family (defining a family as a 

married couple with their children). In Nigeria, however, 

it is traditional for several related or even unrelated 

families to share a dwelling. These may or may not 

comprise a single household in the sense usually applied 

in the developed countries (as a group who eat together). 

The traditional communality of the Nigerian people can be 

taken to be one of the major reasons behind the remarkable 

correlation between household size and rooms occupied in 

Abuja. It also serves to explain the apparent absence of 

homelessness as it is known in the West. Another reason is 

related to the austere situation in the country which has 

generally slowed down construction work in Abuja; which in 

turn is resulting in late completion of new houses and so 

in over-crowding of the existing stock. 
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5.8.0. Need in Sanitation and Water Supply 

The importance of a sanitary environment for both the 

value of houses and the quality of life of the occupants 

cannot be overemphasised. This fact has been well 

documented by many writers and research workers. Chadwick 

(1842) discussed vividly the adverse effects of insanitary 

environments on the mental, physical and social well-being 

of the people. Scott (1953) described pure, adequate water 

and safe removal of waste products as the foundation on 

which good housing, good nutrition and healthy living can 
be built. Other publications such as those of Gromosov 

(1968) and Wilner (1962) are among the later works which 
discussed different aspects of the effects of 

environmental qualities on both houses and their 

occupants. 

Inadequate sanitation has been the subject of much 

attention in the Nigerian mass media . In a study of 
Benin, Sada (1975) identified the critical area as 
deficiency in the environmental sanitation of the 

settlement including the inadequacy and the outmoded 

nature of the human waste disposal system. In a similar 

study of Shendam in Plateau State, Gyuse (1980) observed 

that more than 50% of the households in his survey did not 
have any form of solid waste disposal, and refuse was just 

deposited at the nearest empty plot of land. Karshi (1981) 

points out that the single most critical problem 

confronting the effective management of solid waste in Jos 

metropolitan area is not lack of equipment or manpower but 

the indiscriminate dumping of wastes by the roadside, in 

gutters and in other unauthorised places by residents. 
This finding buttresses an earlier contention by Gyuse 

(1980b) that the critical problem is not an inadequacy of 

regulations, but the failure of management to enforce laws 

that already exist. While by no means covering a wide 

range of cities in the country, these studies can be taken 
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as representative of the major problems of sanitation in 

housing areas in Nigeria. 

The establishment of a level of service needed for 

sanitation and water supply is as much a value-judgement 

as the corresponding decision on housing need. Obviously a 

minimum level of hygiene is required to prevent the 

occurrence of epidemics and to ensure that the population 

is sufficiently free from debilitating diseases and 

parasites to carry out their daily activities. 

It is beyond the scope of this study to consider detailed 

specifications of sanitation and water supply, or to set 

acceptable levels for the incidence of diseases related to 

public hygiene in the FCT. Nonetheless it is reasonable to 

examine the various types of water supply and waste 
disposal systems that might be appropriate for the FCT. 

The planned use of WCs as toilets is not advocated since 

they have been found to be too expensive for most 

households throughout Nigeria. Nor is it felt reasonable 

to continue to rely on public latrines or standpipes as 

their conditions are so poor, and their maintenance is 

such a burden on the authorities, that they constitute a 

poor investment even in the short term. 

Hence it is important to ensure that sanitation and water 

supply are provided in, or close to and in association 

with, each house and each storey in the house. 

Furthermore, the cost implied by the technology used must 

be appropriate for the economic means of the users (with 

no government subsidy) and be operable within the current 

technological and cultural constraints. The close 

association of utilities with each house allows, and 

demands, their maintenance by the users in co-operation, 

rather than by the public authorities. 
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The continuation of shared facilities rather than aiming 

at one per household is largely a matter of house design 

and cost. While houses remain in multi-household 

occupation the sharing of utilities by those who share 

other aspects of the house should be acceptable. 

5.8.1. Water Supply 

Many investigations on the problems of water supply in 

developing countries have been reported (see for example, 
Pradt 1971, Winbland 1972 and Oluwande 1979). 

Unfortunately there is little room to manoeuvre when it 

comes to the provision of safe water. The belief in 

certain quarters that "any water is better than no water" 

cannot be carried very far in developing countries. Clean 

drinking water is the basis of good health. 

In many cities of the developing countries, it is 

generally the urban poor who suffer most from the 

inadequacy of clean drinking water supply. Consequently 

the economic capability of the urban poor, which is always 
below average, is even further reduced; they either spend 
their meagre financial resources on expensive medicines or 

remain sick. The medicines will only alleviate sickness 
temporarily and do not remove the main cause of the 

illness which is impure water supply. 

As in most cities in the developing countries, the water 
supply department in Abuja is organised on a 
self-financing basis; which means basically that new 
supply schemes and delivery of water are provided to those 
who can pay. The poor are least able to pay for water 
supplies unless, of course, they can obtain water as a 
bonus from deliveries to higher-income housing areas. 
Hence there is a vicious circle: the poor are forced to 
spend money on very short-term measures such as expensive 
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medicines or bottled water, leaving them without 

sufficient finances to solve their main difficulties which 

are obtaining access to cheap clean water and to 

preventive health services. 

The aim of any scheme for improving water supplies to the 

urban poor must be to break this vicious circle by 

providing sufficient clean water at a price that the 

people can afford and at the same time developing health 

services which begin to concentrate on the preventive side 

of medicine. 

The study of water requirements falls into two categories, 

viz. a) the demand and usage of water and b) the 
development of the supply to meet these needs. Demand 

studies should be specially undertaken to determine the 

actual requirements of the urban poor, and to provide a 

satisfactory technical basis on which to design a new 

system. Too often, the design of new systems (such as the 
Jabi Dam Project reported in Chapter Four) is based on a 

projection related to the average demand for water. In 

most cases, the average demand includes supplies to 
high-income housing and to non-domestic users as well. The 

use of projections based on an average figure can lead to 

the overdesign of a particular system which in turn leads 

to the cost of the system being higher than necessary. On 

the other hand, if schemes are too closely tailored to the 

present needs then costly improvements may be required in 

the medium-term future as economic prosperity and the 

ability to pay for services increases. A balance must be 

struck between the two levels of design capacity. 

5.8.2. Faecal Disposal 

The Pit Latrine is a simple and cheap method of faeces 
disposal which can be made effective. In recent years, 
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much attention has been drawn to the modified pit latrine 

as a form of low-cost sanitation device for developing 

countries which are effective and sanitary without having 

to depend much on water. Appendix 10 illustrates how a 

water seal arrangement can be incorporated in the floor 

slab to prevent odour and fly breeding. Among the modified 
forms of pit latrines introduced in different parts of the 

developing countries are the 'ventilated latrine' and the 

'water seal and composting' latrines (see for example 
Wright 1977, Winbland 1978). 

The Aqua Privy is another system of faecal disposal with 

great economic and practicability potentials. As shown in 
Appendix 10, the aqua privy can be rightly described as 
the intermediate method between the pit latrine on one 
hand and the septic tank on the other. From pilot schemes 
in Ibarapa, Nigeria, (Oluwande, 1979) has evolved a very 
cheap and simple method for its construction. Further 
investigations in Ibadan and Ibarapa show that water used 
for flushing faeces into septic tanks varies between 10 

and 30% of the daily water consumption rates. The 

household aqua privy can operate efficiently with about 10 

litres of water per day. Appendix 10 illustrates how the 

toilet and bathroom can be used to maintain the correct 
water level in the aqua privy. 

5.8.3. Sewage Disposal 

In addition to clean water supplies, sanitation and the 

proper disposal of human and household wastes are 

essential to the well being of the population and the 

maintenance of a good physical environment. The basic 

objective in providing proper sanitation facilities in 

housing areas is to ensure that human waste is removed 
from the immediate household environment as quickly as 

possible and converted into an acceptable form without 

154 



risk to the health of the household or the community' in 

general. The objective may be achieved either by treatment 

within the household or outside the house plot. The choice 

of the method of treatment requires careful evaluation, 

and solutions will vary considerably from one location to 

another. 

Sewage disposal is an aspect of environmental condition 

where most developing countries can take advantage of 

their climatic conditions to make use of low cost devices 

which are as efficient as the sophisticated conventional 

methods used in the developed countries. However, in the 

literature of environmental sanitation reviewed, the 

consensus of opinion is that the central sewage system is 

the ideal method of sewage treatment though also the most 

expensive (Onibokun 1975). But, as Winbland (1972) 

observes, "whether we like it or not, for many years to 

come, the type of sewage disposal methods which the 

majority of people in the developing countries can afford 

will remain the individual non-network systems". 

These (non-network) removal systems of sewage are still 

very common throughout Nigeria. If the method cannot be 

abolished completely it should be modified drastically. 

Such modifications are already reported in the literature 

(see for example CPHERI 1969, Pradt 1971). Periodically 

tankers equipped. with vacuum pumps visit the vaults to 

empty them. The nightsoil is subsequently carried to 

central places where it is heat-digested anaerobically, 

composted with refuse aerobically or treated chemically. 
Winbland (1972) also discussed techniques which individual 

households may use to convert nightsoil and refuse into 

stable and harmless compost. 
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5.9.0. Affordability of Housing 

According to Turner, forecasts of housing demand always 

fail. He argues that this occurs mainly because it is 

wrongly supposed that people will spend a given proportion 

of income on housing. These calculations of what people 

will spend are based upon what bank or government agency 

officials assume people can invest. The likelihood of what 

people can spend on housing and what they will spend on it 

being similar may be much greater in highly 

institutionalised contexts such as Britain. But close 

observations and in-depth studies in South and Central 

America indicate that apparent coincidences of what people 

will spend and what they can spend are superficial (Turner 

1976). Therefore the question of how much people can 

reasonably be expected to spend on housing involves more 

than mere study and analysis of expenditure surveys, and 

will probably involve carrying out special (attitudinal) 

survey work (Shankland and Cox 1978). 

The cost of constructing a house has two major components: 

i) the material component and ii) the labour component. 

After the design of a house, therefore, construction 

materials and methods chosen are the most important 

factors affecting the cost of housing. In Abuja, as in the 

rest of the country, both modern materials and hired 

labour costs are phenomenally high, compared to other 

developing countries. A one bed-room house costs over N26K 

to build in Abuja (see chapter 4). This is the government 

figure and the real cost could be even higher (due to 

reasons put forward in Chapter One). 

The use of cement blocks and of the hardware required by 

the standards adopted for the larger dwellings raise the 

cost of materials and has led to substantial import 

dependency in the building industry. In short, the 

construction sector in Abuja is heavily dependent upon 
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imported management, materials and technology. Current 

pressures on Nigeria's economy are already forcing the 

government to make substantial cuts on capital projects, 

even abandoning on-going ones in some cases (see Figure 

5.7). As at December 1986, only 8.7K (35%) of the 25K 

housing units scheduled for completion in 1986 were 

certified 'ready for occupation' in Abuja. Thus, 

government's ambition of wanting to provide every 
household with new housing in the FCT is far from becoming 

a reality. 

The experiences of other developing countries like India 

has demonstrated that greater use of traditional materials 

and the adaptation of new techniques to traditional 
building methods can substantially lower costs, 

particularly in labour-surplus economies (see for example, 
Agarwal 1981). Lime, which is easily available in most 

parts of Nigeria, can be used instead of cement to affect 

cost savings. As regards construction methods, there is no 

evidence that industrialised building systems with 

prefabricated components (such as those employed in the 

erection of the abandoned blocks of flats shown in Figure 

5.7) offer substantial economies for a country like 

Nigeria and for the type of housing most critically 

needed. 

5.9.1. Affordability of Rental Accommodation 

The problem of developing effective methods of tenure for 

low-cost housing has proved to be especially difficult in 

Nigeria (Okpala 1977). Although the basic desire to own a 
house in the country is prevalent, yet due to high land 

costs and the high cost of building, rental will certainly 
continue to form the most important category of tenure 

especially among the low-income families in urban centres. 

158 



Well educated professionals and executives are less likely 

than traders or manual workers to invest in an urban 

house, even though they can afford to do so. They are 

usually under considerable pressure to build at home 

(where they are likely to live during retirement) and 

their employers provide subsidised housing while they are 

in town (Peil and Sada 1984). 

Government policy states that no one should have to pay 

more than 20% of their income on rent, with 10 - 15% being 

more appropriate for low income groups. The lowest income 

groups in government employment, from GL. 01 to GL. 06 (N125 

to N250 per month) could afford to pay between N12.50 and 

N25.00 at 10% of their income, or between N18.75 and 37.50 

at 15%. Thus they could afford the compound rooms or, if 

they could spare 20% of their pay, they could afford a two 

bedroom self-contained dwelling as proposed by the author 

in the previous chapter (Table 4.15). In 1986, allocation 

policy dictated that a household head should be earning at 

least government scale GL. 07, (N265 per month) to be 

allocated a two or three bed-room self-contained dwelling 

(personal examination of FCDA files). At the proposed rent 

levels, these workers could easily afford the same 

dwellings. 

The largest dwellings were meant to be allocated to the 

most senior government grades; GL. 15 to GL. 17 earning N920 

to N1260 per month. With the rents proposed in Chapter 

Four, these workers would be spending about 22% of their 

income on rent and will not find much difficulty in paying 

their way. At this point it is worth mentioning that 

although the questions on income (in the household survey) 

were subject to a high level of non-response especially 
from the low- and middle-income households, up to 68% of 

the higher-income household heads indicated one or two 

other sources of income apart from their salaries as civil 

servants. Where a farm or a property is indicated as the 
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other source of income, enough is earned normally in 

dividends to feed the entire household all the year round. 
This is more so when the other sources of income happen to 

be both farm and property. 

Within the existing level of subsidy, the application of 

an equitable rent structure exposes two quality gaps in 

housing provision. If equitably sudsidised, the compound 

rooms are too low-cost. They could be better quality, or 

households could be allocated more of them, without their 

passing beyond the economic capacity of the low-income 

government employees. With a proposed rental of N5.55 for 

two rooms, even workers on GL. 01 paying 10% for rent could 

almost afford N11.10 per month for four rooms. At the 

other end of the scale, the quality and, therefore, price 

gap between the four- and five-bedroom dwellings is too 

large (see Chapter Four, Table 4.8). Thus at the present 

subsidy level, most grades above GL. 07 are under-housed 

and should have dwellings renting for between N60 and N200 

per month. 

Of course, reductions in the level of subsidy which the 

government is prepared to pay for housing in its new 

capital would alter the cost of dwellings which residents 

could afford to rent. With an equitable rent distribution 

in operation, the low income groups could probably cope 

with doubling of rents. However, if such changes did 

happen, the very large dwellings would undoubtedly become 

the sole preserve of the very wealthy. 

5.10.0. Suggested Solutions to Problems of House-Building 

In the housing and household characteristics survey, 

respondents were asked about possible solutions to the 

problems which confront prospective house-owners, and 
their responses portray a good view of the problems and 
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the prospects of private housing development throughout. 

the FCT. 

(1) Finance 
On the problem of finance, the following suggestions were 

preferred: 

(a) Libralisation by banks and other agencies through 

government intervention, of credit facilities. In 

particular, interest rates should be slashed. 

(b) Widening of the employment base in the FCT. 

(c) Extension of loan facilities (especially by 

government) to self-employed persons. According to 

respondents, the present system favours salary earners 
to the detriment of others who constitute the bulk of 
the population. 

(d) Strengthening of the financial base of the LGAs, and 
widening of their scope of operations to include 

granting of housing loans and building of houses for 

sale to prospective buyers. 

(e) Greater promotion of cooperative activities so that 

they can embrace a more appreciable proportion of the 

population. 

(f) Greater participation by employers in housing 
delivery. This can be done by directing them to 
guarantee loans to their employees and devoting a 
reasonable part of their bullets to granting loans to 
their emplyees. 

(g) Increase in the salaries of workers. 
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(2) Land 

With respect to the frustrations encountered in the 

acquisition of land, respondents put forward the following 

suggestions. 

(a) Government should make it mandatory for every family 

in the FCT to own at least one plot of land. 

(b) Establishment of a land bank which would allocate land 

to people with minimum delay on the payment of 

stipulated fees. 

(c) Review of the Land-Use Decree, and the greater 
involvement of various categories of traditional 

rulers in the allocation of land - since according to 

some respondents "They understand better than the 

government, the needs of the people". 

(d) Pegging of the prices at which government sell land to 

people. Currently the prices are exorbitant and only 
high-income earners can afford them. Similarly, 

existing registration fees and deposits should be 

slashed. Furthermore, it should be mandatory for the 
FCDA to allocate land within one year of the receipt 

of applications from prospective house-owners. 

(e) LGAs should be technically and financially 

strengthened to diversify their activities into the 

acquisition, 'lay-out and allocation of land to people. 

(f) Government should stop the present leasehold system 
and instead adopt a freehold system of land 

allocation. 

(g) The machinery for issuing the certificate of occupancy 
should be reviewed and made more efficient and 
liberal. 
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(3) Labour 

Although labour is the least likely problem to be faced by 

families in the FCT, the following suggestions were 
thought to be appropriate in order to enhance housing 

delivery in the FCT: 

(a) Encouragement by government of group efforts in 

housing construction as is the case in traditional 

societies. 

(b) Establishment of Vocational Training Institutes to 
boost the supply of the requisite labour force for the 
building industry. 

(c) Greater use by government of direct labour in its 
building programmes - since the present system of 
contracting constitutes a major cause of escalating 
costs in the building industry. 

5.10.1. Aid Preferences 

Chapter 3 and the preceeding section highlighted finance 

as the most critical problem for prospective house-owners, 
followed by land. Not surprisingly, therefore, the type of 
government assistance preferred by respondents reflect 
these problems (Table 5.13). About 62% want the government 
and its agencies to provide loans while 22% want land. 
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Table 5.13. Types of Government Aid Preferred by Tribe 

(Percentage Frequencies) 

Tribe Land Loan Materials Relax 

Codes 

Ease Plan 

Approvals 

Complete 

Houses 

Hausa 17.9 77.0 4.1 0.5 0.5 0.0 

Ibo 29.6 55.5 7.3 3.1 3.0 1.5 

Yoruba 26.1 43.6 11.5 3.5 2.3 13.0 

Others 31.7 46.7 13.3 2.7 2.3 3.3 

Total 21.7 62.6 7.4 3.2 3.0 2.1 

There are disparities within the tribes with regards to 

land preference. For example, while up to 26% of the 

Yorubas would like to have land, only 18% of the Hausas 

preferred it. However, there is a general feeling amongst 

most respondents that once the financial barrier is 

removed the other problems can easily be taken care of. 

Consequently, only 1.4% of the respondents want 

assistance through the supply of subsidised building 

materials, and less than 4% want it either through the 

provision of completed houses or the relaxation of 

building codes. 

An overwýlming majority of the respondents sanction three 

types of assistance by government viz: the provision of 

loans, land and building materials. The allocation of 

completed houses was rejected mainly because of the 

following reservations: 

(i) The houses fail to meet the tastes and needs of 

most people interviewed. They are usually too small, 

while their uniform architectural designs reduces their 

overall appeal. 
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(ii) In the design of the houses, the sociological and 

cultural peculiarities of residents are not usually 

taken into consideration. 

(iii) The location of the houses as well as their 

orientation may be unacceptable to the allottee 

household. 

(iv) In view of the fact that the houses are usually 

given out on contract and various professional fees are 

included, their prices are usually too exorbitant (see 

Chapter 4). 

(v) The initial deposit demanded (in this case for the 

Federal Low Cost Houses) may not be readily available. 
The allottee may therefore be forced to go to the 

money-lenders, thus creating a situation wherein he has 

to cope with two loans at the same time. 

(vi) Since payment for the houses usually takes many 

years, there is the fear that in case of death the 

allottee's heirs will be saddled with debt. 

Furthermore, there is a feeling of a lack of prestige 
in having such houses, since it is common knowledge 

that the allottee is in debt and cannot claim full 

ownership until full payment is made. 

(vii) There is also the feeling that the allocation of 

such houses is subject to political and sectional 

considerations and therefore, the needy do not always 
have them. 

(viii) There is a general inclination among Nigerians 

to let-out part of their houses in order to augment 
their incomes. Consequently, another reservation 
relates to the fact that government usually makes the 
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prohibition of sub-letting a condition for the 

allocation of such houses. 

Respondents were unanimous that giving loans to 

prospective house-owners is the best approach to an 

efficient housing delivery in the FCT. The following major 

advantages are the reasons put forward for doing so: 

(i) The construction of houses is much faster than if 

the prospective house-owner were to rely on his own 

resources only. 

(ii) The prospective house-owner is involved in the 

planning and execution of the project and can adopt a 
design that suit his needs and tastes. He can build a 
bigger house, let-out a portion, and use proceeds to 

defray his loan. 

(iii) The businessman is spared the trouble of dipping 

into his capital in order to build a house; he can 

continue to maintain and expand his business while 
building his house at the same time. 

(iv) With a prudent management of the loan, a 

reasonable part can be saved and diverted to other 

productive ventures such as farming. 

(v) Although interest rates are high and repayment 

conditions stringent, government loans are more 
liberal, more regular, and therefore more reliable than 

others. 
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Table 5.14. Other Sources of Assistance Available to 

Residents in Building Houses in the FCT 

So urce ofAs sist ance 

Tribe Nobody Relatives Employers Banks Combination 

Hausa 25.6 64.4 2.1 2.1 5.8 

Ibo 41.1 50.0 0.0 8.9 0.0 

Yoruba 43.4 30.8 0.0 22.6 3.2 

Others 50.0 32.7 11.6 4.3 1.4 

Total 40.2 44.3 3.4 9.5 2.6 

While most people expect aid from the government in one 
form or the other, Table 5.14 shows that-a good proportion 
(44.3%) expect help from relatives also - an indication of 

the recognition of the inadequacy of the former. However, 

although up to 64.4% of the Hausas and 50% of the Ibos 

will anticipate help from relatives, only 30.8% of the 

Yorubas and 31.9% of the others are likely to do so. 

5.11.0. Conclusion 

In this chapter and the preceding one, an attempt has been 

made to analyse the housing situation in Abuja in terms of 
both provision and need. And due to the enormous shortfall. 

of current supply over housing need, it is suggested that 

it should be an acceptable policy for the government to 

encourage the production of more housing, particularly for 

the low-income earners. 

In Nigeria, the attachment to one's ancestral village is 

deep-rooted. The family pride, the filial attachment and 

the desire to acquire a social status in the village makes 
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an urban dweller always look back towards his village. 

This strong loyalty to the village inhibits the savings of 

the urban dweller being invested say in housing in the 

city. He prefers to sink his savings into building a house 

in the village where he will live when he retires 

eventually. The principle of sharing a rented house in 

which relatives and friends are included will therefore 

continue to serve as a major form of tenure (especially 

for the low-income groups) in most urban centres in 

Nigeria. Thus an individual's (or household head's) income 

is irrelevant and unsuitable to be taken as a criterion 

for the allocation of housing in Nigerian urban centres. 

It will therefore be more appropriate if rents are fixed 

according to the type of building rather than to salary 

grades as is done in Abuja currently. 

This Chapter has also highlighted the following issues in 

the housing delivery system of the FCT: 

(1) Although prospective house-owners face a variety of 

problems, the most inhibiting is that of finance. This is 

followed (in descending order) by land and labour. 

(2) A majority of respondents support the allocation by 

government of complete houses, but, only a small number 

(2.1%) actually want it as a form of assistance, compared 

to over 62% who want loans; 22% who favour land 

allocation; and 10% who are in support of subsidised 

building materials. 

In view of the suggestion (made earlier in the chapter) 
for the production of hundreds of thousands of new rooms, 

which must form a context in which policies are adopted 
for housing the people of Abuja, the study recommends that 

the government should: - 
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(i) Encourage the use of indigenous building materials 

and give priority to building and management 

research. The activities of the existing various 

research organisations such as the National Building 

and Road Research Organisation, the Nigerian 

Standard Organisation and the Nigerian Institute of 
Social and Economic Research, can be co-ordinated to 

undertake such projects. 

(ii) Encourage large-scale production of building 

fixtures, hardware and finishing materials locally, 

which are at present heavily dependent on imports. 

(iii) Foster programmes to attract and train the manpower 

needed in the housing sector. 

Finally, it may be argued that an elegant equation to 

calculate housing demand may be more accurate than the 

rather crude and simple techniques employed in this 

chapter. For planners who have the necessary data and 

mathematical ability, calculations of demand can be both 

absorbing and accurate. However, in the rigorous working 

environment of the Third World the facilities for 

sophisticated analysis are seldom available. It is felt, 

therefore, that simple methods can be invaluable in 

determining which policy approaches could be effective and 

which should be rejected as impracticable by government. 
With periodic monitoring, both for rates of building 

achieved and for changes in the household size 
distribution, such fairly simple methods of assessing 
housing requirements should prove to be very effective 
tools for planning. 
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CHAPTER SIX 

POLICIES ADOPTED IN THIRD WORLD CITIES TO ENCOURAGE 

RAPID INCREASE IN THE HOUSING STOCK 

6.1.0. Introduction 

Only about 3% of the world's population lived in towns and 

cities at the beginning of the 19th century. A hundred 

years later, this had increased to 15%. By 1975, the 

figure was 40%. The rich industrialised countries already 
have more than 67% of their population in towns and 

cities. In the developing countries, the proportion is 

still less than 25% (UN, 1976). But as the Third World has 

more people, it already has nearly as many city-dwellers 

as the developed world. And because Third World 

populations are growing rapidly, the developing countries 

will soon have more city and urban dwellers than the 

developed countries. Between 1950 and 1975, the number of 

cities with over a million inhabitants rose from 71 to 

181. While the number of these 'megacities' in the 

Table 6.1. Anticipated Population (M) and Annual Growth 
Rate 1975 - 2000 

Developed Regions Developing Regions 
Population 1975 2000 Rate(%) 1975 2000 Rate (%) 

Total 1132 1361 1.0 2835 4892 2.2 
Urban 783 1107 1.4 775 1996 3.8 

Megacities 262 447 2.1 244 916 5.4 

Source: Global Review of Human Settlements, UN Conference 

on Human Settlements, Vancouver, 1976. 
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developed countries nearly doubled (from 48 to 91) the 

number in the Third World nearly quadrupled (from 23 to 
90) (UN, 1976). 

The proportion of total urban population living in 

megacities is one measure of urban concentration. Between 

1970 and 1975, this figure rose from 31% to 34% in the 

developed regions, and from 18% to 31% in the developing 

regions. Overall population forecasts suggest an annual 

growth rate between 1975 and 2000 of 1.0% in the developed 

world and 2.2% in the developing world (see Table 6.1). 

But in the megacities, populations are expected to 

explode: by a staggering 5.4% in the developing world. 
This means a doubling every 15 years (UN, 1976). 

These intense accumulations of people generate enormous 
demands for public services and housing. A global review 
of human settlements presented to the UN Conference on 
Human Settlements in Vancouver (1976) stated that "Housing 

conditions have become significantly worse in most of the 
developing countries during the past 10 years. This is in 

direct contrast with trends in developed countries". A 
1979 study, 'Three Years After Habitat', by the 
International Institute for Environment and Development 
(IIED) concluded that, if anything, the housing situation 
in most Third World countries has become even worse since 
1976. 

A UN study in the mid-1970s estimated that, in the decade 
1970 to 1980, some 223M houses would have to be built. The 
Third World alone would need 170M new houses i. e., at a 
rate of 8.1 houses per 1K people annually. But figures 
from 24 developing countries show that they built only 1.8 

houses per 1000 inhabitants (UNEP, 1979). 

Why is housing getting worse in developing countries? The 

reasons include rapid population growth, heavy migration 
from rural to urban areas, inflation, and the low 
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purchasing power of most people. People with low incomes 

are particularly affected by inflation in housing prices. 
According to the International Labour Organisation 

figures, poor urban households seldom spend more than 20% 

of their incomes on housing. 

The World Bank has estimated that 35% of Hong Kong's 

households, 47% of Bogota's, 55% of Mexico City's, 63% of 
Madras's, 64% of Ahmedabad's and 68% of Nairobi's cannot 

possibly afford to buy the cheapest house on the market 
(see Table 6.2). In Abuja, it has been argued (see Chapter 
4) that up to 80% of the city's projected inhabitants 

might not be able to afford to buy housing as it is being 

built currently 

6.2.0. The Government of Nigeria's recognition of the 
inadequacy in the provision of housing stock 

African nations are experimenting with various searches 
for economic viability in approaching housing problems. 
Burkina Faso (formerly Upper Volta), Uganda and Zambia 

stress improvement of squatter site and services schemes 
through self-help. Uganda has sought to aid private-sector 
housing, and Malawi has started national housing and 
building corporations. Other approaches include erecting 

core houses and extendible houses, developing mass 
production methods and using local materials as import 

substitutes. In general, British-influenced countries like 
Kenya, Uganda, Tanzania and Nigeria favour a mixed 
approach viz. contractor-built housing with sites and 
services and the stimulation of the population to help 

themselves. By contrast, contractor-built housing in urban 
areas is heavily emphasised in Algeria, Cameroun, Ivory 
Coast, Gabon, Senegal and Togo, the French-influenced 

nations. 
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Table 6.2. Affordability of Housing in Selected Third 

World Cities 

Monthly % of 
Cost of Monthly Income Households 

Dwelling Repayment Required Unable to 

Cities ($) ($) ($) Afford 

Mexico City 3005 28 184 55 

Hong Kong 1670 15 103 35 

Nairobi 2076 19 127 68 

Bogota 1474 14 91 47 

Ahmedabad 616 6 38 64 

Madras 570 5 36 63 

Note. The Table shows the monthly income required to 

purchase the cheapest complete housing unit 

available (prices in 1970 US dollars). The figures 

assume that loans are available (usually they are 

not) and that interest rates are 109. With current 

interest rates at around 15%, the number of 

households unable to afford the cheapest 1970 

dwelling would rise to 57% in Hong Kong, 61% in 

Bogota, 66% in Mexico City, 77% in Nairobi, and 79% 

in Ahmedabad and Madras. 

Source: World Bank, 1975. 

The concern of the Federal Government to deal with the 

housing situation in Nigeria within a nationwide policy 
framework stems from six strategic considerations: - 

(a) That housing should be provided and housing conditions 
improved for the complete spectrum of income groups in 

the country's growing population. 
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(b) That the most obvious and pressing housing problems 

are in urban areas, particularly the large cities and 

administrative centres. 

(c) That the public and private sectors should complement 

each other and play their respective roles in a 

co-ordinated manner in the housing delivery system. 

(d) That to meet the total housing needs of the nation by 

providing conventional permanent housing of even 

'minimum' cost standards would far exceed available 

resources. 

(e) That the present housing delivery system is inadequate 

and inefficient and requires improvement for each of 
its components. 

(f) That a positive housing policy can make a substantial 

contribution to economic development and social 

welfare; especially in view of the relationship of 
housing to employment, social services, recreation and 

other aspects of life. 

Thus the basic goal of the National Housing Policy is to 

provide affordable housing to accommodate all Nigerian 

households in a 'livable' environment. Within-the context 

of this basic goal and the considerations behind it, 

certain specific objectives of the Housing Policy may be 

categorised as follows (see Nigeria (undated)): - 

(l) To increase and improve the overall quantity and 

quality of housing by increasing substantially the 

rate of new housing production at high standards 
for each income level, while at the same time 

upgrading service and living conditions in the 

existing deprived areas; 
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(ii) To ensure that the provision of housing units is 

based on realistic standards which the prospective 
home owners can afford; 

(iii) To give priority to a housing programme designed to 
benefit the low-income groups or economically 

weaker section of the society, currently defined as 
those earning less than N2500 per year; 

(iv) Vigorously to mobilise housing finance from all 

sources of public sector revenues, private savings 

and private investment; 

(v ) To encourage every household to own its own home, 
by providing more credit; 

(vi) To encourage local production of building materials 
as a means of lowering costs and to reduce 
dependency on imports; 

(vii) To encourage and support private initiatives and 
activities in the production of housing while 
ensuring that these conform to the policy framework 

of Government; 

(viii) To provide infrastructural services for 

facilitating the creation of new sites, 
particularly those suitable for self-help housing 

programmes; 

(ix) To improve the quality of rural housing and rural 
environment, through integrated rural development 

programmes. 
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6.3.0. Personal Responsibility Rather- than Corporate 

Control 

It has already been established in the preceeding Chapter 

that the scale of need for housing in Abuja is very great. 

Thousands of plots would be required each year and 

development on them must be rapid and extensive in order 

to keep up with demand for rooms. 

It is commonly accepted that not only are the technical 

and management structures of governments in developing 

countries unable to produce and manage enough houses to 

accommodate more than a small proportion of households, 

but also many governments cannot afford even to maintain 

existing levels of direct housing investment (see for 

example, Sanyal, 1986). 

During the 1950s and early 1960s governments rather 

grudgingly accepted that they had to rely on private 

initiative for some housing provision. However, during the 

last 20 years it has become more obvious that governments 

are far from capable of keeping pace with housing demand 

and that they must concentrate their efforts in assisting 

people to create or improve their own housing. The policy 

framework for this enabling role has been heavily 

influenced by the work of John Turner, who developed the 

idea of housing as an activity or a process rather than as 

a product, from experience in Peru (Turner 1967,1968, 

1972 and Turner and Fichter 1972); and he expressed it 

fully in "Housing by People" (Turner 1976). 

Turner's central argument is that housing is a basic need 

- along with food and clothing - and should fit the 

requirement of the occupants as its primary function. Thus 

providing houses through centralised technologies and 

large bureaucracies is inappropriate for the complexity of 

modern life and the variety of solutions necessary to 
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satisfy all needs. In addition, the majority of urban 

households cannot afford the type of house which 

government agencies are prepared to construct, especially 

as rental premises. 

As Turin explains in Wakely et al (1976), low-income 

households have traditionally lived in houses they built 

of inexpensive materials with relatively low durability 

and have spent time each year on replastering and 

rethatching in order to ensure long useful life for the 
house. This was possible beause they understood the 

technology involved, and the informal institutional 
framework of co-operation, neighbourliness and family 

structure was ideally suitable. However, when government 

agencies are involved in building houses for rent, they 

will need to minimise annual maintenace by investing in 
highly durable materials (usually imported) and building 

techniques of greater sophistication than are understood 
by untrained personnel. 

Such houses are almost always too expensive for the lowest 

60%, by income, of the population. Thus, Turner argues, 

corporate control of housing provision must be replaced by 

personal responsibility, both to ensure sufficiently 

varied and inexpensive housing for the majority and to 

secure increases in stock in parallel with population 

growth. 

As squatters are the dominant group of owner-occupiers in 

the areas in which they have worked (originally in Latin 

America but now including East and Central Africa and 
South East Asia), Turner and his followers have been 

concerned with legalising land tenure and improving 

servicing in order to maximise investment by low-income 
households in owner-occupied housing. Having established a 
foothold in the capitalist housing system on easy terms, 
these households then benefit from a significant increase 
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in their share of the available resources, both by the 

initial investment and by later improvements, and this is 

said to be socially equitable. 

The ways in which house ownership can be a real economic 

benefit to low-income households (in general, and 

especially at times of economic stress) and the problems 

accruing from not owning a house are illustrated by Turner 

(1976) in case studies. He demonstrates how ownership can 

be an enriching economic experience for low-income 

households, while denial of ownership can lead directly to 

impoverishment. 

As the Turner school argues, the potential for house 

building represented by people eager to improve their 

property rights through self-built housing at little cost 

to government is a resource which hard-pressed governments 

of less-developed countries would do well to encourage. 

They reduce pressures for wage increases by the absence of 

rent (Burgess 1977), they release people from inner-city 

slums, where revolutionary groups can flourish, and they 

give the clients a stake in the capitalist system as 

owners of property. Thus 'the World Bank's interest in 

projects which improve conditions and give legal ownership 

rights to urban squatters constitutes an investment for 

political stability in potentially unstable environments' 
(Gilbert and Gugler 1981). 

6.4.0. Core Housing 

Core houses have been used in some Third World countries 

with some success, and Shankland and Cox Partnership 
(1977) gives a useful introduction to the possibilities. 
Several options are available, ranging from a service core 

and shelter, through small completed house with room for 

extension to a subtantial house shell, with services but 
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no external walls, suitable for internal improvement and 

extension. Although this concept of core-housing was 

mainly adopted in order to cut initial costs, it appears 

to be rather too expensive for most households to benefit 

as it involved all servicing and most structural costs 

applicable to fully finished houses. Furthermore, the 

technology adopted, usually involving concrete or metal 
for walls and roof, did not facilitate extensions within 

the technological and financial resources of the 

occupants. 

6.5.0. Sites and Services Schemes 

Sites and services schemes were developed in the 1960s as 

a further step along the path of increasing self-help 

action in housing while maintaining some planning control. 
The World Bank (1974) describes sites and services schemes 
in terms of their components. These are divided into 

essential and variable. The essentials are those 

facilities which low-income urban families need but cannot 

easily provide for themselves acting individually - mains 

water supply, waste disposal, access for residents and 

public authorities, land clearance, drainage and 
levelling. To these must be added secure tenure of land 

although this may be meagre in law even if it has been 

found to be secure in practice. For example, the 

successful site and services schemes in Kitwe, Zambia have 

been achieved with only monthly tenancy on the land and 

outright ownership of the house (Tipple 1976b). 

Variable components include community facilities (health 

centre, school, -police post, etc. ), sites for employment; 
service cores or core houses (in some countries concrete 
foundation slabs have been provided (Stren 1975)); 

technical assistance in the form of building plans with 

automatic planning and building approval, help with 
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marking out, with other building operations, and with 

transportation of materials; and credit facilities. 

Site and services projects have been attempted in Chile, 

Pakistan, India, Iraq and Turkey. Colombia developed about 
12K plots during the mid-60s through its minimum 

urbanization programme and in the process of developing an 

additional 3.5K sites with loans from the United States 

Agency for International Development. The World Bank has 

agreed to finance sites and services projects in Senegal, 

Nicaragua, India, Botswana, Jamaica, Tanzania, Zambia, 

Indonesia, El Salvador, and the Republic of Korea (World 

Bank 1975). 

In Nigeria, the most recent element in the country's 
housing policy is the development of site and services 

schemes. But 'this programme, which has been introduced 

largely due to World Bank initiatives, is still on a very, 
limited scale, and involves public financial commitment 
for land acquisition, planning layout of tracts of 

land,... and the distribution of plots for development on 

an owner-occupier basis' (Ozo 1986). In the sense of 

merely providing serviced plots for housing, the concept 

of site and services has long been in practice mainly for 

the relatively high-income groups in Nigeria (for example, 

the planned housing estates in Lagos, Ibadan etc., where 

prepared plots were provided by the State Housing 

Corporations, and serviced land provision to meet demand 

for individualised housing among upper- and middle-income 

groups in Abuja). In the context of low-income group 

needs, however, as emphasised by the international 

development agencies, the concept is new as has been 

introduced in a pilot project in Bauchi State in 1982. 
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6.6.0. Basic Servicing 

The concept of basic servicing was developed as a result 

of the increasing understanding of the plight and 

potentials of the low-income households. Its first major 

application in Africa appears to have been in the Lusaka 

Upgrading Project where it was used for overspill areas 

required for households moving out of squatter areas or to 

decrease congestion in very dense areas (Martin 1977). It 

was later used, in a modified form in Kitwe, Zambia to 

provide a minimum of servicing and yet thereby gain 

control over the shape and location of housing development 

which would otherwise be built in locations less easily 

integrated into the urban fabric. It became "planned 

squatting" except that title was awarded to people who had 

been occupants for 30 years without any cadastral survey 

under recently enacted Housing (Statutory and Improvement 

Areas) Act, 1974" (Tipple 1976a). Land was divided into 

squares of about one hectare, each of which was allocated 

to an elected leader of 25 households. Planning within the 

square was entirely the responsibility of the residents. 

Servicing was limited initially to one water standpipe per 
25 households, a loop access road servicing 300 to 400 

households and a refuse collection point for each 25 

households. This process is similar to that adopted in 

Port Sudan and described by Turner (1976) where 4K 

households were accommodated in a few months. Here the 

development control was based on neighbour's agreement 

unless it was detrimental to public access or safety. 

6.7.0. The Impact of Such Policies 

The impact of the policies discussed above may be 

impressive in numbers of dwellings provided but may have 
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little effect on the total dwelling stock. Very few 

African countries can have pursued site and services 

schemes as zealously as Zambia. The impact of such 

policies throughout African cities can have added only a 

small increment to the housing stock over one or two 

decades. In Zambia, nearly 19K site and services plots had 

been provided nationally by January, 1975. If each of 

these contained one dwelling, they would constitute about 

7% of the total dwelling stock or just over 10% of the 

authorised dwelling stock. During the same period (i. e. 

1964 to 1975) about 80K unauthorised dwellings had been 

built by squatters (Pasteur 1979). 

Although as indicated earlier, site and services is still 

a very minor and recent element in Nigeria's housing 

policy, there is already evidence that serves to indicate 

the failures of the few projects implemented so far. A 

recent study by Izeogu (1985) revealed that although 74.4% 

of persons in Port Harcourt earned less than N2K per 

annum, this lowest income class accounted for only 6.0% of 

all the beneficiaries in the city's site and services 

project. The greater number of plots was allocated to 

lessees whose proposed developments were highest in value, 

thus indicating a preference for high-income persons 

rather than the poor whom the project was intended to 

help. 

It will be useful to note the nature of increments to the 
housing stock in Kumasi, Ghana over the last 20 years as 

reviewed by Peil (1976). Since 1960 the High Cost Sector 

has grown more quickly than the others adding just over 2K 

houses to increase from 14% of the total to 19%. In the 
low-income sectors, government housing has expanded by 

1585 houses but declined as a percentage from 22% to 20%; 

while privately built tenement and indigenous sectors have 

added 1458 and 2580 houses respectively but their combined 
share has declined from 64% to 61%. Most of the increase 
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in the indigenous sector has taken place outside planning 

control and without any form of government or 

quasi-government assistance, in circumstances similar to 

growth in squatter areas elsewhere. It represents 40% of 

the stock built between 1960 and 1970. 

Thus, despite many references to the use of site and 

services schemes, in various guises in successive 
development plans, direct government action through 

involvement in the promotion of house-building has had 

little effect on the supply of housing to date. 
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CHAPTER SEVEN 

THE CULTURAL SIGNIFICANCE OF SOME COMPONENTS 

OF HOUSING FOR THE HAUSA 

7.1.0. Introduction 

Hausaland (kasar Hausa), the present heartland of the 

Hausa people, is situated between the confluence of Rivers 

Niger and Benue, in the Federal Republic of Nigeria. It 

extends approximately 844km across from 3.5 Deg. E to 11.5 

Deg. E latitude; and about 400km from 10.5 Deg. N to 14.0 

Deg. N longitude (see Figure 7.1). A more correct 

translation of kasar Hausa is "land where the Hausa 

language is spoken". Figure 7.1 shows the area in Nigeria 

occupied by people whose mother tongue is Hausa. However, 

it should be noted that Hausa is the most widely spoken 
African langauge in Nigeria. Not shown in Figure 7.1 are 

those areas in the adjoining country of Niger which are 

also occupied by the Hausa. 

Hausa is a linguistic term which distinguishes the Hausa 

speaking Mohammedans from other major linguistic and 

cultural groups quite adequately; but it can be misleading 

in other contexts. Ignoring the offspring of slaves for 

the moment, the Hausa are really an association of two 

ethnic groups, the Habe and the Fulani. Each of these two 

groups shares traditions with some other peoples who do 

not fully belong to the Hausa society. The Habe have 

non-Mohammedan cousins who are known as Maguzawa, or 
"pagan" Hausa, scattered through their territory. Likewise 

those Fulani who now belong to Hausa society have nomad 
kinsmen called Bororo, whose annual cycle of migration 

over great distances precludes their incorporation into 

any state. 
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Figure 7.1: The Location of Hausaland 
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Most Hausa states in Nigeria have Fulani rulers, and 

almost all these acknowledge the Sultan of Sokoto as their 

sovereign. The Fulani empire of Sokoto was established by 

a jihad (Holy War) of 1806-10 when Shehu Usman dan Fodio, 

a Fulani religious leader, overthrew the Habe kingdoms and 

appointed Fulani lieutenants to govern them. Fulani 

domination over the Habe dates from this period, but a few 

kingdoms managed to remain independent, despite 

territorial losses, until the Europeans arrived. These 

independent "states" include Daura, Abuja, and Argungu 

(all in Nigeria) and Maradi (in Niger). 

In Hausa states with Fulani rulers, Fulani often use the 
term "Habe" to denote all Mohammedan natives who are not 
Fulani. Occasionally they even speak of subordinate 
"pagan" tribes in this way. Among both Fulani and Habe, an 
individual derives his ethnic status from his father. 
Thus, the child of a Fulani father by a Gwari slave woman 
is deemed Fulani. Since the mother would normally be the 

man's concubine, the child would be born free, and, under 
Islamic law, the mother would be free on her master's 
death. Habe have identical customs in this respect but, 

since their ethnic classifications are more specific, they 

avoid some of the problems which arise among the Fulani. 

This Chapter describes the religious, and consequent 
cultural, significance for the Hausa people of some of the 

major components of housing and housing policy, viz: - 

1. land and its allocation system; 

2. the place of housing as a valuable property; 

3. the inheritance of property; and 

4. the formation of households through marriage. 
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It goes on to indicate the consequence of these components 
for personal decisions about housing. 

In Nigeria, and especially among the Hausa, the vocabulary 

used in relation to securing a house is limited to two 

words - "rent" and "build". The idea of purchasing appears 

to be absent. Houses and land cannot normally be sold or 

mortgaged and, therefore, to all intents and purposes have 

no monetary value. Houses cannot appreciate over time to 

keep pace with inflation, nor can they be inherited by an 
heir chosen at will by an owner. As appreciation of the 

property is one of the major motivating factors behind 

self-help housing policies designed to help the low-income 

households elsewhere in the world (Turner 1976), the idea 

that it might not be relevant to Hausaland is likely to 

frustrate most of the standard solutions to housing 

problems in Third World cities. Without appreciation, 

there is little economic incentive for low-income 

households to participate in the upgrading of poor areas, 
building on serviced sites, or even the spontaneous 

improvement which often follows in the locational or other 

advantages of part of a city. 

Furthermore, most low-income housing solutions depend on 
land tenure systems in which the planning authority can be 

a major actor, especially in determining a) the size of 

plots, b) to whom they are allocated, and c) under what 
terms they subsequently change hands. 

7.2.0. The Religious Context of Hausa Life 

The importance of religious factors in the early Hausa 

cities is difficult to determine precisely, although some 

of these cities were established close to rocky outcrops 
which were the dwelling places of spirits, 'iskoki'. It is 
hardly surprising that the inselbergs, the great 'black 

187 



hills' of central Hausaland, strategically dominating the 

landscape and having a constant water supply, should take 

on a religious significance and attract settlers from the 

surrounding countryside. For example the now abandoned 

city of Turunku was located at Dutsen-Turunku and Kano at 
Dutsen-Dala. 

The development of city-states from the 14th century 

onwards is closely connected with the progressive 
Islamisation of the people. The spread of Islam appears to 

have taken the form of gradual modification of the ancient 

religion of the Hausawa, centred on a high god, 
'Ubangiji', who did not interfere in the day-to-day 

affairs of men. The direction of human affairs was thought 

to be through the agency of supernatural forces, or 

spirits, the 'iskoki' of the inselbergs. 

The maintenance of the correct relationship with the 

spirits, of whom there where many thousands, was left to 

the 'mai-gida' (compound head) in each compound; the 
'sarkin noma' and 'sarkin ruwa' for agricultural rituals, 

and the kings themselves on behalf of the state. There was 

also the priest class, 'bokaye', skilled in contacting the 

spirits ('bori'), who would speak through them. This 

religious structure with its strong emphasis on ritual, 
both supported and was part of the political organisation 

of Hausaland. The religion is indeed still practised by 

the Maguzawa, a non-Islamic Hausa, and underlies current 
Islamic traditions of the area (Greenberg 1946). 

During the early centuries of Islam, The Hausa appear to 
have had little or no contact across the Sahara with North 
Africa. In both Katsina and Kano the introduction of Islam 
is traditionally associated with the eastward migration 
from upper Niger of a people called the Wangarawa during 

the last half of the 14th century (Greenberg 1946). It 

seems likely therefore, that early contact of the Hausa 

188 



states with more advanced cultures in North Africa was via 

western Sudan. Smith (1971) suggests that, though the date 

of the first appearance of Muslims in Hausaland is 

unknown, their effect on government in the area probably 
does not pre-date the last part of the 15th century. 

It was not until the last part of the 15th century that 

Islam began to spread rapidly throughout Hausaland. Its 

spread is associated with Muhammad Korau of Katsina, 

Muhammad Rabbo of Zazzau and Muhammad Rumfa of Kano, who 

all ruled over their respective territories for about 25 

years at the end of the 15th century. It was during their 

reigns that. important changes occurred in the organisation 

and structure of the Hausa community, whereby Islam was 
institutionalised, and this institution affected state 

government. For example, Muhammad Rumfa governed according 
to Islamic law, consulted with Islamic jurist Muhammad 

b'Abd al-Karim al-Maghili who wrote a treatise for him on 
the art of government (see Smith 1971). 

Islam has affected many aspects of Hausa culture, 
including its architecture. Imported ideas in the field of 
building design and construction have progressively 
changed the indigenuous architecture of the Hausa. During 

the formative years of city development in Hausa, North. 
African architectural practices came to the region from a 
secondary source in the western Sudan but it is beyond the 

scope of this study to determine how far these ideas had 

penetrated Hausa building practice by the 15th century. 

The jihad of the early 19th century saw a consolidation of 
Islam as a force permeating government, law and 
administration. The jihad resulted in the old ruling Habe 
dynasties in the main Hausa states being replaced by a new 
elite, the Fulani. Though Islamised, the state government 
retained its old forms, and so many of the titles and 
functions of the offices remained the same. The feudal 
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territorial system was in force: the followers of the new 

regime took over both the lands and the roles of those 

whom they have dispossessed. The process of Islamisation 

introduced many social and institutional reforms to a 

previously laissez-faire system of government, in which 

injustices and oppression had alienated the Hausa peasants 

and small traders, and which had relegated the Fulani to 

the status of second-class citizens. 

The occupation of Nigeria in this century by the British 

and their adoption of a policy of indirect rule tended to 

strengthen the power of the Fulani ruling classes of 
Hausaland. Idependent Nigeria's regional pattern of 

government gave these traditional rulers greater power 

over those provinces in which they had only marginal 
influence since jihad. 

According to Johnson (1960) and Parrinder (1956), Islam 

was introduced into Yorubaland in the latter half of the 
18th Century, mainly by traders from the north. Before 

then, the Yoruba believe in many deities (ebora, ebura, 
imole, orisha), the full number never having been 

recorded. Some say there are 400 or 401, others say that 
there are 600 or 601, and some even more; but these 

numbers are only figurative (Bascom, 1969). British 

occupation of Eastern and Western Nigeria which started 

around 1851 provided the peace and stability under which 
Islam expanded rapidly, although Christianity was actively 
encouraged by the colonial power. We need not speculate 
here why Christianity, in spite of official support, has 

advanced slowly'in comparison to Islam. This subject has 
been dealt with by others (see for example, Lloyd et al 
1967, and Peel 1968). 
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7.3.0. Chieftancy 

One of the first things which a stranger is told in 

Hausaland is the importance of the distinction between the 

'sarakuna' (chiefs) and 'masu-sarauta' (officeholders) on 

the one hand, and the 'talakawa' (subjects, commoners) on 

the other. The rulers exercise authority over the ruled 

and therefore have higher status. The distinction between 

the rulers and the ruled accordingly divides Hausa society 
into two clearly defined social strata, the one 

subordinate to the other. 

This classification is based on political position, and 
has a clear status reference. It treats officials as a 
homogeneous status group, and subjects and commoners as 
synonymous. It ignores the important status distinction 
between those who hold office on heriditary grounds 
(karda) and those who are freely selected (shigege). It 
ignores the distinctions between formally appointed 
officials and others, between those with territorial 

office of various kinds and others, between officials with 
considerable authority and their subordinates, between 
free-born and slave-born officials, between royal 
officials and others, between free and slave-born 
'talakawa', between royal, subjects and others. 

Apart from the numerous dismissed officials, each 
important office has a complement of unofficial agents, 
known as 'fadawa', through whom the officeholder rules. 
Most of these fadawa lack official positions, but they 
belong with the rulers. So do all dismissed officials 
whose birth or past position is notable. In many cases 
dismissed officials occupy a higher social status than 

current officers. 

During the last century most Hausa chiefdoms levied 

occupational taxes. Craftsmen, traders, and other 
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producers were subject to special taxes which were 

collected by officials appointed separately for each 

category. Thus, there was a chief of the blacksmiths with 

his assistants, a chief of the weavers, and so on. In 

Fulani chiefdoms, these occupational offices were mainly 

filled by Habe; and in all Hausa states, they were clearly 

subordinate, being charged with tax collection and the 

organisation of supplies wanted by the chief. 

Among the Habe and Fulani alike, political prominence and 

patrilineal descent go together; but the political history 

and present prospects of a unit determine the significance 

of descent within it as well as its form. (Smith 1970). 

Under the rules of succession observed by Fulani and Habe 

alike, only the sons of a past ruler are eligible to 

succeed him. 

The constant elements in Hausa system of kinship and 

status are the terminology, the rigid rule of male 

precedence, the emphasis on polygamous marriage, on 

patrilineal kinship as the basis of extended families, and 

on seniority by birth order. Women and children are legal 

minors, but after their marriage women are social adults 

with important roles in family affairs. 

Seniority by birth-order is thus the normal basis of 

headship in extended families, and only men are eligible 
for such roles. Besides their legal incapacity to handle 

such issues as marriage or inheritance, women born into 

any kinship group live with their husbands elsewhere as 

dependents. In each household or compound, the senior male 

is the head (mai-gida). Under Hausa political organisation 

each compound head is formally responsible for his 

resident dependents, and junior males tend to be socially 

placed by reference to their compound heads. 

192 



The most popular and widespread form of native government 

among the Igbo has been through the administration of 

chiefs, the position of each one being determined by his 

rank plus his seniority. It is the ambition of every 

free-born youth to rise to chieftanship, and unlike the 

Hausa system wherein chieftancy is hereditary, even the 

highest honours are open to every freeman among the Igbo. 

In modern times the dignity of the chieftanship in 

Igboland has been degraded and the tendency is to bring 

the whole system into disrepute, owing to the wholesale and 

indiscriminate sale of titles to any youth who can produce 

the stipulated fees. It will be tedious task to describe 

all the grades, the installation fees and modes of 

initiation whereby a man attains to the position of a 

leading chief. As matter of fact each town has its own 

recognised titles and regulations governing them. In some 
there are as many as ten progressive degrees; in others 

there are no more than three. Likewise the fees in one 

town may be greatly in excess of those in another; it also 
depends on ancient custom, local circumstances, and the 

ability of the candidates to pay. For a more detailed 

description of the general rules governing the confering 

of titular honours, readers are refered to Basden, 1966. 

Wealth is important but not an essential qualification for 

a king among the Yoruba. The main objective is to select 
the best candidate; and the qualifications which are most 
important are good character, unselfishness, and 

willingness to listen to advise. Sex is also an important 

qualification for political office, but according to Ife 

traditions, women ruled as 'Oni' at least twice in the 

remote past (Bascom, 1969). Seniority is not a factor, 

although it may have been in earlier times. The candidate 
must be at least about 30 years of age, he should be 

married, and his father must be dead; no chief should have 

a father to whom he must bow. In recent years older 
candidates have been rejected in order to have someone who 

193 



has been to school, who is literate in both English and 

Yoruba. 

7.4.0. Land Tenure 

The subject of land tenure in Northern Nigeria (which 

includes Hausaland) has been examined by many writers in 

the past (from Cole (1952) onwards). They have tended to 

give a much more detailed account of the procedures 

involved in land tenure than is presented here. However, 

our purpose here is linked to illustrating the religious 
importance of land to the Hausa as it affects attitudes 
towards acquisition as a site for housing. A stress on the 

religious aspects of land is consistent with the approach 

adopted by Mbiti (1977) in his study of African religions 

and philosophy. 

It is difficult to give a definite account of customary 
land law in the pre-Fulani state of Hausaland. According 

to Meek (1957), most of the land was communally owned. The 

ultimate authority on land was the local chief. He was the 

trustee of the group and distributed land among his people 

who enjoyed usufructory rights during occupancy against 

any other members of the community. Fallow land remained 

with its occupant until no longer needed when it reverted 

to the general pool for re-allocation. This corrobates 
Hailey's assertion that "By traditional African custom, 

an individual and his family can claim an undisturbed 
tenure of a holding for as long as they need to use it; 

but when they cease to do so, it reverts to the community 

and may be apportioned to others" (Hailey 1956, p. 23). 

After the Fulani conquest of 1807, land was divided into 

two broad categories following the customary divisions: - 
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(1) "dead land", that is land which has not been brought 

under cultivation; and 

(2) "living land" which has been cleared, cultivated, or 
inhabited (Meek 1957). 

Living land was further subdivided into "tithe land" and 
"kharaj land". Tithe land was farmed by Muslims on which 

the statutory tithe ('zakka') was payable, while kharaj 

land was cultivated by "heathens" who paid the kharaj, a 

tribute levied on the vanquished in return for the 

privilege of being allowed to remain in possession of 
their land. 

This two-fold identity of land was also highlighted in a 
study of the Asante (in present-day Ghana) by Tipple 
(1984). Tipple attributed "the two-fold identity of land 
(i. e., 'the use of land' and 'the use of the soil') to the 

advent of agriculture which gave rise to a need for new 
laws and customs regulating land-use..... the important 

transition from the right to use all land on a tribal 
basis to the claim to use parts on an 'Abusua' lineage 

basis and, finally, claims to its enjoyment by 

individuals" (Tipple 1984, p. 136). 

The Muslim land law, which is based on the Maliki law was 
gradually introduced into Hausa courts. However, the new 
law was seldom applied in practice because the majority of 
people settled their land transactions and inheritance 
disputes informally amongst themselves. Those land 
disputes which came before the courts would be settled in 

accordance with Maliki law. Nevertheless, as Smith (quoted 
in Darrett et al., 1965) observed in Zaria: 
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"Hausa courts administer a variable mixture of Maliki 

law and Hausa custom; which coexisted and functioned side 
by side during nearly 100 years of independent Fulani rule 
in Zaria". 

While the establishment of colonial administration left 

the land tenure system in Southern Nigeria substantially 

unimpaired, it transformed that of Northern Nigeria, where 
land has been nationalised since 1910. As in the case of 

the protectorate of Southern Nigeria, British 

administration in Northern Nigeria was preceded by the 

administration of the Royal Niger Company, but in Northern 

Nigeria British hegemony was extended to most of the area 
by conquest subsequent to the declaration of the 

protectorate. The lands already acquired by the Royal 

Niger Company, with the exception of the company's trading 

posts, became vested in Government, thus becoming Crown 

Land (see Crown Land Proclamation, 1902). As successor to 

the conquered rulers, the Government also claimed the 
land rights which the Emirs and Chiefs had claimed for 

themselves after the jihad. This class of land was 
described as 'public land' (see Public Land Proclamation, 

1902). Unlike Crown Land, which was held by the Government 

in trust for Her Majesty, Public Land was vested in the 

Government in trust for the people. 

This distinction lasted until 1910 when, as a result of a 
recommendation of a committee set up by the Government in 
1908 in response to certain pressures in Britain, the 
Government decided to take over ownership of land. Effect 

was given to this policy by the Land and Native Rights 
Proclamation of 1910, which was repealed and re-enacted by 

the Land and Native Rights Ordinance of 1916 (cap. 105). 
That legislation has since been replaced by the Land 
Tenure Law, 1962, which is now the basic law on the 

subject in the 11 Northern States of Nigeria. 
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In analysing land legislation in the first decade of 

colonial rule, two important factors emerge: - 

(1) the government's determination to preserve local forms 

of land tenure; and 

(2) its ban on land alienation which has helped to 

preserve precolonial patterns to an astonishing 
degree. 

It should be remembered that in practice the governor's 

power regarding land legislation has for the most part 
been delegated to the Native Authorities or Emirs who have 

executive control of land disposal and revocation. Thus 

despite of colonial land legislation, it can be said that 

the majority of people living in Northern Nigeria continue 

to hold and use land in much the same way as did their 

forefathers. 

There are basically two systems of land tenure operating 
in Southern Nigeria: customary and non-customary. The 

outstanding characteristics of the customary tenure is the 
idea of group title, which is found in the family or the 

whole community holding as a unit. Land belongs, not to an 
individual, but to the whole community, the village or the 
family. Thus, all members of the community, village or 
family have an equal right to the land. However, the head 

of the community (i. e., the chief) or the head of the 
family, has charge of the land; and although he is often 

regarded as the owner of the land, he is in fact in the 

position of a trustee, and as such holds the land for use 

of the community or family. 

The British colonial era introduced a new land trnure 

structure, changing ownership from a communal one to an 
individualistic one. This is modelled on doctrines of 

equity, all of which are applicable in one form or 
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another. Non-customary law does not apply to land held 

under customary tenure; rather, it runs parallel to it. 

7.5.0. The Land Allocation System 

Land is a basic factor in community identity for most 

African ethnic groups. No matter how far they have 

migrated, people see themselves as belonging to a certain 

area where their people own the land. This is one reason 

why it is difficult to 'belong' to the town, no matter how 

long one has lived there, unless it is part of the 

communal homeland (Peil and Sada, 1984). 

Where land has not been nationalised, there are often 
attempts to limit the sale of land to outsiders. If the 
home community loses control of its land, that community 
is disinherited by the takers of the land, with nowhere 
else to go. Indigenes of provincial towns which are 
growing relatively slowly can usually maintain their 

control over their town. Ties between traditional leaders 

and the local council tend to be close, and local 
landowners can house most of the migrants while keeping 

land in their own hands. In a national or regional 
capital, on the other hand, migrants come in large numbers 
and demand the right to own land, and the local people 

often become a minority; even if many newcomers belong to 

the same group, they are from different subgroups and have 

other loyalties. 

For example, Creole families acquired freehold land in 

Freetown (Sierra Leone) and its surrounding villages in 

the late 18th century. Increasing their holdings, and 
building and buying houses have been a major source of 
investment and a substantial source of income for many of 
them. They tried to prevent provincial migrants from 

acquiring Freetown land on the grounds that they were not 
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allowed to buy land in the provinces. (Fyfe and Jones, 

1968; Cohen, 1981). 

Some colonial towns in areas of low population density 

such as Kaduna in Nigeria and Mto Wa Mbu in Tanzania are 

effectively 'nobody's town'; they have been settled by 

members of ethnic groups, who are all newcomers. This 

provides a different atmosphere from the more common 

stranger-host dichotomy. Because there is little advantage 

in communal identity, it is not a very important factor in 

inter-personal relations except insofar as one is more 

easily attracted to people who share the same language 

and culture. Ethnic identity is noted and differences are 

commented upon, but frequent interaction helps to overcome 

these differences. The use of a lingua franca and the 

adoption of elements from the regionally dominant culture 
help to break down barriers (Arens, 1979). 

The main features of land tenure in Hausaland were studied 
by Cole (1948), and the situation has not changed 

substantially since then. However, Cole concentrated on 

rural land tenure, and gave only a brief description of 
the situation within the walled city of Zaria. Further 

research on land tenure was carried out in 1963 by the 
Institute of Administration, Ahmadu Bello University, 
Zaria. 

Conceptually, land tenure in Hausaland has a double 

ancestry, founded respectively in communal ownership and 
in Islamic land law, which latter recognises individual 

tenure. Islamic tradition has been superimposed upon 
earlier traditions and has encouraged the evolution of an 

orderly, closely defined and carefully regulated pattern 
of landholdings (Mortimore, 1967). Allocations of land 

were made by the Village Head, as the representative of 
the community, but since very little unused land exists, 
his chief importance is as a registrar of inheritances and 
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transfers. In theory all land belongs to the Emir (sarki) 

who is sometimes referred to as 'uban kasa' (father of the 

land). Land left unoccupied reverts to the Village Head 

for re-allocation. Pledging and loaning of land have long 

been recognised, but exchange by sale, a concept 

inconsistent with African traditions of communal 

ownership, has become generally accepted only since the 

mid-1960s (Mortimore, 1967). 

As long ago as 1964, Blair (quoted in Mortimore, 1967) 

noted a change in attitude to land ownership in Kano, and 
found land being exchanged for money in the city. No doubt 

this sort of land transaction will increase in areas where 

there is pressure for development. The process of change 
is not in itself a new feature in the Hausa city: 

"Changes in street form take place with considerable 

rapidity, mainly due to the instability of the mud 

walls with which the major part of the city is 

built". (Moughtin, 1964, p. 28). 

These changes, occasioned by the impermanent nature of the 

building materials, have been made to accommodate the 

break-up of extended families, new units requiring their 

own entrances and sometimes an access to it. 

7.6.0. Houses and Rules of Inheritance 

In traditional Hausa society the layout of fields, houses, 

granaries, and towns is governed by an ancient cosmology 

which regulates numerous facets of daily life. This ritual 
for structuring space exists side by side with later 

symbolism inherited from the Arabs and Islam. Nicolas and 
Hill (1977) found that, to the majority of residents in 
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Figure 7.2: Plan of a Ilaiisa Traditional Rouse (Gila) 

Source: Schwerdtfeger, F. 1982, Traditional Housing in 
African Cities 
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the Maradi valley, each important activity is an occasion 
for a preliminary ritual, more or less exclusive to the 

activity in question, and designed to set limits to it. An 

activity may be undertaken only in a limited and designed 

space protected from the malevolent spirits which inhabit 

the world. When defined correctly and oriented within a 

precise schema this space becomes the domain of the 

favourable forces. The critical points of the Hausa 

spatial schema are on a boundary defined by the cardinal 

points, with axes which run east/west, north/south, 

north-west/south-east and north-east/south-west. At the 

centre point, where these axes meet, is a vertical axis 
linking heaven and earth at that space. This geometrical 

schema and its variations stem from a view of man and his 

relationship with the cosmos. (Moughtin, 1985). 

In Hausa mythology the eastern and southern cardinal 

points are masculine while the western and northern ones 

are feminine. In ritual these cardinal points become 

personified; for example when sacrificing, the priest 
invokes the gods by saying 'you East, South, West, North, 

sons of Dodo' as though addressing a common father, 

'Dodo', and four children. By nature every human being is 

situated facing east. He is born into the world facing 

east, enters his house facing east and makes sacrifices 
facing east. 

The major change to the physical structure of the Hausa 

city, since the early 19th century and until recent times, 
has undoubtedly been the growth of Islam. Islamisation has 

given rise to another concept of space which fortunately 

coincides to some extent with the traditional Hausa 

perspective. The important orientation for Hausa Muslims 
is east towards Mecca, the Holy City. This coincides with 
one of the major traditional axes used for structuring the 
Hausa physical world. But Islam has introduced other 
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concepts of space and its use, including purdah, family 

privacy, public gatherings for prayer, and processions in 

Islamic festivals. 

The people of Hausaland are predominantly Muslims, but as 

Trimingham has shown, "Islam is in effect a veneer 

over-laying a basic animism. The culture of the people has 

been further modified through contacts with the west, but 

although these three cultural heritages can and do fuse in 

various ways to affect different aspects of the physical 

environment to a greater or lesser extent, the urban 

populations of the emirate cities (in Hausaland) in 

particular tend to practise the purer forms of Islam" 

(Triminghan, 1959, p. 41). 

Important to an understanding of the form of Hausa 
dwellings is the influence of Islam, in particular on the 
institution of marriage. Where Islamic culture has taken 
deep roots in society, the Hausa compound has been further 
developed to provide the degrees of privacy neccesary for 

the segregation of sexes (auren kulle). Various degrees of 
wife seclusion are practised by the Muslim Hausa, as Smith 
(1955, p. 50) points out: 

"Hausa classify their various modes of marriage in 

the following ways: The "religious" classification 
distinguishes 'auren kulle'= purdah-type marriage 
with complete seclusion of the wife: 'auren tsare' = 
partial seclusion of the wife: and 'auren jahilai' = 
"marriage of the ignorant", with no seclusion of the 

wife". 

The Hausa house (gida, pl. gidaje) is usually divided into 

a forecourt (kofar gida) and the central courtyard (cikin 

gida) which latter contains several huts, each inhabited 
by a family or by a group of families with common 

203 



ancestry. Access into the compound is normally through an 

entrance hut (zaure) wherein the compound head (maigida) 

entertains his visitors and friends, takes his meals and, 

if possible, pursues his occupation such as weaving, 

tailoring, embroidery, or teaching the Koran. The entrance 

hut may also be used as a sleeping room for students and 

other overnight guests. The door leading from here into 

the interior is always covered with a straw mat (tufaniya) 

to prevent male visitors from looking into the 

forecourt(see Figure 7.2). Apart from females and young 
boys, no one is allowed farther into the compound 
(Schwerdtfeger 1982). 

The forecourt, which serves as a buffer zone between the 

outside world and the centre of the compound, also houses 

the compound's adolescent, unmarried sons. The second 
entrance hut (shigifa), which gives access to the central 
courtyard, is sometimes divided into a large room (which 

is often used as an additional sitting room) and a smaller 
interior one which is used as a store room for mortars, 
large pots, and other heavy kitchen equipment (Figure 

7.2). 

The central courtyard contains the compound head's hut 
(turaka), the rooms for his wife or wives grouped around 
an open area, a wet season kitchen (dakin girki), 
granaries (rumbu), and the hut of any other related family 

group or groups. This is the usual layout of a compound; 
but there are great variations in size, number of rooms, 
and type of construction depending on the wealth and 
status of its inhabitants. Interested readers can refer to 
Schwerdtfeger (1982), Hill (1974), and Moughtin (1964 and 
1985), for more details. 

Before discussing the inheritance rules of the Hausa, it 
is necessary to consider the position of the household 
head. Every house, big or small, has a recognised head - 
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maigida - who is nearly always, in some sense, the senior 

male in the house, being for example, the oldest in years, 

or the senior son of a (late) senior brother. Unless he 

had built the house himself, the maigida does not own the 

house. It is owned not by any individual but rather by the 

dwelling-group as a whole just as though it were family 

land. In the absence of house numbers, a compound is 

generally known by the name of its present head, who is 

responsible for the payment of tax due from all male 

residents and is consulted by the authority in all matters 

concerning the compound and its inhabitants. 

In Asante (Ghana), where lineage ownership of land is 

still practised, every man or woman aspires to have his or 

her own house (Tipple 1984). Within the Hausa (where 

questions of house ownership, as distinct from headship, 

are unimportant) no women aspire to be household heads. On 

the death of its compound head, 

"the family compound is not normally subdivided 

among the inheritors, but passes undivided into the 

care of the senior male agnate". 
(Schwerdtfeger 1982, p. 13). 

However, if the heirs cannot agree upon the division of 

agricultural land and other items among themselves, which 

is extremely rare, the 'alkali' or judge, if called upon, 

will subdivide the land as required by (Islamic) Maliki 

Law. 

If the land and house are property acquired by the person 
during his lifetime rather than by the lineage, title to 

the land and house can be disposed of through testamentary 
disposition (will) or by gift before death to a person of 

the owner's choosing. If the person dies intestate, the 

inheritance of a lease and the house standing on the land 

depends upon whether the person is subject to customary 
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inheritance laws, the laws of inheritance under the 

Marriage Ordinance (according to English law) or the 

Islamic Ordinance on Marriage of Mohammedans (Elias 1951). 

Problems over title registration are less serious in rural 

than in urban Nigeria because most of the land is lineage 

property. As the land is normally not transferable through 

sale, the occupancy of the land has no realisable monetary 

value and therefore cannot be used to secure a loan taken 

with any financial agency for building, improvement or 

restoration of a house. However, the systems of land 

tenure and inheritance were developed in a rural society 

where little value was added to land during the 

leaseholder's lifetime. This is no longer the case even in 

many rural areas. The growth of modern, mechanised methods 

of farming, and the use of more permanent (and expensive) 

materials for house construction, have meant that 

inheritance can involve large sums of money and can cause 

great incovenience to households involved in the modern 

economy if assets are distributed amongst the deceased's 

heirs. 

7.7.0. Marriage, Lineage and Housing 

The main features of Hausa kinship organisation and 

marriage were investigated by Smith (1965) and his work 

gave more details on the subject than are reported here. 

With the advent of Islam, polygamy has been widely 

accepted and practised in Hausa society. Islam allows a 

maximum of four wives, but a man is allowed as many 

concubines as he can afford. Polygamy is allowed only if 

certain conditions are fulfilled; such as an ability to 

maintain the wives and to act equitably between them. 

Concubination is now practically a dead institution in 

Hausaland, because legally there are no slaves in Nigeria 

and only a slave can be made a concubine. 
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There are slight differences in marriage customs 

throughout Hausaland, but they all include a complex 

system of gifts, etc. to be given by the man and the 

payment of the dowry after obtaining the consent of the 

bride-to-be. Marriage with the daughter of a well-to-do 

family may provide a young man with funds to initiate or 

expand his commercial enterprise. The bride's family may, 

a few weeks after the wedding, present their son-in-law 

with capital to launch him in business (Yusuf 1975). In 

cases of first marriages, friends and well-wishers of the 

groom may organise contribution sessions (ajo), in the 

course of which they contribute various amounts of money 

which may help to finance the celebrant's wedding expenses 

and subsequent commercial activities. Thus, unlike in 

Asante where marriage is seen as 'being only the natural 

consequence of rites (of birth and puberty)' (Rattray 

1927, p. 76 quoted in Tipple, 1984A), among the Hausa it is 

recognised as a major cause of household formation and an 

occasion for acquiring capital for eventual investment. 

As has been stated earlier, the constant elements in the 
(rather flexible) system of Hausa kinship are its 

terminology, its rigid rule of male precedence, and its 

emphases on polygamous marriage, on agnation as the basis 

of extended families, and on seniority by birth-order. 

Seniority by birth-order is thus the normal basis of 
headship in extended families, and only men are eligible 
for such roles. Besides their legal incapacity to handle 

such issues as marriage or inheritance, the women born 

into any kinship group live with their husbands elsewhere 

as dependents. In short, the Hausa may be described as a 

patriarchial society. 

Among Habe and Fulani alike, political prominence and 

patrilineal descent go together, but as Smith observed, 
"... the political history and present prospects of a unit 
determine the significance of descent within it as well as 
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its form" (Smith 1970, p. 21). This holds true of dynasties 

as well as other descent-groups in Hausaland. Under the 

rules of succession observed by the Fulani and Habe alike, 

only sons of a past ruler are eligible to succeed him. 

Despite certain lapses, this principle also governed 

eligibility for those subordinate offices of the 'masu 

sarauta'. But the Fulani seem to have made less use of 

hereditary office in their chiefdoms than the Habe. This 

Fulani reliance on open recruitment to office has made 

political competition more intense, and this, in turn, has 

increased the splintering effect of differential 

rank-distribution in the Fulani lineage structure. The 

splintering process results in a progressive isolation of 

those politically successful descent-lines within each 

lineage, and thus reduces lineage solidarities, the 

content of the lineage membership, and the significance of 

lineage status. 

In order to illustrate the various stages in the 

development of co-residential agnatic kinship groups and 

their repercussions on the layout and size of compounds, 

the growth model described by Schwerdtfeger (1982) is 

hereby adapted and discussed. By excluding strangers and 

households which do not contribute to the development of 

co-residential kinship, Schwerdtfeger's model starts with 

a compound head (CH) who had two wives and three children 
(see Figure 7.3). The second stage of the kinship 

development is reached when the two sons of the compound 
head have married to form two semi-dependent households 

under the leadership of their father. As can be seen from 

Figure 7.3, one of the sons has two children while the 

other had one child and the compound head's daughter will 
have left the house on her marriage. 

With the death of the compound head the development of the 

co-residential units enters its third stage and the older 
brother takes over as the compound head. After the 
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mourning period, the younger widows of the deceased 

compound head will normally leave the house for 

re-marriage. The fourth stage in the development of the 

co-residential kinship is reached when the new compound 
head's and / or one of the full or half-brother's sons has 

married. After the death of the compound head, his senior 

surviving brother takes over the responsibility for the 

co-residential kinship group thereby taking it to Stage 5 

of its development. Stage 6 shows a relatively rare 

combination of parallel agnatic cousins and their families 

together with their married sons living in one compound. 

We are now going to illustrate how the various stages of 
co-residential agnatic kinship development affect the 
layout and size of compounds using the findings of 
Schwerdtfeger's survey. According to the first compound 
head, his father had rebuilt the compound around 1900 

shortly before the British occupation. The old man lived 

with his wives and children in three double-roomed round 
huts (adada s, adadai pl) indicated in Figure 7.4 in 
dotted lines. There was some uncertainty about the 
father's second wife and the number of children she had. 
The plans and kinship diagrams are therefore incomplete 
for the early stages of the compound's history. 
Nevertheless, after the first World War the compound was 
occupied by an individual family which will represent 
Stage 1 in the kinship development discussed above. When 
the first son of the compound head got married in 1926, 
the kinship group reached Stage 2, and a hut with two 
rooms was built for the new couple. The marriage of the 
second son in 1933 led to the construction of another new 
hut. Between 1935 and 1937 three more rooms were built to 
house the compound head's sons' newly married additional 
wives. After the death of the compound head in 1946, the 

oldest son assumed responsibility for the compound as a 
result of which the kinship development entered Stage 3. 
With the marriage of the compound head's brother's oldest 
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son in 1958, the group changed to Stage 4 and a hut was 

built for the young couple. Further rooms were built 

between 1963 and 1966 to house the then rapidly expanding 
family. 

However, it must be mentioned here that composite kinship 

groups are liable to changes at any stage of kinship 

development which may therefore, not complete the 

progression from Stage 1 to Stage 6. For example, 

insufficient space for expansion, and disagreements (or 

rivalries) between adult compound members could lead to 

the withdrawal of a family from the compound. 

Yorubas perform both Islamic and Christian marriages that 
have been adapted to traditional practices which 

encourages polygamy. Christian weddings involve a marriage 
license, a "bachelors's night", a bridal veil, a wedding 

ring, the throwing of rice, and a wedding cake and dinner. 

Bridewealth is given in two instalments; the first when 
the groom is accepted by the bride's family, the second, 

otherwise called "love money" is given as a contribution 
to the bride's celebration of the "bachelor's night" 
(Bascom, 1969). 

Girls are generally married at about 20, whereas a man 

does not take his first wife until later unless his father 

is very wealthy. The age difference between a man and his 

first wife is usually about 10 - 15 years and, as men 

normally take additional wives later in life, this 

differential increases in subsequent. marriages. The 

significance of this age differential is that between the 

ages of 20 and 35, women are eligible for marriage while 

men are not, largely because of the difficulty of 

accumulating the money for bridewealth. Thus there are 
"surplus" women who become the plural wives of older men, 

and it is possible for polygamy to exist even if the 

numbers of men and women are equal in population. 
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The traditional Yoruba compound (agbo-ile) is inhabited by 

a lineage or section of a lineage consisting of a group of 

patrilineally related families descended through males 
from a common ancestor. The compound head (bale) usually 
has rooms opposite the main entrance where he receives 

visitors and entertains his friends. Nearly all rooms in 

the compound face the courtyard, and each has a covered 

verandah in front where most of the daily housework is 
done. 

Mariage is a most important event in the Ibo's life. From 

the time that boys and girls are capable of thinking for 

themselves, marriage is set before them as the one object 
to be attained. Celibacy is an impossible prospect. 
Unmarried persons of either sex, except in special cases, 
are the objects of derision, and to be childless is the 

greatest calamity that can befall a woman. Hence every 
high value is set upon marriage (Bascom, 1969). 

Whislt polygamy is recognised as an integral part of the 

social economy of the Ibos, yet in actual fact one wife 

only is specifically acknowledged. In native law the first 

wife alone is granted the possition and rights of a legal 

wife. She alone bears the title of "anasi" and, in virtue 
thereof, is accorded a measure of respect vastly superior 
to that given to any of the additional wives. 

7.8.0. House Building in the Home Village 

Considering that most African rural-urban migrants return 
home eventually, relatively little attention has been, 

given to this process. To some extent, this is due to the 

211 



"M 
"7 
bO 

41 V 
0 

.ýo 
wa 
"E 
"0 
I. 0 
tl 
ov 
4: 
a 

F 

L 

.w 
W 

awa 

wC 

,ý p". 
"/I... 

`"3 

7+e 

Sior 

i 
/0 Ir r t"rrd 

r r 
Mýr 
C ýv 
4 

O. 
w 

" 
I- 

0 U, 
 Y 

C 

Mi 
OE 

M0ý 
r -, �r 
. 1> 
Y 

P 
': s 
i 

.ý 

:ö" 
; öý ' ý-di 'ý"ý- 

ý. 
0 i a 

ýý ' 
.ý 

ý. ý , 
ý 

11c ý 0I " 
"ý "T'Q. 

_. ." 
"=4: "-4-"'" ý 4 -- I 

- _ý; ý°' 

; "- rS: 
'C, 

ý 
io ý 

: 
x 

ý 
s i 
< 0 
,i ý Y 

: ß- 
ý , Fol 
ýdO 

ý-rý 
" ,ý . _. 

" ý. 
. ý, . 

r. 
d ;:.. ý", 
II "I '. 

0 ýo ý 
° ý' 

--- 
, --i ý 

0 I 
. I 

N 
C 
P 

Y. 

LY 
YM 
YM 
YM 

4u 
ve 

LY 
VY 
) .M iL 
Y4 

N< 

Y 
V 
L 

O 
N 

0 
ý-rä ý. 

1-r1 

"1 

O 
ýý 

b I\-h: 3; 
"I-j, a 

'-4 
.4 

. 
ý 
g 
0 s t 
< 2 

a 

M 

b 

N 
" 

0 
x 

.i e 
0 

9 
" 

N 
10 
P 

ý 
LY 
Y "A 
p� 
YN 

wV 

9C 
L" 
YY 
ý "A 

LL 
YH 

Y 
L 

O 

212 



urban focus of most research. It is easier to question 

migrants as to why they came to town and how long they 

have stayed or intend to stay, than to follow them back to 

their villages. Decisions on whether and when to go home 

are a result of balancing individual opportunities and 

goals, structural factors, economic conditions in town and 

at home, economic security in urban housing or communal 
land, family needs and societal norms which hold that the 

cities are for the young (Elkan 1976). 

There are often strong social pressures for return to the 

hometown. Migrants feel a duty to those left behind and a 

responsibility to make a personal contribution to their 

place of origin. Inheritance of leadership roles and the 
desire to participate in hometown politics (including 

competition for chieftancy) draw many migrants home 

earlier than they might otherwise go. The widespread 
feelings that retirement should be spent at home and that 

one should be buried with ancestors encourage many others 
to leave the towns in their fifties or sixties. Tipple 
(1984) noted that it would be unthinkable for the Asantes 

to be buried away from their home village. 

On the other hand, poor social relationships may make 
return difficult. Conflicts over local politics or lineage 

affairs can mean permanent exile. Those who left because 

of jealousy, those who have been unable or unwilling to 
satisfy requests for help, and those who have found kin at 
home unfriendly when called upon for help will hesitate 
before committing themselves to permanent residence at 
home (Plotnicov 1965). 

Migrants are certainly spending longer in town than in the 
past, but in Abuja it is probably too early to measure the 
degree of correspondence between the declared intention to 
go home eventually and the actual patterns of return. Most 
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of the residents are still young, and the pattern of such 

decisions by migrants may not be followed by more recent 

ones. In the survey of household characteristics, 

residents were asked about their intentions;. the 

proportion (37% overall) who say that they plan to stay 

permanently varies with tribe, sex, age, and 

house-ownership as well as conditions in Abuja relative to 

those in their respective hometowns. The connection with 

urban income is not clear, and may be more subject to 

change over time. This lack of clarity can be attributed 

to the high percentage of non-response to questions that 

relate to income, as highlighted in Chapter 5. Age appears 
to be the common factor amongst those (54%) who intend to 

return home on retirement; but since cultural and 

environmental factors are also important, it is not easy 
to generalise. The rest (9%) were undecided. 

7.9.0. Summary 

Four different kinds of events were identified which could 
alter the kinship of co-residential groups. These are (i) 

the death of the compound head; (ii) the marriages (and 

divorces) of males in each agnatic kinship category and 
generation; (iii) withdrawal by senior kinsmen for lack of 
space in the family compound; (iv) rivalries or 
disagreements between adult compound members. 

In analysing land legislation in the first decade of 
colonial rule in what was then Northern Nigeria, two 
important factors emerge :- 

(i) the government's determination to preserve local 
forms of land tenure; and 
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(ii) its ban on land alienation which has helped to 

preserve precolonial patterns of landholding to an 
astonishing degree. 

Thus despite colonial land legislation, it can be said 
that the majority of people continue to hold and use land 

in much the same way as did their forefathers, in spite of 
modern legislation by federal government which could 
eventually induce Western-style mode of land holding. 
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CHAPTER EIGHT 

POLICY IMPLICATIONS OF THE HAUSA CULTURE IN RESPECT 

OF HOUSING 

8.1.0. Introduction 

The process of urbanisation has not occurred as rapidly in 

Africa as in other underdeveloped regions such as Asia and 
Latin America, where more people have moved to urban areas 
in search of economic and social opportunities. For those 

who do migrate, the transition from rural to urban life is 
difficult and their survival during this period requires 
continuity in their social institutions and the 

opportunity to maintain themselves (May 1984). 

Provision for the continuity of these indigenous cultural 
patterns of which traditional arts, crafts, dance, and 
rituals are inseparable expressions, is an essential 
aspect of urban planning in developing countries. 
Unfortunately, most urban plans have been conceived with 
insufficient attention to local tradition and culture and, 
therefore, lack adequate provision for easing the 
transition to urban life. "A major shortcoming of past 
planning for many Less Developed Country (LDC) cities, 
including those in Nigeria, has been the failure to 
recognise and accommodate the indigenous patterns of urban 
organisation and adaptation already present in the country 
- in both traditional and colonial cities" (Lockwood 1984, 

p273). As a result, -in most cases, new residents have had 
to build their own settlements, usually in the form of 
informal shantytowns surrounding the formal city, which 
houses only the wealthier, already integrated members of 
urban society. 

Although experience has shown that people can adapt to 
almost any physical setting to serve their cultural needs, 
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sensitive urban planning should make such adaptation 

unnecessary, or at least facilitate the process. To 

achieve maximum success in the integration of indigenous 

culture within urban plans calls for more detail in most 

new settlement plans in Nigeria including that for Abuja. 

Planners must do more than create potential for the 

survival of customs. They should also suggest governmental 

and social organisations and resources necessary to 

institute and continue the various cultural activities 

envisaged for each area in the urban plan. This Chapter 

will focus on the nature and extent of the incongruence 

between the various housing policy choices and the Hausa 

culture as a preparation for assessing changes which may 
be required for the pursuit of realistic housing policies 
for Abuja. 

8.2.0. Policies Associated with Rapid Increases in 
Housing Stock 

Since the mid-1970s self-help housing policies have 

entered the international mainstream of conventional 

wisdom (Ward 1982). However, the incorporation of 

self-help philosophy into planning has not been without 

criticism. Emerging practices are criticised on several 

grounds. It is said to be an abrogation of government 

responsibility insofar as house construction is placed 
firmly in the hands of the worker rather than those of the 
industrialist or of local or central government. Hence 

labour is exploited twice over; firstly in the workplace 
where wages are low; and secondly in the home, where 
householders bear the burden of life in poor dwelling 

conditions with inadequate services and have to use their 

spare time and labour to improve their dwellings. Others 

have suggested that self-help romanticises and confuses 
freedom of choice to construct one's own home with no 

choice at all (Harms 1976). 
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Politically, self-help is seen as inherently conservative; 

the acquisition of home ownership through a self-help 

approach fosters a petit-bourgeois mentality. It appears 

to be a policy with a long history, and associated with 

crisis in capitalism (Harms, quoted in Ward, 1982). It is 

increasingly apparent that self-help functions to the 

advantage of a range of interests: it offers politicians 

opportunities for patronage and social control exercised 

through vote-catching and negotiation over services and 

land. The construction industry benefits through an 

enhanced market for materials; while industry, commerce 

and the rich in general benefit through being able to pay 

low wages. Lastly, it is argued that successful 

consolidation achieved by low-income groups in the past is 

seriously threatened as economic growth declines, 

inflation increases, real wages drop and, as self-help 

policies require a commitment to pay the costs of service 
installation and land taxes (see Ward 1982). 

In a critique of theory of self-help in housing, Lea 

(1979, p. 53) states that: 

"Few governments in the Less Developed Countries 

have any real alternatives to the use and 

promotion of self help if real progress is to be 

made to overcome present housing deficits". 

The self-help "strategies" referred to are generally a 

mixture of: 

1. "Upgrading" housing areas of poor quality through 
improvement in securing tenure and encouraging improvement 

to houses through small loans and technical assistance; 
and 

218 



2. Establishing site and services schemes with varying 

levels of service to suit different income groups and 
local circumstances. (At the lower end of the service 

provision, such schemes will be termed "basic servicing"). 

Upgrading, site and services schemes and basic servicing 

all involve self-help for house building, improvement or 

extension and possibly for some of the service provision 
in addition. (see Williams 1975; Shankland Cox Partnership 

1977; and Pasteur 1979). 

Such policies have been proposed as part of Nigeria's 

housing policy at frequent intervals since independence. 

The Third National Development Plan for example, sets out 
to extend the scope of site and services schemes and 

upgrading (renewal) of deprived areas throughout the urban 

centres of the country. While the Federal Government will 
assume the co-ordinating role, primarily through the 
lending activities of the Federal Mortgage Bank, it will 
be left to the State and Local Governments and to 

voluntary agencies to prepare and implement such projects. 

In the particular socio-economic context of Nigeria, the 
Government is conscious that, although meant primarily for 

the lowest income groups, the site and services schemes 

should not lead to the creation of one-class communities 

which may be neither desirable nor viable. In Abuja, 
however, serviced land is provided only for the middle 

and upper-income groups as a means of meeting their 
individual housing demands. "The market for these plots 

assumes that households purchasing individual plots would 

already have housing and would spend not more than 8% of 
their incomes on the purchase of additional serviced 

plots" (Abuja Master Plan, p. 178; see also Chapter 4). 

As regards upgrading and urban renewal, the Civilian 
Administration of 1979 proposed the establishment of an 
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Urban Renewal Fund (by both Federal and State Governments) 

to make grants to individuals through Neighbourhood 

Development Associations, to carry out the rehabilitation 

of dwellings and improve the environment, under such terms 

and conditions as may be deemed applicable. Unfortunately 

the author cannot trace any available study of that era 

which discusses the achievements or otherwise of the Urban 

Renewal Fund. 

The Governments of Nigeria have had what seems to have 

been a nodding acquaintance with self-help policies. They 

have known what they are called and have been happy to be 

superficially associated with them. However, they have 

neither understood them nor appreciated their true 

character. 

8.3.0. Assumptions which Underlie Turnerian Policies 

The following discussion is an attempt to describe the 

nature and extent of the implications of Turnerian 

policies (Turner 1976,1978,1979,; and Turner and Fichter 
1972) for the Hausa culture. For ease of comprehension, 
the assumptions will be grouped but dealt with separately 
even though this may involve some repetition and 
cross-reference. 

1. It is assumed that owner-occupation is desired as a 
hedge against inflation and as an investment in real 
property. In this way low-income households can benefit in 

a growth of capital they have invested in a house as a 
hedge against inflation. Thus payment for housing is not 
simply a net outflow as rent would be, but accrues, at 
least in part, to the household's capital resources. 

2. It is assumed that householders working and living in 

a city are willing to invest in home-ownership in that 
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city even if this means acting in opposition to elite 

values (e. g. squatting on unused land contrary to official 

policies). 

3. It is assumed that owners regard improvement and 

maintenance of housing as. a means of securing maximum 

appreciation (which is referred to by the French term 

"valorisation" by the Turner school) in the property. 

4. It is assumed that low-income housholds should be able 

to obtain secure tenure over residential plots on easy 

terms. This implies reducing land alienation and 

minimising initial cost (by using small plots and low 

initial service provision). 

5. If a plot holder on easy-term tenure (4, above) leaves 

the plot for any reason, it is assumed that: 

a) the right of reversion for reallocation is vested 
in the government or its housing implementation 

agency; 

b) the original plot holder is entitled to a 
compensatory payment in respect of the real value of 
his building (or improvements) less any outstanding 
loan service charges etc.; and 

c) the new plot holder is required to pay for the 
building as a condition for occupation. 

6. It is assumed that self-help is a way of reducing the 

capital cost of housing, mainly through labour that is 

given by the owner (or intended owner) being transferred 
into capital through the building of the house. This is 

referred to by Turnerian writers as "sweat equity". 
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7. Indigenous building materials and techniques are used, 

at least for the first phase of dwelling construction. 

This is assumed to be acceptable to the clients. The cost 

can be further reduced by encouraging the building of a 

small dwelling initially, to be extended later to the size 

stipulated in local standards. 

8. It is assumed that services can be provided to a 

limited standard initially in order to reduce cost. 

Improvements are expected to be financed by plot holders 

when they are required. 

9. A house is seen as a functional unit for providing 

shelter, security, location and a measure of identity to 

the occupants as its primary roles. It is seen primarily 

as a symbol of status or as having other abstract values. 
Hence, it is assumed that the appearance of the house, 

especially initially, is not as important as the 

functional potential it represents. 

8.4.0. Assumptions Concerned with Motivation to Invest 

It has been established that a house is not, as a rule, 

regarded by the Hausa as a commercial commodity having 

price and to so regard it is a serious breach of 

traditional values rooted in local culture and religion 
(see Chapter-7). 

Traditionally houses have been cheap to build utilising 

lineage members for labour and locally available natural 

materials for construction. The transformation to building 

in high-technology materials over the past few decades has 

failed to cause a significant change in traditional 

thinking regarding houses; and the commercialisation 

inherent in a system of buying and selling of houses is 
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relatively rare. Houses are still built rather than 

bought. 

It will be expected that, in an urban system where most 

houses are occupied by tenant households, the profit 

motive - and its consequent commercialisation of housing - 

woul'd have become a common feature of house building. This 

does not appear to be the case and its lack may be a joint 

product of Hausa culture and the presence of relatively 
low rents on all but the most expensive private property 
in Abuja. Thus, as rents paid by low-income households in 

Abuja have been generally low (and here the case is very 
different from that obtaining in other major cities, 

particularly Lagos), there has been little stimulus to 

invest in house ownership as an alternative to payment of 

rent (see chapter 4). 

The inheritance traditions of the Hausa give houses a 

special place different from other "personal" property. It 

would be relatively difficult for a Hausa man to assign a 
house to a chosen successor especially one of his 

children, as this will involve considerable strain in 

relations with his patrilineage. This means, therefore, 

that one of the major motivations for self-help in 

Turnerian policies - to pass on the benefits of good 
housing to one's children - is unlikely to be valid in 

Hausa culture. 
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8.5.0. Complications of Owning a House in the City 

There is a body of evidence from elsewhere (see Lea 1979) 

which shows that migrants who are committed to return to 

their village of origin are less likely to build or 

improve houses in sites and services schemes. Thus Lea 

argues, such schemes for low-income house ownership are 
likely to retain the initial low standard of construction 

and become permanent shanty areas rather than being 

continually improved as in areas of permanently committed 

urban population. 

In Hausa culture, strong social pressures from lineage and 
the widespread feeling that retirement should be spent at 
home dictate that building a house in the village has a 

very high priority in the minds of even the most urbanised 
householders. (Nelson (1976) discusses the prevalence of 
this also among other major cultures in Nigeria). As 
building in the city, under existing regulations, is very 

expensive because of the extremely high cost of modern 

materials, only the very wealthy can afford to build a 

city house as well as a village house. The extremely high 

cost of obtaining a lease in Abuja (at least N1000 in 1986 

for a residential plot in high density areas) increases 

the attractiveness of lineage land in the home village 

which is available as of right. Thus where only one house 

can be built, it is likely to be built in the home 

village. An application form for statutory right of 

occupancy in rural and urban land within the FCT is 

included in Appendix 5. 

Consequent on the lack of appreciation, the economic 
rationale for maintenance is removed, except where there 
arises a serious risk of the house falling down. There is 

no economic reason for maintenance even in terms of rental 
income. The shortages of building materials and their very 
high price compared with rental income impose a heavy 
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burden on those landlords who try to maintain their 

property. Accordingly most landlords in Karu, Nyanya and 

(especially) Gwagwalada areas of the FCT do not try to do 

SO. 

The Hausa attitude towards housing lays stress on the act 

of building as the important act and that which gives 

status to the builder. The maintenance of building appears 

to add no status, nor does the restoration of a building 

inherited from a builder. An heir is likely to build a new 

house elsewhere rather than to maintain an inherited one. 

Thus maintenance cannot be expected to follow 

automatically from ownership. 

8.6.0. Assumptions Relating to Land Tenure 

The formation of institutions for defining the rights of 

ownership and use of land (tenure) has been a concern of 

every organised human society; and such institutions have 

frequently been interwoven with fundamental social 

structures and religious belief (U. N. 1975). 

In regard to socioeconomic classes land tenure (or its 

lack) touches deep emotions in all nations. It often plays 

a critical role in the individual's sense of participation 
in a society, as well as in the investment of labour and 

capital likely to be made in any land parcel. In most 

parts of Asia and Latin America, rural and even urban 

populations see land ownership as the basic difference 

between (a) perpetual dependence and marginality and (b) 

security and some degree of economic independence. Even in 

Western Europe, only since the decline of feudalism has 

land been viewed mainly as a mainly marketable commodity 
(owned by private individuals). In spite of the general 

spread of European thought and institutions in the 
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colonial period, an enormous variety of views still 

persists about the nature of land tenure (Doebele 1978). 

In self-help projects, land cost can be reduced for 

low-income households by reducing the size of the plot and 

by providing fewer services. While the latter has some 

relevance for the Hausa once land has been developed, the 

reduction of size has no bearing on the level of payment 

made. Traditionally, the amount paid for a lease is 

related solely to the religious significance of a land 

transaction and in no way pays for the land as such. Thus 

a reduction in the area of land would normally be seen to 

be irrelevant to the cost of acquisition. 

It is usual for governments in Third World countries to 

assume an important role in land allocation for low-income 
households. In Zambia for example, the Government, through 
Local Authorities, leases site and services plots to 
households with the minimum of formalities, retaining for 

itself a full title for the entire area. This is also done 

in areas for upgrading under Zambia Housing (Statutory and 
Improvement Areas) Act of 1974 (Tipple 1976a). 

Current leasing arrangements in Hausa are very complex 
because of the mixture of traditional, religious and 
formal legal requirements (see Chapter 7). This is further 

compounded by the Nigerian Land Use Decree of 1978. As 
discussed in Chapter 3, Section One of the Decree reads 
thus: 

"Subject to the provision of the Decree, all lands 

comprised in the territory of each State in the 
Federation are hereby vested in the Military 
Governor of that State and such land shall be held 
in trust and administered for the use of the 
common benefit of all Nigerians in accordance with 
the provision of this Decree". (see Appendix 2). 
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Prior to the promulgation of the Decree, land in most 

parts of the country was owned by various communities 

while traditional rulers held the community land in trust 

for the use of every member of that particular community. 

After a decade of its existence, the decree has come under 

severe protracted criticism from both within and outwith 

the academic community (see Chapter 3). 

Dismayed with the incessant land disputes in Benue State 

which have claimed many lives and resulted in the 

destruction of property worth thousands of Naira, the 

Governor, Atom Kpera, conceded that only traditional 

rulers can find lasting solutions to land and boundary 

disputes. According to the Governor, physical demarcation 

of boundaries between the Local Government Authorities by 

the Government could only provide a temporary solution to 
land disputes. He further contended that if traditional 

rulers agree on boundary adjustments, none of their 

subjects will dispute such a boundary (Nigeria Voice, 6 

July 1985). Considering the increasing number of communal 

clashes and controversies over land throughout the country 

stemming from the operation of the Land Use Decree, 

endless revocations of Certificates of Occupancy by State 

Governors and the great volume of litigation relating to 
land cases, it seems that the methods used in implementing 

the Decree have created more problems than it has solved. 

Faced with the land problems listed above, traditional 
rulers and articulate individuals have called for a total 

abrogation of the Land Use Decree, or at least its review. 
For example, all the Obas from Ogun, Ondo, Oyo and Lagos 
States, in a communique at the end of their one-day 
meeting at Ile-Ife on 23 May 1984, called on the Federal 
Government to abrogate the decree, contending that the 

abrogation had become necessary in order to reinstate the 

system of land use in existence prior to the promulgation 
of the decree (National Concord, 28 May 1984). Although 
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traditional authority tends to erode in urban conditions, 

pressures such as those applied by the Emirs and Obas are 

often too strong to be ignored in the formulation of 

policy, particularly for the low-income groups. 

Current leasing arrangements in Abuja are even more 

complicated than the traditional system discussed in the 

previous Chapter. This complexity leads to time-consuming 

bureaucracy and expense for the applicant who must follow 

up every stage of the process in person and invariably has 

to award gifts or pay bribes. Consequently it is biased 

against those of low-income who tend to be inept in 

dealing with a bureaucracy, especially one which 

reinforces hierarchical patronage relationships. 

In most cultures in Nigeria the allocation of land is 
linked very firmly with the payment of a tribute. It is 

understandable, therefore, that Emirs and Obas distrust 

any part taken by government officials in allocating land. 

They suspect that the payment of a tribute will continue 
but the official will be enriched rather than the Emirate, 

and they may well be correct. The consequent fear of 
increasing bribery by allocating leases through government 

officers must be taken very seriously and may be more 
intractable than in countries where traditional allocation 
procedures are not linked with cash payments. 

On the whole it can be argued that existing systems in 
Abuja do not produce the most efficient patterns of land 

use necessary to fulfil the need for housing projected in 
Chapter 5, and that they do reinforce existing 
inequalities of wealth and opportunity. 
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8.7.0. Assumptions Relating to Materials and Construction 

The study of African architecture has been retarded by the 

ethnocentric attititudes of Western scholars, particularly 

those in search of a 'Darwinian' evolutionary explanation 

of architectural development. This, combined with the myth 

of darkest Africa, prevalent even today, demotes the glory 

of African cultures to the bottom rung of the ladder, 

labelling them primitive. It leads to a limited view of 

African architecture and a narrow, functional evaluation 

of buildings using labels such as 'shelter' or 'housing', 

which neither describe nor analyse the process through 

which form is given meaning. Furthermore, the materials 

used for construction are described as 'mud'; the 

construction itself as 'hut', and its life expectancy as 
'temporary' (Moughtin, 1985). 

There is, however, a growing interest in the history and 

achievement of Africa (Davidson, 1984) and in the "Triple 

Heritage" of the Africans (Mazrui, 1986). There is also a 

growing interest in architectural traditions of Africa and 
the Developing World (Eaton 1982), which in part may be 

explained by changes in architectural theory. Theoretical 

interest has moved away from monumental edifice to the 
broader framework of the anthropologist who sees the built 

environment as a facet of man's material and spiritual 
culture with form and meaning (Rapoport 1969). 

All cities are in a continuous process of change, but at 

certain stages. of development the process may take on a 

new dimension. In the Hausa cities it is possible to see 

the effects of accelerated development since 1960, caused 

partly by the forces of urbanisation unleashed at 

independence. Traditional house form is evolving in 

response to growing pressure; the agents of change being 

the group of middle-class 'mallams' with formal education 

who now hold administrative or teaching positions. 
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Although they are agents of change, the new middle class 

have retained deep religious and cultural roots, and the 

alterations they have introduced into domestic 

architecture are only those necessary for an improvement 

in the physical rather than in the social or spiritual 

quality of life. The loss of a fine traditional building 

form or an inept use of new materials may be regrettable, 

yet there are solid gains: such features as a safe water 

supply, a solid concrete floor and a garage for the 

essential car are the requisites of modern life. 

Turning on to self help as sweat equity, little problem 

can be expected with this assumption. However, Government 

should encourage private entrepreneurs to start the 

manufacture of cheap building materials viz. bricks, 

tiles, boards etc., using locally available raw materials 
with least use of advanced technology. Government should 
also encourage more research on the use of these 

materials. It must be noted at this stage however, that 

sweat equity (as explained earlier in the chapter) is only 

viable as a major input in housing when problems 
underlying the remaining assumptions are solved. 

There has been a substantial drift away from indigenous 

techniques and materials in both rural and (especially) 

urban areas of Hausaland. The perception of a liveable 

environment differs basically from person to person, but 

essentially, the educational level of the individual 

affects his taste, values and perception of the 

environment. While the illiterate (even if rich) may not 
be very concerned about a slum environment because this 
forms "part-of-life", an educated person has higher 

standards and fancier ideas of a liveable environment. 
Consequently while the former is content with (and 

inhabits) a worn-out dwelling situated in dense, 

over-crowded zones of the city, the latter, more often 
than not, will opt for residential locations where houses 
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are adequately spaced with neat surroundings, good drains 

and water supply. 

The normal method of construction in Abuja (as in most 

parts of the country) has involved the completion of one 

stage over a whole house at a time (i. e., all foundations 

followed by all walls) rather than the building of rooms 

over time to complete the compound. The process follows 

from the importance of the act of building a big house as 

a status-giver and is cultural rather than economic or 

rational in inspiration. Where core houses have been 

provided in Nigeria in the past, the extensions expected 

by the designers have not been added. As discussed above, 

migrants bent on eventual return to the village are likely 

neither to spend the significant proportion of their 

income and energy necessary to build an urban house by 

self-help nor to improve and extend the initial core house 

(Lea 1979). It is probable, therefore, that the pattern 

usual in schemes elsewhere (i. e. of incremental building 

and improvement, with occupation by household occurring at 

an early stage) would not be replicated amongst most 

cultures (particularly the Hausa) in Abuja. Rather, the 

initial standard of construction is likely to be the best 

achieved during the life of a building. 

Thus, it can be seen that policies reliant on incremental 

construction and improvement are likely to meet with even 
less success in Abuja than could be expected elsewhere in 

Nigeria. 

8.7.1. Few Initial Services, Later Improvement through 
Self-Help 

Few problems of a cultural nature occur with this 

assumption. The servicing authorities in the FCT have 

performed poorly in areas like Karu, Nyanya and 
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Gwagwalada. Problems have occurred over which agency is 

responsible for the cost of installation of mains and in 

the coordination of servicing; but these problems are 

administrative and political rather than cultural. 

Later improvement of initial service levels should be 

quite viable as there has been great demand for private 

water connections despite their relatively high cost. The 

existing charging policy of the National Electric Power 

Authority (NEPA), and the FCDA (for water supply) based on 

the real cost of each connection is socially inequitable. 

Most low-income households live farther from an approved 

road (down which mains can be laid) than upper-income 

households. In consequence, their private connections are 

more expensive. 

One cultural problem which must be raised, however, 

involves the disposal of excreta. There is a taboo among 

the Hausa involving the handling of excrement. Many 

projects oriented towards self-help rely on a 

low-technology system of disposal involving aerobic 

digestion and ultimate manual removal of residual wastes. 
The bucket removal system at present operated in some 

parts of the FCT is manned by the Gwari people, but they 

suffer rejection as a result of the occupation. Unless 

thorough arrangements are made in advance for emptying, 

therefore, no dry systems of disposal should be proposed 

to reduce initial costs in housing. 

Turner has made a considerable contribution to the 

recognition that a house has an important function in 

giving identity to the residents (see for example Turner 

1976). It must be realised, however, that this may be much 

more important in Hausa society than any practical or 

economic function. Therefore, while a self-help 

householder in Zambia may be happy to erect a shack 

quickly before slowly building a permanent house of 
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impressive appearance (Tipple 1979), a Hausaman is less 

likely to do so, probably preferring to have no house of 

his own than one which is second-rate or worse. 

8.8.0. Conclusion 

Successive governments in Nigeria have approached housing 

policy as if houses were the subject of rational, 

economically dominated attitudes. Policies have been 

adopted from elsewhere in Africa and, though not 
implemented, self-help, site and services, and slum 

upgrading projects have appeared in Development Plans. 

When the implicit assumptions are examined, however, 

especially with respect to the marketability of houses and 
to land allocation, it can be seen that they are seriously 
incongruous with Hausa culture. 

The implementation of self-help housing policies in any 

country can be fraught with delays or (at worst) total 

failure. In Zambia, where site and services schemes have 

been assiduously promoted, relatively slow development and 
high rates of default have rendered them unpopular with 

the implementing agencies. The Lusaka upgrading project 
has proved more time-consuming and less self-financing 
than might have been expected (see Tipple 1979, 

Development Administrative Group, 1980). Hence it would 
therefore be extremely unwise to ignore or under-state 

problems which might arise through incongruities between 

policy intentions and culturally acceptable-behaviour. The 

time for minimising such incongruities is at the 

policy-making stage, and not after initial attempts at 
implementation has been frustrated. 

It is likely that rational planning for housing, or any 
sector of government activity, will entail some 
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dismembering of the traditional structures of land 

allocation and tenure. It will also probably require some 

changes in attitude towards property, inheritance and 

initiative in environmental activity. It is necessary at 

all stages to be mindful of possible effects in social 

structure consequent on such actions and to work through 

traditional systems wherever possible. 

However, it will be fatal to the success of a policy to 

pretend falsely that it did not affect traditional 

structures or attitudes. Instead, the consequencies of a 

policy must be examined honestly and weighed agaisnt its 

benefits. Only through such candid treatment of the issues 

involved can acceptable policies be made which have some 

chances of success. If the supernaturally oriented beliefs 

and practices of people are ignored in policy making, 
serious social upheavals may result. At best, no 
improvement in performance over past policies could be 

expected. 

It is not the writer's intention to be critical of Hausa 

culture as such. It does appear, however, to be 

particularly unhelpful as a context of Turnerian housing 

policies; and it represents almost complete antipathy to 

the above components of self-help policies for urban 
housing. It is therefore necessary for anyone attempting 
to develop housing policy for Abuja to explore other 

avenues for more appropriate solutions. To this end, the 

characteristics of Hausa culture and current life in Abuja 

will be explored in the next Chapter in order to identify 

resources for low-income housing policies. 
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CHAPTER NINE 

CULTURAL, ECONOMIC AND SOCIAL CHARACTERISTICS OF THE HAUSA 

WHICH MAY OFFER OPPORTUNITIES FOR LOW-INCOME HOUSING 

POLICIES 

9.1.0. Introduction 

The variety of environments, the importance of their 

meanings and their use to establish group identity so that 

they come to stand for groups suggest that designed 

environments are much more than physical objects or 

prosthetic or economic devices. Thus Rapoport (1968) 

suggests two things which should normally follow: one is 

that environmental design research must be cross-cultural 

and historical - it must use the largest possible range of 

examples in order validly to generalise; the second is 

that in order to understand man-environment interaction 

one must reach beyond the material aspect of the 

environment - the nature of culture, of environments and 
their relationships must play a central role. 

Anthropologists agree about the centrality of "culture" in 

defining humanity. Beyond that, however, they disagree 

much more. In 1952, Kroeber and Kluckhohn produced a 

sizable book reviewing definitions and concepts of culture 

and since then the stream of definitions and 

conceptualisations has continued unabated. 

A classic definition of culture, framed by Sir Edward 
Taylor (1871, vol. 1, pl) reads : 

"Culture is that complex whole which includes 
knowledge, belief, art, morals, law, custom and 
other capabilities and habits acquired by man as a 
member of society". 
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Defined more simply, "culture is everything which is 

socially learned and shared by members of the community" 
(Horton and Hunt 1964). The individual receives culture as 

part of social heritage, and in turn, he may reshape the 

culture and introduce changes which then become part of 

the heritage of succeeding generations. This social 
heritage may be divided into material and non-material 

culture. The non-material culture consists of the words 

people use, the ideas, customs and beliefs they hold, and 
habits they follow. Material culture consists of man-made 

objects such as tools, furniture, automobiles, bridges, 

roads and houses. In the process of making these various 

objects, many physical substances which have been changed 

and used by man are included. Such man-made objects are 

called 'artefacts' (Horton and Hunt 1964). 

For the purposes of this study, however, it is enough to 

suggest that all definitions fall into one of three 

general views of culture. The first defines it as a way of 
life typical of a group; the second as a system of 

symbols, meanings, and cognitive schemata transmitted 

through symbolic codes; and the third as a set of adaptive 

strategies for survival related to ecology and resources. 
Increasingly, these three views are seen as being 

complementary rather than conflicting. 

It would seem that the building of suburban areas outside 
the old Hausa cities like Zaria and Kano is due largely 

to the imprint of colonial rule - the post-independence 

administration conveniently following trends then 

established. Lord Lugard's policy of indirect rule, which 

emphasised the maintaining of established traditions and 

non-interference with Muslim settlements, was an important 

factor in the evolution of the present structure, 

particularly the larger Hausa settlements, the emirate 

cities (Urquhart, 1977, quoted in Moughtin, 1985). 
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The effects of economic changes which have taken place in 

Hausaland can be seen most clearly in the developments 

outside the walls of the old cities. For it is there that 

the railway, the new suburbs, the commercial and 

administrative areas and the educational establishments 
have been sited. It is there too, that most population 

growth has occurred. In contrast, the old walled cities 

remained in a cultural backwater until the end of colonial 

rule and appear to have been in virtually the same 

condition then as they were prior to colonisation. 

Since the 1960s changes have been caused by the acceptance 

of new technology: the use of concrete block construction 

and the ubiquitous 'tin' (corrugated iron) roof and the 
installation of piped water to some properties: and 
further, above all, by the effect of providing access for 

the car. It is the incorporation of such technological 
innovations into an otherwise conservative and traditional 

society that is of extreme interest to the town planner 

and the architect. 

Buildings result from an implicit or explicit programme. 
This may be simply a schedule of accommodation listing the 

rooms to be built, and perhaps an indication of the 

physical and functional relationships (Harbeson 1926): or 
it may be imbued with symbolic or spiritual meaning. When 

man identifies himself with what he builds, using it as a 

means of expression, then he engages in the activity of 

architecture. The distinction between shelter and 

architecture, as Prussin (1974, pp. 190) argues, "rests 

precisely on differentiating between real, concrete space 

and philosophic, existential space.... Ultimately it is the 

changing pattern of their interrelationship over time 

which constitutes architectural history". The term 

architecture is not used here in the narrow sense of 
building types, form, construction and detailing: but it 

is widened to include the arrangement of buildings in 
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space as functioning elements within a settlement. 

Architecture, then is a people's use of an accumulated 

technological knowledge to control and adapt their 

environment for social, economic, political and religious 

requirements. By looking into the ways in which the Hausa 

have learned to solve the total programme of requirements 
for the built environment, their architecture can be 

viewed as an "element of their spiritual and physical 

culture" (Rapoport 1969). 

Until quite recently, the elements of Hausa material 

culture have been developed from the natural products in 

the local environment, supplemented in a limited way only 

with imported goods. But under the growing influence of 
industrialised nations, the number and variety of 

materials and techniques for constructional purposes have 

increased dramatically. The changes in building technology 

caused by external contacts are most apparent in the work 

of government agencies and commercial concerns, but have 

been introduced into the traditional structure of the old 

cities by the growing middle class (those who can now 

afford to build in concrete blocks, and who prefer the 

tin roof to thatch or a mud dome). Yet despite these 

rapidly accelerating changes, which may bring about the 
demise of a once great architectural tradition, Hausa 

buiders are still only marginally affected by the new 
technology. Most constructional work outside the scope of 
the formal building industry is still of material found in 

the local environment. In a similar development elsewhere 
in Africa, the former President of Tanzania was once 

quoted as saying: 

"The widespread addiction to cement and tin roofs 
is a kind of mental paralysis. People refuse to 
build a house of burnt (mud) bricks and tiles: 
they insist on waiting for tin roof and 'European 

soil' - cement..... Not very long ago, it was 
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estimated that to build an improved traditional 

house - that is one with a permanent roof, 

insect-proof wood-work and a thin cement floor - 

cost about 7000 Shillings. A smaller cement block 

house costs at least 18000 Shillings to 

construct.... For most people the only effective 

choice is between an improved and unimproved 

traditional house - they cannot afford the cement 
house. So, if we do not help them build an 

improved house of traditional materials, or burnt 

bricks and tiles if they have a little money, then 

we shall not be doing anything to help them live 

in a decent house". 

(Nyerere, 1977). 

Laterite, used with various additives for walls, roofs and 
finishes, is still the most important material used by 

traditional Hausa builders. There is an abundance of stone 
in the many stark, black granite outcrops - those 

marvellous inselbergs that contrast so sharply with the 

flat savanna landscape of the Hausa plains - yet its use, 

as a traditional building material is confined to a few of 

the smaller ethnic groups of the Jos plateau. The 

primitive stone walls of these peoples are a reminder of 

earlier great builders responsible for the abandoned and 

enigmatic dry-stone walls of the plateau. Evidence of 

earlier great periods of building is to be found in 

travellers' descriptions of traces of ancient burnt brick 

buildings in areas adjacent to Hausaland (see for example, 
Barth, 1857-8). 

As stated earlier, there is confirmation that the built 

environment is in a constant process of change. In 

Hausaland the rate of change appears to be accelerating. 
While accepting that change is inevitable and in some 

cases desirable, this chapter will show that these changes 
can be brought about without destroying the great 
traditions of Hausa city building. However, it is not our 
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intention, therefore, to develop ideas or policies for 

dealing with the vast web of interconnected developmental 

problems. Nor is a panacea offered which, if applied, will 

magically dispel the horrendous conditions of squatter 

camps surrounding the great cities of Africa, Asia, and 

Latin America. Nevertheless it will be shown that the 

Hausa people and their urban areas need not follow others 
down this cul-de-sac of environmental squalor and 
degradation. 

The 1960s and early 1970s saw many attempts at solving 
Third World housing problems using mass-housing 

techniques. Even the more human of those low-rise, 

"comprehensive" developments currently being built in 

Abuja seem generally to have failed; the housing need has 

been too great for the available resources and the cost of 
individual units is beyond the resources of the vast 

majority of those in housing need (see Chapter 5). 

Attempts in the 1970s and 1980s to spread the capital 

outlay so that more people would benefit from the 

development encouraged ideas such as site and services 

schemes and self-help housing (chapter 6). Such schemes 

also have a high rate of failure; standards set for 

self-help housing still being too high for the poor in the 

developing world. Current conventional wisdom, however, 

would still have us believe that housing problems of the 

Third World's urban poor can be solved through self-help 

schemes, given security of tenure for the owner builder. 

9.2.0. Cultural Characteristics 

Shelter from the climate is usually regarded as an 
important function of a building. It could be said that 
Hausa buildings are designed to control the climate in 

such a way that interiors are dry and occupants remain 
comfortable during periods of intense heat or cold, of 
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high humudity and of rainstorms. At a simplistic level 

traditional Hausa buildings and building groups comform to 

this generalised model: buildings for man's use are 

designed so that interiors are dry and comfortable. 

Externally, buildings, walls and trees are arranged to 

provide areas of shade in hot dry periods, while 

maintaining ample space for breezes to circulate during 

the hot, humid times of the year. 

The idea that a building is designed to control climate 

has to be modified to take account of the psychological 

interpretations of climate, the level of understanding of 

the problem and cultural preferences of the group using 

and constructing the building. Although there is evidence 

that man has adapted physiologically and psychologically 

to some environmental conditions, he generally attempts to 

change environment to suit his cultural and physiological 

needs (Monge 1953). For example, in the north of Hausaland 

during the cool evenings of the Harmattan season (normally 

associated with the dry dusty wind from the Sahara blowing 

towards the West African coast) when a European, not yet 

acclimatised, is comfortable, local people require a fire 

for warmth; a common feature of the home in this part of 

the world is a mud bed built like an oven over a hearth. 

The Hausa settlements in common with other urban centres 

in the rest of Nigeria and indeed other parts of the 

developing world have grown rapidly over the last 25 

years. Within traditional parts of the settlements and in 

areas occupied by Hausa where traditional building methods 

are still practised, however, conditions do not exihibit 

the squalor to be found in areas occupied by 'strangers'. 

Within the traditional areas there has certainly been a 

loss of many fine decorative murals, an increase in the 

use of the ubiquitous tin roof, an increase in the 

quantity of badly designed and poorly constructed concrete 

block structures, and the penetration of the car into the 
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previously pedestrian-only areas. Such losses have 

compensations in the expansion of piped-water systems, 

electricity and the growing convenience of the 

transportation system. Despite the loss of some 

environmental quality, Hausa settlements do present to the 

world a dignified and human appearance in contrast to the 

sordid squatter settlements of the Third World. By careful 

development of Hausa building traditions it is possible to 

retain the best of both worlds - the necessary and much 

valued modern facilities together with the highest 

traditions of urban quality, and this despite the mounting 

population pressures and the seductive architectural 
fashions from the western world (Moughtin 1985). 

The forces stimulating structural change in Hausa 

settlements are the increasing urban populations, a demand 
for improved road systems for vehicular circulation, the 

need to improve services such as water and electricity, 
the land requirements of the new uses such as office 
development, industrial estates and shopping facilities 

associated with a modern state, and finally, the changing 

attitude that now considers land a commodity to be bought 

and sold. Clearly, a plan for action which ignores this 
dynamic for change would be ineffective. Nevertheless 

strong persistent cultural traditions can be harnessed to 
give direction to change, so that city building in this 
part of the world may reach the height of an art form 
rather than a total submission to alien economic and 
technological forces resulting in a formless, inhuman 
landscape of poverty and dependence. 

Among the features of Hausa settlements which may give 
direction to future development is the idea of a place 
associated with ethnic group, and possibly within that, 
with common trade or common ancestor. Such a concept could 
form the basis for future urban growth; city additions 
taking the form of beads upon a string - the vehicular 
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spine also providing routes for the essential modern 

services. 

Agricultural produce is an important contribution to many 

family incomes amongst the Hausa and many other tribal 

groups in Abuja at the moment. Urban farms are an 
important feature of many Third World cities and 

representing a far more effective use of land than 

incidental open space such as that surrounding low cost 

housing in Kano, Kaduna and (particularly) Abuja. Abuja's 

plan has already been criticised for allowing too much 

open space which in other major urban centres of Nigeria 

are all too often filled with rubbish (see Chapter 2). 

With a little imagination at the design stage some of such 
incidental open space could be reorganised to form the 
basis of urban farms. 

A delightful feature of the present Hausa city is the 

structure of spaces - linking the most public meeting 
place (the dendal), through the space at the neighbourhood 
centre associated often with the ward head's home, to the 

semi-private space that links neighbouring homes and leads 

on finally to the privacy and seclusion of the inner 

courtyard (cikin gida). A similar arrangement can be found 

among the Yoruba settlements in Western Nigeria. "The 

courtyard house, the neighbourhood and city squares are 
physical manifestations of the hierarchical social 
organization among the Yoruba.... Just as the Oba's palace, 
for example, dominates the square, so the head of the 

extended family dominates the neighbourhood space" (Okpala 

1982). Future city extensions could conform to this 
healthy tradition with little effort; where each such 
addition would comprise a small community with a physical 
identity, some agricultural land and a spatial structure 
of narrow shaded pedestrian routes connecting centre to 
home. In such communities there would be minimal 
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penetration by motor vehicle since most people would 

commute, as they do at the present, by minibus. 

The concept of the home and indeed the family in Africa is 

quite different from the western model. Generally speaking 

the home in western society, sometimes even referred to as 

a 'unit of accommodation', consists of a fixed amount of 

space. Family mobility is high, houses being bought and 

sold or exchanged in other ways during the lifespan of the 

family to suit its changing accommodation needs. In 

contrast, the Hausa family, for example, once established 

retains its location. The home expands and contracts to 

suit changing needs over several generations (see Chapter 

7). Hausa newcomers to a community obtain unused 
(therefore unowned) land on which to build their homes: a 

civilised method of dealing with the 'housing problem'. 
The land ownership question is therefore of vital 
importance to the future of Abuja. Traditional attitudes 

to land for housing purposes, i. e. regarding security of 
tenure and free access to land, are essential for future 

development purposes. Bureaucratic procedures associated 

with land nationalisation and other similar administrative 

actions currently in operation in Abuja inevitably lead to 

corruption, lengthy delays, higher housing costs and 

attempts by the state to build large-scale housing schemes 
to solve the housing problem, a problem in part created by 

these very procedures. 

Nigeria is made up of over 200 different ethnic groups 

with their different customs, ecological environments and 
degrees of prosperity (Chapter 1). There may therefore be 

as many traditional house-types as there are ethnic groups 

and environments. In spite of the numerous differences - 
in building materials, in customs, habits and beliefs - 
certain features are common among various traditional 

house types. These include: 
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(i) generally, large-walled rectangular compounds 
divided into smaller houses or rooms; 

(ii) composite or multi-family houses (or more correctly, 

compounds), frequently occupied by more than one 

household, even though the people are of the same 

lineage or related in other ways; 

(iii) courtyards; and 

(iv) a reception hall or ante-room for guests or visitors 
(see Figure 9.1: interested readers are also 

referred to Okpala (1982) for a more detailed 

discussion of the traditional house forms in 
Nigeria). 

The Hausa still build houses from local materials using 
traditional costructional techniques on a mutual-help 
basis with assistance by local building specialists. This 

customary organisation of labour is also practised among 
the Ibo and the Yoruba. Such (mutual and specialist) 
labour is usually paid for not in cash but in kind - in 

the form of food and entertainment during the work, and in 

reciprocal assistance in due course. While self-help is 

being urged on other developing countries as an 

alternative to mass housing, in Nigeria it is already a 
long established practice even in urban areas. Most 

developing countries are concerned about foreign exchange 

and the reduction of imports. It can be argued, therefore, 

that the continuing use of those building materials 

available in the local environment is a significant 

contribution to a reduction of national indebtedness. 

Mud buildings are comfortable and can give elegant 

surroundings in which to live. The work of Foyle (1953) in 

illustrating some of the buildings occupied by Europeans 
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and the writings of Moughtin (1964 and 1985) support this 

claim; while a visit to some of the property belonging to 

the Christian community in Wusasa (near Zaria) shows how 

such property can be maintained and adapted for modern 

living conditions. For example, the houses have been wired 

for electricity; have a water supply, water-borne 

sanitation and a hygienic kitchen. These lovely houses 

combine the best of two worlds - the dignity of fine 

traditional buildings whose forms have evolved over many 

generations to suit an exacting climate, 

and the modern amenities to which Hausa quite justifiably 

aspire. 

Traditional building techniques will, doubtless, continue 

to be used in most rural areas without government action, 

and possibly in spite of such action. If this traditional 

method is to survive in urban areas, however, certain 

official actions are necessary. The establishment of a 

school for the traditional builders (the 'barefoot 

builder' who not only understands his own technological 

traditions but is also capable of experimenting with new 

techniques) would be an effective counterbalance to those 

Nigerian schools of architecture which are modelled on 

North American ideas of architectural education stressing 

service through lucrative consultancy work. 

9.3.0. Physical Characteristics 

In many African countries urban life is a relatively 

recent innovation and the traditional house form has been 

unsuited to the new milieu. In Zambia, the evolution of 

urban house forms have tended to copy colonial styles and 

have recently begun to echo traditional styles and reflect 
local lifestyles (Martin 1974). Densities tend to be low 

(less than 25 households per hectare being normal) and the 

consequent sprawl is expensive of land services. Among the 
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Hausa, however, the traditional form of house as modified 

over the last century, springs from the local culture and 

is very well suited to urban layouts and the use of 

pipework and furniture, and produces relatively high 

densities suitable for urban areas. In a 1985 nation-wide 

survey, gross densities of over 60 rooms per hectare were 

found to be common in low income areas using single-storey 

compound houses throughout the then ten Northern States of 

Nigeria (see NISER, 1985). 

Most Hausa compounds have an entrance hall (zaure) which 
is normally used for recieving and entertaining male 

visitors and also as a classroom for Quranic teachings. 
Male guestrooms are normally attached to the 'zaure'. 

Rooms within the compound are arranged in such a way that 

those for the compound head and his wive(s) form the inner 

core, while those for single male children, relatives and 
guests form the outer core. Relatively large sizes of most 

courtyards give room for not only extra indoor activities, 
but also for future expansion as the family grows. 

The compound form has several advantages which should not 
be abandoned lightly. Although theft is not epidemic as it 

might be in Lusaka or Lagos, the provision of security 
from theft is a function which housing should perform. The 

compound, with its one entrance, semi-private and private 

courtyards, provides a relatively easy area to defend 

against unwanted intruders. The coutyard also provides a 
safe place for children to play, especially if they are 
being minded while their mother is at work. It also allows 
flexible use of any rooms which become vacant. For 

example, if a room become available a household with one 
room already can make use of the vacant room without 
disturbing the privacy of other tenants in the house. 
Alternatively a new household can be accommodated. A 

compound house allows a clear boundry between indoors and 
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outdoors, living area and circulation, even where much 

activity takes place in unroofed space. 

There are problems with compound houses but these are 

unlikely to be sufficiently intransigent to outweigh their 

advantages. The essentially inward-facing character of the 

house leads to the spaces around being used simply for 

access and circulation. There are too many such alleys for 

maintenance to be assidously carried out in order to keep 

them clean and passable. Furthermore, the heavy rains 

experienced in the FCT soon causes them to be deeply 

eroded, rendering them immpassable except with difficulty, 

too rough to be used for other activities, and threatening 

the foundations of the buildings themselves. This is 

further compounded by the use of open drains round the 

houses for rain water and sullage without a rational 

inter-house drainage infrastructure. Thus the drains empty 

at one corner in an ad-hoc manner and increase channel 

erosion. This problem was recognised by Fry and Drew since 

1945. They offered two solutions: 

1. Developing a new house type which gave the privacy 

possible in a compound. 

2. Dividing the alley land between adjoining owners 

so that they could fence, fill and plant it as 

gardens. 

The design of suitable house-type has attracted 

considerable attention from the Association of Housing 

Corporations of Nigeria and Wahab (1974) gives a useful 

overview. The details need not concern us here but designs 

for improved compound houses are available together with 

detached and semi-detached types - the latter, however, do 

not maintain high densities. 
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The idea of planting in the alleys not used for access is 

sensible especially if trees are utilised. However, its 

success will depend on individual's willingness to 

participate. A third possibility is to adapt the compounds 

to allow two or three in a row to be attached. The 

problems of through ventilation for rooms and of roof 

design on the attached sides would occur but may not prove 

insoluble. Indeed a pitched roof allowing ventilation at 

the ridge by the stalk effect may provide the answer. 

Whatever design solutions are adopted, it would be 

advisable not to sacrifice the compound form's advantages 

of security, flexibility and high density just for 

modernity. 

9.4.0. Economic Characteristics 

Among the Hausa, for reasons described elsewhere, the 

market value of a house is limited to the rental income 

which can be derived from it; and even this has been 

severely limited by rent controls, especially in Abuja. No 

market value can be ascribed to a house by virtue of its 

being capable of sale, because of negative sanctions 

attached to sale of land or landed property. 

"Shame and dishonour, for example, very often go hand 
in hand with house selling; and those who do so are 
in the long run socially constrained to leave the 

neighbourhood or the city itself" 
(Yusuf, 1975, p. 173, see also Chapter 7). 

Hence, activities which in another cultural context would 

represent investment in the capital potential of housing 
(for example, initial building, maintenance or improvement 

of a house) merely constitute a drain on money available 
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for other things, like food and clothing or investment in 

marketable commodities. 

In all other ways, the Hausa can be adequately described 

as a capitalist society. The pursuit of gain and the 

desire to accumulate wealth for reinvestment are 

paramount, and so is the urge to maintain one's honour and 

social prestige. As Smith (1965) rightly observed, it is 

essentially the pressure from social demands which really 

colours the Hausa attitude to wealth and its pursuit, and 

stimulates them to greater exertion in the economic 

sphere. It is in part the desire to prove one's worth in 

his natal home that makes many an ambitious young man 
become a client of fairly successful landlords at home, or 
to plunge into the 'unknown world' as enterpreneurs. Once 

rich abroad, he can then seek to come home, whether 
temporarily or permanently, to build a house or a mosque, 
or to exhibit his wealth by other means such as sponsoring 

relatives to perform the Holy Pilgrimage to Mecca. 

Business is a passion among the Hausa; so much so that any 
that are working in wage or salaried employment spend 
their free time (and often a great deal of their paid 
time) pursuing one or more businesses, often to make 
unrealistically low wages. The investment of profits 
centres on whatever is likely to offer the quickest 
return. Trading in mainly non-perishable commodities like 
textiles and building materials, and investment in taxis, 
tended to be the most prominent target areas in 1986. 
Whatever the medium of investment, the profit motive is 

undoubtedly the ruling factor. 

Within such a profit-motivated environment, the almost 
total absence of a market in used real-estate is 

remarkable and attests to the Hausa taboo on house sales. 
There is, however, a willingness among Hausas to use 
housing as a capital investment in relation to rental 
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income. As early as 1908 it was noted that Emirs and 

Chiefs had built large houses in cities throughout 

Hausaland which they leased to "strangers" at "good 

rentals" (H. M. Government 1909). 

There has been potential for considerable profit at the 

higher end of the rental market even in recent times. In 

the recent past, rents have been kept at artificially low 

levels by direct government decisions on rents for typical 

housing units. It may be argued that the majority of 

residents in Abuja have been protected from the real cost 

of living in the city. While the inconveniences of 

transport within cities throughout the country have become 

acute since the recent (1986 and 1988) cut in petroleum 

subsidies, they have been small compared with those 

suffered by occupants of rural areas. Thus, in a market 
economy, city rents should have reflected at least some of 
the increase in comparative advantage of an urban 
location. The fact that they have not is a measure of the 

subsidisation of tenants by government. In addition, as 

rent levels bear no relation to the cost of building, they 

have discouraged initiative in building for ownership as a 

use of housing payments alternative to rent. If rent 
levels were close to those for the repayment of housing 

loans plus maintenance costs, renting and ownership would 
become more equal alternatives. 

In the present situation, however, rents are so low that 

they are not a financial burden except to the 
lowest-income households. Costs of building or owning a 
house, however, as discussed elsewhere, are much higher 

and require a totally different scale of payment. Hence 

low rental levels have stifled initiative on the part of 
long-term urban residents towards building their own 

accommodation in the city. On the other hand, the low 

rents on city accommodation may have reinforced the 

priority for building in the rural village over urban 
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housing, except for the few households who can afford 

both. 

If existing rents focused on a level which represented a 

significant proportion of income for most low-income 

households, increases in rent consequent on the lifting of 

rent controls would be likely to cause hardship and 

realise little housing potential. In the case of Abuja 

however, the survey data show no households paying more 

than 15% of their income on rent (see Table 9.1 below) 

Table 9.1. Rent as a Percentage of Household Head's 
Income 

Total 

Rent as a Percentage of Income 
0-5 6-10 11-15 16-20 Mean 

Abuja 27.3 50.0 22.7 0.0 7.6 

Source: 1986 Household Survey 

If rents were allowed to rise in line with the general 

consumer price index, the attractiveness of investment in 

housing (for the rental income it would bring) would 
increase and should realise some of the investment 

potential which doubtless exists. 

A modification by government of the policy for assessing 

rents would represent a potential for improvement in the 

existing housing stock. At present, rent levels are fixed 

at 8.37. of salary of the particular staff occupying 

government quarters up to a maximum of N300 per annum. It 

then works out that a detached house in the Garki or 
Gwagwalada area of Abuja (for which current value is about 
N120K and economic rent is about N18K per annum) is 
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allocated to a senior government servant at a nominal rent 

of N300 per annum° 

In the private sector, rents are charged per room 

according to the materials used in constructing the 

building. No consideration is made for servicing or level 

of maintenance of the building except that direct service 

charges are collected from tenants in proportion to their 

share of the house or ownership of electrical appliances. 

It would seem reasonable to assume that, if more rent 

could be guaranteed for better service levels, landlords 

would be willing to provide services. In the same way, 

maintenance levels could be improved if they were related 

to rental income. 

The issue of rents for public housing has already been 
dealt with in Chapter 5. However, the question arises as 
to the most effective method of fixing rental levels in 

the private sector. If rents were related to the Consumer 
Price Index for all goods, extremely substantial increases 

could be involved. The recent (1986 and 1988) cuts in 

petroleum subsidies by the government has undoubtedly 

contributed to the recent upward trend in rents. Despite 

such cuts however, rents have fallen dramatically behind 

general prices and, most significantly, behind food 

prices. The survey estimates that an eight-fold increase 

in rent would be necessary to bring it into line with food 

prices. This would seem unreasonably harsh on tenants, 

even if phased over a period of several years. However, it 

is felt that a system based on an economic level of return 

on capital investment should be used for fixing rent 
levels. This is described in Chapter 10. 

The Hausa compound uses the most economical form of 
construction process which not only promotes the use of 
locally assembled building materials but also flexibility 

in design. High involvement of communal labour during 

254 



construction and availability of cheap local building 

materials within reasonable distances combine to make the 

compound building process more appropriate for the 

socio-economic structure of the low- and middle-income 
households. As there is no scarcity of natural earth in 

any part of Nigeria, it has been shown (Ikwueme, 1978) 

that it is possible with proper stabilisation suitable to 

the type of earth, to have comfortable and durable 

dwellings with their walls built of earth. Model low-cost 

houses built at Ibadan and Akure '(in Nigeria) had their 

walls made of stabilised earth. Ghana and Egypt also have 

examples of whole estates where the walls of the houses 

were built in stabilised earth. 

Traditional building in Nigeria, of course, exploited the 

use of earth to the maximum, the main objection to their 
current use being the costly level of maintenance 
required. The selection of a suitable stabiliser such as 
cement or bitumen as appropriate to the earth type has 

obviated this criticism but there is no doubt that in 

order to meet the housing targets necessary to maintain 
living at above "sub-human" levels in the rapidly 
urbanising centres of Nigeria, greater recouse must be 

made to increasing the use of locally available materials 
(Ikwueme, 1978). 

9.5.0. Social Characteristics 

While it is undoubtedly true that the Hausa remain 
attached to their "home village" throughout their lives in 
the city, their commitment to the city is likely to be 

greater if they have stayed there for a long time and/or 
intend to stay at least until retirement. Under existing 
conditions of low rents and almost insurmountable 

problems involved in building a house in the city, 
low-income households tend not to build in Abuja. In an 
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FCT-wide survey carried out by the FCDA, only 16% of the 

households interviewed were found to own their houses (see 

Table 9.2). 

Table 9.2. Ownership of Accommodation in the FCT. 

District 

Type of Owner Garki Wuse Gwarinpa Nyanya Karu Total 

Govt/Dept/ 1091 186 31 1461 186 2955 

Corporation (66.8%) 

Family-owned 53 4 1 40 401 499 

(11.3%) 

Private Company 5 276 100 9 4 394 

(8.9%) 
Self 0 1 2 13 186 202 

(4.6%) 
Rented by Govt/ 39 11 6 106 31 193 
Dept/Corporation (4.4%) 

Privately Rented 4 2 0 32 101 139 

(3.1) 

Rented by Private 4 7 1 8 20 40 

Company (0.9%) 

Hotel/Guest House 1 0 0 0 0 1 

(0.0%) 

Total 1197 407 141 1669 929 4423 

Source: FCDA, 1985. 

Nevertheless, the comparative stability of the Hausa 

residents constitutes a resource. The mean length of stay 
in Abuja among Hausa respondents to the Housing and 
Household Characteristics Survey is 5.3 years (Table 9.3). 
Even mean lengths of stay in the existing house of 

256 



residence tends to be higher for them than the overall 

average (Table 9.4). 

Table 9.3. Length of Stay in Abuja by Tribe (Percentage 

Frequencies) 

Tribe 1 

Length of Stay in Abuja (Years) 

23456789 Mean 

Hausa 2.8 2.6 15.4 13.6 19.8 21.3 12.3 7.3 5.2 5.3 

Ibo 21.3 20 31.8 15.7 9.1 2.1 0.0 0.0 0.0 2.8 

Yoruba 15.2 19.3 34.1 22.3 7.2 0.0 1.9 0.0 0.0 2.9 

Others 13.9 18.2 18.7 25.9 10.4 3.9 4.8 2.5 1.7 3.5 

Total 13.6 15.0 25.0 19.4 11.6 6.8 4.7 2.5 1.7 3.6 

Note. 1. Six-twelve months was recorded as one year, while 
less than six months of stay was disregarded. 

Table 9.4. Length of Stay in House by Tribe of Resident 

(Percentage Frequencies) 

Length of Stay in House (Years) 

Tribe 123456 Mean 

Hausa 8.1 16.1 33.9 37.0 1.6 3.3 3.2 

Ibo 10.0 20.0 60.0 10.0 0.0 0.0 2.7 

Yoruba 25.0 12.5 62.5 0.0 0.0 0.0 2.4 

Others 9.2 36.3 27.3 18.2 4.5 4.5 2.9 

Total 13.1 21.2 46.0 16.3 1.4 2.0 2.8 

Note. 1. See note 1, Table 9.3. 
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In terms of their future plans, only 6.4% of the Hausas 

could be said to be short-term migrants; while 34.8% saw 

themselves as long-term residents but not permanent; 

moreover, 36.5% regarded themselves as permanent residents 

of Abuja (Table 9.5). 

Table 9.5. Intention to Stay in Abuja by Tribe 

Residents (Percentage Frequencies) 

of 

Tribe 

Intention Hausa Ibo Yoruba Others 

Working to return home soon 6.4 11.9 14.5 19.8 

Will return home as soon as 

specific objective is achieved 10.7 18.3 21.3 9.2 

Will stay, but will keep in 

touch with home town 17.3 21.8 11.7 19.4 

Will return home on retirement 34.8 28.3 30.5 35.4 

Will always be in Abuja 19.2 10.7 5.8 11.2 

Other 12.5 9.0 16.2 4.8 

Nigeria was widely known as the African State where 
interethnic conflicts led to civil war. A great deal has 

been written to explain issues that led to the civil war, 
but there has been little study of the less newsworthy 

peace - the fact that large numbers of Nigerians in mixed 

communities get on fairly well together and have done so 

over a long period of time. 
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In the Nigerian situation, a case can be made that 

intercommunal conflicts are really about economic and 

political power; ethnicity is used simply to categorise 

people. Since the real game is power, it can also be shown 

that conflict is stronger at the top than at the bottom of 

the social system; the elites have more to gain than the 

masses by forwarding the interests of their group in 

relation to those of others. Of course, the elites have, 

on occasion, convinced the masses that benefits would be 

shared by all. Ethnic violence would not have been so well 

supported had this not been the case. Considerable numbers 

of ordinary people have participated in riots, or 

supported a civil war (on either side), and most can be 

shown to harbour prejudice toward members of other groups, 

and in such situations one can only agree with Ebenezer 

Howard (1945) who suggested that: 

"Religious and political questions too often 
divide us into hostile camps; and so, in the very 
realism where calm, dispassionate thought and pure 

emotions are the essentials of all advance towards 

right beliefs and sound principles of action, the 
din of battle and struggles of contending lists 

are more forcibly suggested to the onlooker than 

really sincere love of truth and love of country 
which, one may yet be sure, animate nearly all 
breasts". 

However, many who migrate to the towns live peacefully 

with members of other groups and often find friends among 

them, sometimes even wives or husbands (Peil, 1975) 

In accordance with (FCDA) categorisation of all the 

Northern States (excluding Plateau) Plus the FCT itself as 
"Hausa and Related Peoples", the population of Abuja 

consists predominantly of Hausa and related peoples (see 

Table 1.2). However, the groups who do not share the Hausa 
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cultural attitudes represent a significant resource for 

planners bent on using policies such as site and services 

schemes or the upgrading of poor-quality housing with 

social equity in mind. It has been found that the Hausa 

obtain land in Abuja more easily than non-Hausas. 

Furthermore, the supression of the market in houses in 

Abuja because of Hausa attitudes to property probably acts 

as a considerable deterrent to the marketing of property 

rights by members of other ethnic groups. For groups from 

areas where there is high population density and, 

therefore, pressure on land at home (e. g., Ibos and 
Yorubas) the purchase of urban land may be essential for 

security in old age. 

While it may be unthinkable for the Hausa, it is likely 

that a market in houses, or rooms, could be encouraged 

among the ethnic groups who regard houses as marketable 

property. It may be realistic, therefore, that any 

proposals for improving existing housing conditions should 

give special attention to areas dominated by non-Hausas 

and where preliminary study has established that landlords 

would be willing to sell rooms to tenants who might be 

prepared to buy. 

Behaviour can be misleading as an accurate indicator of 

preference (Hoinville 1970). Nevertheless the Hausa way of 
life seems to indicate a tolerance of relatively high 
levels of crowding and sharing of toilets, water supply 
etc. The small amounts of empirical evidence appear to 

reinforce this impression. In a study of interethnic 

contacts in Nigerian cities, Peil (1975, p. 112), 

discovered that: 

"Hausa in the south (of Nigeria) are cool towards 
both (Ibo and Yoruba) groups; there is a highly 
positive attitude of other people toward Hausa in 
the north; and although in practice, marriage 
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would be opposed by many southerners and 'Middle 

Belt' peoples on religious grounds, over 
four-fifths of the Moslems and up to half of the 

Christians (in her sample) would marry a Hausa". 

The Nigerian way of life, except for the "westernised" 

elite, is carried on with relatively little household 

furniture. Thus it is possible for rooms to be used for 

sleeping as well as for living and space taken up by a bed 

per person is not a relevant limiting factor in room 

occupancy. 

Conclusion 

It is often said that traditional forms of native 

settlements should provide the basis for new development 

that is likely to take place in developing countries. 
Perhaps the traditional features of Hausa settlement which 

are described in this chapter come within this category. 
The architectural programme of the Hausa society, with 
Islam as the governing discipline, results in a unified 

and highly organised spatial structure which expresses the 

significant features of Hausa culture in built form. 

261 



CHAPTER TEN 

A HOUSING STRATEGY FOR ABUJA 

Introduction 

It was once said that "No aspect of public policy causes 

more frustration than housing ... almost everywhere the gap 
between intention and achievement is wide" (Lewis, 1966, 

pp. 112-113). Another statement ranks housing high among 

the problems classed as 'wicked', or slippery of 
definition and nearly impossible of resolution (Rittel and 
Webber, 1973). Agarwal (1981, p. 93) notes that "if there 

is one problem in the world to which no satisfactory 

answer exists, it is housing in developing countries". In 

the face of such discouraging views we attempt in this 
Chapter to formulate effective housing policies for Abuja 

geared to economic and social development. 

Before going on to propose a housing strategy for Abuja, 
let us first of all recapitulate on the main issues raised 
in this study. The following four flaws were identified in 

the housing strategies adopted by various governments in 
Nigeria as a whole: 

(1) The direct construction of houses by government was a 
failure - the high cost and slow pace of construction has 

not been in the nation's best interest. Houses built by 

the government are outrageously expensive when compared 
with similar ones built by non-governmental agencies and 
individuals. 

(2) The housing loan scheme is inadequate. The existing 
practice and system of granting housing loans makes it 

very difficult for low-income earners to benefit. In spite 
of the declared policy aims of government, loans to 
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individuals by the FMBN, commercial banks and other 
financial institutions have been minimal. 

(3) Government's concept of housing need is narrow - the 

past and current housing programmes have not paid adequate 

attention to the social, cultural and other aspects of 
housing need. 

(4) The sense of realism behind most targets set by 

government is questionable - the policies and programmes 

proposed for execution do not appear to stem from a 

well-reasoned and carefully planned strategy to meet the 

nation's housing needs. The nation has been impressed by 

the magnitude of the number of houses proposed and, 
particularly, by the relatively large amounts budgetted. 
Howvever, the actual achievement in terms of the number of 
units actually built has been far short of the promise. 

We have also identified three main institutional 

constraints to housing development in Nigeria viz the Land 

Use Decree, the Building Plan Approval Process and Housing 

Standards. Ironically, these three legal provisions were 

obstensibly enacted to facilitate the processes of housing 

provision and ensure easier access to housing services. In 

reality, however, they have become additional 
institutional obstacles to the process of housing 

development throughout the country. 

On the other hand, private enterprise has shown itself to 
be both willing and able to build housing for workers in 
Nigeria. Although governments have invested huge amounts 
towards housing development, they have been unable to 

achieve any appreciable results in terms of physical 

provision of houses. 

As highlighted elsewhere in the study, one of the most 
important considerations in effective housing delivery in 
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Nigeria is finance. Since the early 1970's, financial 

institutions and large employers of labour were mandated 

to give preferential loans at reduced interest rates to 

prospective house owner-occupiers. Furthermore, commercial 

banks were directed to set aside 10% of their loanable 

funds for the housing sector and, at the end of each year, 

transfer the unused part of such fund to the Federal 

Mortgage Bank. That notwithstanding, institutionalised 

sources of funds for housing provide support for only 6% 

of the prospective house-owners nationally! ` Private 

sources account for over 90% of the capital for 

house-building in the country. 

In Abuja, publicly provided houses are outrageously 

expensive to build but very cheap to rent. As a result, 

less than 35% of the targetted number of houses were 

completed and the government is already incurring heavy 

losses in revenue due to inappropriate policy on housing 

subsidy. Housing subsidies were found to be inequitably 

applied; not only are the housing subsidies distorting the 

housing market - thereby discouraging private developers - 

but they also contribute immensely to the fiscal crises of 

the government. Not only does the overall subsidy policy 

favour the rich at the expense of the poor, it also hides 

major gaps in the quality of housing provided in Abuja and 

so militates against the most efficient use of resources 

in the construction of housing in the FCT. 

Finance was also identified as one of the major problems 

confronting intending house-builders in the FCT. This is 

followed by land and building materials. Current land 

leasing arrangements in the FCT lead to time-consuming 

bureaucracy and expense for the applicant who must follow 

up every stage of the process in person and invariably has 

to award gifts or pay bribes. Consegtkntly, it is biased 

against low-income households and is not likely to produce 

the most effecient patterns of land use necessary to 
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fulfil the need for housing projected elsewhere in the 

study. 

It has also been established that people prefer having 

their own houses rather than to accept complete ones from 

the government. 

Consequent upon an attempt to express in numerical terms 

the accommodation required to satisfy the need for 

shelter, we argued that the production of hundreds of 
thousands of new rooms for the foreseeable future (i. e. 
1990) must form the context within which policies are 

adopted for housing the people of Abuja. In the current 
economic crisis, however, the building of hundreds of 
thousands of new rooms within the stated period is beyond 

the capacity of government. The government cannot expect 
to act as anything other than an enabler in the face of 
such need. As we have argued, the most promising source of 
hundreds of thousands of new rooms is the initiative of 
people themselves - sparked off by policies restoring the 

profitability of building and easing the supply of land, 

services and building materials. 

It would be expected that in an urban system where most 
houses are occupied by tenant households, the profit 

motive and its consequent commercialisation of housing 

would have become a common feature of house-building in 

Abuja. This is not the case, and its lack has been 

attributed to a joint product of Hausa culture and the 

presence of relatively low rents on all but the most 

expensive private property in Abuja. It has been 

established that a house is not, as a rule, regarded by 

the Hausa as a commercial commodity having price or value, 

and to so regard it is a serious breach of traditional 

values rooted in local culture and religion. 
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As rents paid by most households in Abuja have been 

generally low (and here the case is very different from 

that obtaining in other major cities in the country), 

there has been little stimulus to invest in house 

ownership as an alternative to payment of rent. 

The above summary serves to remind us of the ineffeciency 

of government in Nigeria. Government's record of housing 

is poor in both delivery and long term maintenance. Abuja 

is therefore intended to be built by one of the least 

effecient and most expensive means. This does not make 

sense if Nigeria wants a show piece, affordable, 

comfortable, quickly built, and culturally acceptable 

capital. 

In view of the failures of many government policies in the 

past, and in the light of our findings in this study, it 

is imperative that for any meaningful progress to be made 
in the provision of housing for Nigeria's teeming 

population, existing policies should be reviewed and new 

ones enacted. In doing this, however, due cognisance' 

should be taken of the increased reliance on private 
development, private financing and private management in 

housing development throughout Nigeria and - particularly 
in Abuja. 

The strategy proposed in this work is an attempt to bring 

together the resources available while avoiding checks 
imposed by cultural and economic constraints outlined 

elsewhere. In contrast to previous policies, it is geared 
to the provision of very large numbers of rooms quickly 
without the imposition of processes alien to Hausa 

culture. As such it is aimed mainly at enabling and 

advocating investment in housing by thousands of ordinary 
households, admittedly not in the poorest 30% of FCT the 

population. 
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It is believed that, given the opportunity to build and 
the chance of an economic return, enough people will build 
houses for renting to provide the numbers needed at prices 
which all but the lowest-income households can afford. 
While there can be no certainty as to the efficacy of the 
strategy, it is likelier to result in major growth in 
housing than strategies involving direct participation by 
Federal Government in house building, plot servicing, etc. 

The strategy is offered as a starting point, and while 
details may be altered with little overall effect on its 

efficacy, it stands as a complete strategy and not a 
series of policies which can be effected individually. 
While it cannot be denied that some policies would be 
helpful even if only adopted piecemeal, the adoption of a 
few unrelated policies should be avoided. 

Can the FCDA Remain the Sole Agency Responsible for 
Housing in the FCT? 

The Regional Development Plan (1983, vol. 2, p. 1225) states 
that "up to the year 2000 all inhabitants of the existing 
urban centres and rural service centres in the territory 
would have to be provided with new housing units since 
these settlements will be built to standards which do not 
apply in the FCT today". Although official statements of 
government housing policy in the FCT have not included 
calculations of need since the 1979 Master Plan's attempt, 
successive governments have been aware that the need for 
housing has been greater than their ability to supply by 
direct means. For example, the Minister for the FCT was 
recently quoted as saying that "... the conception of most 
projects was developed during the oil boom which has now 
turned out to be oil doom. But some of these projects 
cannot be sustained by the current dictates of the 
Nigerian economy... " (This Week, 22 June 1987). This 
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supports our firm belief that in order to provide a 

sufficient housing delivery system in the FCT, the private 

sector must be involved - and to achieve that the 

following tasks, amongst others, need to be tackled: - 

1. Informing participants of policies and skills; ease 

communication between the participants at all levels; and 

assist with the social and financial aspects of housing 

implementation. 

2. Establish services provision and maintainace agreements 

and revenue collection and arrange agency-client contacts. 

3. Administration of funds for communal facilities. 

4. Making regulations concerning house types; servicing 

standards; layout; occupancy standards; etc. 

5. It is also important to achieve congruence amongst the 

resources which people and government can afford; and the 

utilities which are needed at a level which is acceptable 
by the users. 

While by no means covering all the problems that need to 

be solved, the above tasks serve to indicate the complex 

nature of the housing problem in the FCT. Admittedly, some 

of these problems can be handled by, the FCDA; however, it 

is our contention that a housing strategy aimed at 

encouraging the building of thousands of houses by 

thousands of households will require an agency of its own. 
A traditional approach might have been to establish an 
independent foundation at a Regional level with a 
traditional ruler (probably the Emir of Suleja, Gwari or 
Keffi) as chairman, and a distinguished person with 

relevant qualifications as Managing Director. 
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Autonomy for such a body, especially as it would be headed 

by the traditional and spiritual head of the region rather 

than by a representative of the nation, would be 

unacceptable to government as well as unacceptable to 

some, important groups in the country. If so, there 

appears to be a variety of options which include the 

appointment of an FCT Local Government Area chairman to 

the agency's chair on a rotational basis. However, there 

will inevitably be insistence by government on national 

control and a large measure of standardisation of policy 

in the FCT, although it must be emphasised that the closer 

government insists on moving to the latter end of the 

continuum, the less relevant this strategy becomes and the 

more likely is a continued inertia in house provision. 

Accordingly the first of the new policies to extend 

housebuilding in Abuja is a capable Agency, separate from 

the FCDA. 

Policies for a New Agency and Guidelines for its Operation 

The framework for the Agency is set out in the following 

paragraphs. In the descriptions, POLICIES are 
distinguished from GUIDELINES. The POLICIES relate to the 

principles for the Agency's functioning; the GUIDELINES 

relate to operational practices. POLICIES are set out at 
the beginning of the section in which they are justified; 

the GUIDELINES are set out at the end of the section, 

where appropriate. 
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POLICY 1: AN IMPLEMENTATION AGENCY WILL BE ESTABLISHED. 

Its Tasks will be: 

1. Advisory 

The agency will lead and advise the Local Government 

Authorities through the process of housing policy-making 

with regard to: 

a) Land Acquisition: the amount of land which will be 

required; the methods of acquisition to be used by 

each party to the process; arrangements for tenure; 
the location of land to be used for housing and 
ancillary uses; allocation and reallocation 
procedures; and the registration of occupiers of 
land. 

b) Finance: the administration of loans including 

allocation, repayment and standing surety for 
debtors; arrangements for revenue collection; the 

administration of funds for communal facilities 
(markets, clinics, etc. ); advising on rent controls; 
and the use of cross-subsidies or other means to help 

particularly low-income households. 

c) Making Regulations Concerning House Types: 

servicing standards; layout; open space provision 
(and their use); occupancy standards; etc.; enforcing 
such of these as are thought desirable or necessary 
and advocating the others. 
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2. Coordination 

The agency will coordinate the provision of infrastructure 

to areas for new building and improvement, to required 

standards, and ensure that it is paid for promtly. To this 

end it will: 

a) establish provision and maintenance agreements; 

b) set up revenue collection facilities within 

residential areas; 

c) raise capital to pay for infrastructure, etc., in 

advance of revenue collection; 

d) coordinate the activities of the agency and 
contractors with the demand for private connections 

and other local operations needing technical skills. 

3. Communication 

To act as a communicator of ideas, policies, alternatives, 

methods, etc., to the public at large and to participants 
in order to: 

a) ensure participants understand the principles 
involved in the policies they implement; 

b) ease communication through organisational 
hierarchies and between organisations; 

c) teach basic construction and maintenance skills; 

d) provide technical leadership for workgangs for 

self-help projects; 
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4. Technical 

The agency will have no role in building houses but will 

need to provide sanitation and water supply installations 

during initial stages of development. There will also be a 

role in advising builders, vetting contracts, and 

organising contractors. In the experimental site and 

services schemes (see policy:;. ), the agency will supervise 

the laying of floor slabs and fitting services within plot 

boundaries. 

Staffing of the Agency 

One of the major problems affecting organisations 

concerned with housing in Nigeria is that their salary 
structure is based on the civil service grades, which is 

unrelated to the cost of living (Das 1982) and, therefore, 

employees either cannot afford to devote their full time 
to their work or supplement their income with corrupt 

payments. It will be impossible to operate an advocative 
housing strategy under such constraints and, therefore, 

unless the general salary structure is radically amended, 
the agency must establish its own salary structure. 

Following the experience in Lusaka, Zambia (Martin 1978), 

the following qualities should be sought in staff: 

a) Integrity. 

b) Agreement with the concepts embodied in the 
strategy and enthusiasm to make the collaboration 
with LGA officials and traditional leaders. 

c) Dedication to the aims of the strategy. 
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d) Understanding of, and sympathy for, the need to 

ensure congruence between technical and cultural 

requirements. 

e) Ability to communicate and co-operate with, and 

respect the opinions of, ordinary people and their 

leaders. 

f) Flexibility and inventiveness at technical and 

organisational levels. 

Senior technical staff should include an executive trained 

in housing policy for developing countries as a 

post-graduate specialism (at a course such as those in the 

University of Newcastle Upon Tyne, the Development 

Planning Unit in University of London, the Centre for 

Planning at University of Strathclyde or at M. I. T. ) and 

have experience in West Africa. There is much to be said 

for recruiting an expatriate, as a Technical Aid input, 

for the senior post. This would probably ensure 

impartiality and universalistic behaviour at the highest 

level. Three or four technical staff would probably be 

sufficient, since any more may encourage the agency to try 

and impose greater control than necessary on the 

enterprise of the people. The Agency's staff should be 

predominantly composed of junior field staff (community 

development workers, cashiers, etc. ) whose skills are in 

organisation, communication and minor, technical and 

clerical tasks. Their duties would involve day to day 

organisation of small contractors, advising on minor 

technical problems, development control, reconciling 

differing parties, etc. They should receive some training 

specifically oriented to their tasks connected with the 

strategy including minor problem solving. 

Artisans would generally be self-employed, working as 

sub-contractors for the agency. 
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Financial Resources 

Initially a government grant or bank loan at market rates 

will be required to be used as seed capital for initial 

infrastructure and administrative costs. Revenue must be 

collected to ensure that the strategy is self-financing 

and it must be clear that the future of housing provision 

rests with the co-operation of the clientele in repayment 

of resources expended on their behalf and with the 

collaboration of their leaders. As such, expenditures 

should be relatively small per household - they should be 

easily affordable by most households. 

At every stage, efforts must be made to minimise the 
financial burden imposed through agency activity and to 

maximise the individuals control over housing consumption. 

The Aquisition of Land 

The most vital ingredient in an enabling housing strategy, 

where reliance is placed on the creation of environments 

conducive to private house building, is the availability 

of land. Sufficient plots of land, in suitable locations 

and at cost which most households can afford, are a 

prerequisite for many private decisions to build upon 

which rest the success of enabling and advocative policies 
(Tipple 1984). When a household decides that the time is 

ripe to build a house, the land must be available. Without 

land, potential builders will be frustrated and the 

strategy will fail. 

As no figures has been set for rates of building, it is 

impossible to predict precisely how much land will be 

required per year. The quantity of land required will 
depend not only on the number of houses to be built but 

also upon their type. However, as discussed below, land 
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requirement will amount to between 170 and 255 hectares 

per year for the foreseeable future. 

Residential Plot Allocation 

Urban land markets are so complex that even the most 

centralised states, such as the Soviet Union and the 

People's Republic of China, have delegated certain areas 

of decision about land and its use to local and individual 

levels (Doebele, 1978). 

Granting of publicly held leaseholds to private 

individuals or firms is a widely recommended form of 

tenure for developing countries. In theory, it should 

result in high productivity, but there are substantial 

practical problems. First, the administration of leases of 

public land requires a considerable level of 

sophistication. Where it dominates a private market, as is 

very much the case in Abuja, that market is lost as a 

means of establishing the most appropriate use and level 

of rent. Second, the administration of public leases 

requires a high degree of integrity in the bureaucracy. 

Since urban land is such a valuable commodity, and 

particular locations command semimonopolistic prices, the 

temptations for corruption and favouritism are great. Even 

in honest administrations, there is a constant temptation 

to use favourable lease terms as a hidden subsidy to 

"deserving" groups or individuals (Okpala, 1977). 

These arguments are not intended to suggest that public 

leaseholds are necessarily less productive than other 

forms of land tenure. They do suggest technical problems 

in their use, which are frequently glossed over by its 

proponents. They also serve to indicate that the process 

of allocating land to individuals is pregnant with 

opportunities for corruption sometimes on a monumental 
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scale. The problem (temptations and opportunities) is very 

evident, the solution is less so. The method of allocating 

plots through the Local Government Authorities advocated 

in this strategy, will reduce such opportunties and 

temptations as it puts the official's conduct (at least 

theoretically) under constant local and supernatural 

scrutiny. 

GUIDELINE 1: The Implementing Agency shall negotiate with 

the LGAs for a scale of application and layout fees (or 

premiums), within the ability to pay of a majority of 

households. 

The Number of Houses to be Built 

As calculations have been made in terms of rooms (see 

Chapter 5), the number of houses, and therefore, plots 

required is a variable whose value is determinable by 

policy. The major determinants of house numbers are: 

1. The type of house to be built. 

2. The number of rooms expected to be provided 

through increases in density in existing areas. 

3. The targets adopted with respect to the range of 

rooms required. This is dependent on: 
a) policy towards single person households, 
b) whether notice is taken of expressed preference 
for rooms or merely of a chosen maximum occupancy 

rate. 
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The Type of Houses to be Built 

As the implementing agency will not be involved in direct 

housebuilding, the type of house to be built will depend 

on each builder's individual decision made within the 

environment generated by this strategy. There are three 

basic types of house built in the recent past throughout 

Nigeria (see Appendix 11) and some predictions can be made 

about the likelihood of their being built and policies 

which may encourage or discourage their erection. 
Multi-storey compounds and multi-storey houses are 

unlikely to be popular because of the expense of building 

materials. However, they may be built by well established 
developers as they offer both high returns per plot 
(because of the number of households paying rent) and the 

great status value attached to "a storey building". 

Single-storey detached or semi-detached houses have been 

the selected medium of both Federal and State Housing 

Corporation's programmmes. They can be planned for by 
dividing land into rectangular plots, narrow on the 
frontage, and by policies on building lines, plot ratios, 

etc. Previous experience in other parts of the country and 

of recent in Abuja, has shown them to provide few rooms 

per hectare and to be expensive to construct (Ekwueme, 

1978, see also Chapter 4). 

The single-storey compound has been the medium of building 

in most areas of the FCT. Where development has proceeded 

outside the detailed control of the government, most 
houses are single storey compounds. They are cheap to 
build using local skills and materials, are readily 

accepted by most people and provide relatively high 

residential densities. Traditional compounds of 10 to 16 

rooms provide ready opportunities for letting as a source 

of income. As rental levels will more nearly reflect 
building costs (see policy 5) letting rooms is likely to 
be a strong motivating factor in the decision to build. It 
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is likely, therefore, that the majority of households 

motivated to build under this strategy will construct 

single storey compound houses. 

GUIDELINE 2: Single storey compound houses built of 

traditional materials will be advocated. Building 

Regulations will be modified where required to allow for 

their development (see policy 5). 

POLICY 2: THE DECISIONS ON AMOUNT OF LAND TO BE ACQUIRED 

FOR NEW AREAS FOR HOUSING WILL BE MADE BY THE IMPLEMENTING 

AGENCY. LAND SHALL BE PROVIDED FOR HOUSING AT THE RATE OF 

17 GROSS HA. PER THOUSAND RESIDENTIAL ROOMS AND FOR AT 

LEAST 10K ROOMS PER YEAR FOR THE FIRST TWO YEARS, AND 

HOUSING DEVELOPMENT WILL NOT NORMALLY BE ALLOWED WHICH 

PROVIDES LESS THAN 60 ROOMS PER GROSS HECTARE. 

Land Aquisition and the Allocation Process 

The organisation of land aquisition by the implementing 

agency (through the Local Government Authorities (LGAs)), 

is perhaps the most radical and critical proposal made in 

this strategy. The land aquisition process must involve 

the elected Local Government Councilors at' a very early 

stage in recognition of their importance in the FCT. A 

report must be prepared covering the following: 

1. The reasons why new housing is required for 
low-income households and an estimate of how many 
houses/rooms will be needed (see Chapter 5). 

2. The alternatives of taking new land and increasing 
density on existing allocated land, and their 
implications for the amount of new land required. 
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3. The alternative house types, densities resulting 

and consequent alternative amount of land required. 

It is assumed in the following that the LGAs have been 

prepared to accept the recommendations made in the 

strategy. Policies which follow express the rationality of 

the strategy and use figures which spring from it. If 

modifications are made within limits in the light of 

consultations with the LGAs, the policies must be 

modified. However, as given, they indicate the recommended 

scale of operation within the strategy developed here. 

Throughout the strategy, the Hausa compound house form is 

taken to be the most suitable, with modifications where 
desired, both for cost and for density. With 13 rooms per 
house gross densities of 60 rooms/ha and 4.6 houses/ha are 

obtained. As between 10K and 15K rooms per year are 

required initially (see Chapter 5) land-take required is 

17 hectares gross per thousand rooms. 

GUIDELINE 3: In residential areas, land required for 

non-residential uses will be leased from the FCDA. 

The Target for the Provision of Rooms 

It is not proposed to set a number of rooms directly as a 
target because: 

1. Advocative policies practiced under African 

conditions are very likely to have little control 
over numbers except in general terms, i. e., thousands 
rather than hundreds. 

2. Filtering behaviour within the housing stock in 

response to increases will determine whether houshold 
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size frequencies will equate to the 1986 distribution 

or a different distribution altogether. 

3. Targets tend to encourage the "Crash-then-Relax" 

programming mentality in policy makers whereas this 

strategy is concerned with creating a long-term 

policy environment within which the house supply will 

respond more effectively to demand through the 

private initiatives of low-income households. 

GUIDELINE 4: A monitoring system will be established to 

survey household size frequencies and re-calculate housing 

need at intervals of not more than two years. 

GUIDELINE 5: For housing in new areas plots suitable for 

compounds (i. e. roughly square) will be leased in a range 

of sizes between 600 sq. m. and 900 sq. m., at a rate of one 

plot per 10 rooms required (100 plots per 1K rooms). 

GUIDELINE 6: In residential areas with less than 40 rooms 

per hectare, planning permission will be given for 

additions to houses to provide further rooms up to a 

maximum gross density of 60 rooms per hectare. Phase One 

of the FCC is not included in this case because of the 

relatively high housing densities in the residential 
districts. 

GUIDELINE 7: A rating system will be devised such that 

occupants of plots with more than 350 sq. m. uncovered 

space shall pay a much greater rate per square metre than 

is normal in smaller plots. 

GUIDELINE 8: Increase in density shall be closely 

monitored with respect to number of rooms provided, 

condition and capacity of existing infrastructure and 

other matters arising. 
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GUIDELINE 9: In new housing the room arrangement known as 
"room and palour" or "hall and chamber" comprising a suite 

of two rooms, will be encouraged. 

Joint building of a compound can be encouraged by 

establishing a form of agreement whereby 3 or 4 households 

act co-operatively to obtain a lease and build a compound 

together. Their costs, rights and duties will be defined 

in the agreement and will be proportional to the area of 

the plot which they intend to occupy. Facilities such as 

courtyard, water supply, sanitation and electrical 

connection will be held in common or in proportional 

ownership with stipulated rights and duties. 

GUIDELINE 10: Legal advice will be available for 

households who wish to build a compound in cooperation 

with other households. It will cover joint ownership, 

rights of access and support and proportional payments for 

services, maitainance and repairs. 

POLICY 3: A LIMITED, EXPERIMENTAL SITE AND SERVICE SCHEME 

WILL BE ESTABLISHED AS DESCRIBED AND ITS PROGRESS 

MONITORED. NO DIVERSION OF FUNDS FROM SERVICES AREAS 

INTENDED FOR LOWER-INCOME GROUPS WILL BE TOLERATED. 

Some households in the 50th to 70th income percentiles 

will be served by an experimental site and services scheme 

comprising plots with joint rights of usufruct between 

four or so households, a concrete slab foundation, a water 

connection and sanitation facility (Reed Ordourless Earth 

Closet (ROEC), Ventilated Improved Pit (VIP), or an 
Aqua-privy (Figure 10.1)). 

Plans for 10 to 12 roomed compounds will be provided and 
loans made available for the building of a house costing 
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N30K-50K (1986 prices) or N7.5K-12.5K per household. The 

scheme must be wholly self-financing and must not affect 

the viability of the policy environment created in the 

strategy by using funds intended for initial servicing of 

new low-income areas. In addition, it is intended that the 

site and services scheme be an adjunct to a larger 

strategy rather than being adopted as the major thrust of 

policy. 

POLICY 4: RENTAL LEVELS WILL CONTINUE TO BE CONTROLLED BUT 

WILL BE CALCULATED TO GIVE AN ECONOMIC RETURN ON CAPITAL 

INVESTED. THE PRODUCTION OF A TAX CERTIFICATE FOR THE 

PREVIOUS YEAR TO RENT CONTROL OFFICE WILL BE AN ANNUAL 

PREREQUISITE FOR RENTING ROOMS TO TENANTS. 

Rent Levels 

As discussed in Chapters 8 and 9, economic motivations to 

build houses are limited 
, among the Hausa, to the income 

derivable from letting rooms for rent. As the producers of 

housing in this strategy are the people themselves, and 

especially those in the upper levels of low-income (30th 

percentile and above), production of sufficient rooms to 

meet needs must rely on many private decisions to build. 

While the rest of the strategy can enable and encourage 

special groups to invest in housing, this part of the 

strategy is essential to sway the majority of the likely 

builders in favour of building. 

At present rent controls in force are set at levels so low 

that they stifle production of housing. It is essential 
that the rental levels reflect the cost of building and a 

return on capital at least equal to that gained by leaving 

money in the bank. 
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A system of economic rent will be introduced, gradually 

for existing stock and immediately for new, so that rental 

levels reflect a fair return on the investment in the 

house. Standard rent per square metre of space will be 

calculated as in Tunisia (UN 1979, ppl7-18) using a 

reduced rate of calculation for uncovered space (say one 

half of their area). As an encouragement to landlords to 

use local materials, capital invested in mud houses will 

be written off over a shorter period (say 10 years) than 

for cement houses (say 20 years). This differential has 

been used in Honduras (UN 1979) as a means of encouraging 

rental housing for low income groups. 

Having calculated this economic rent, decrements (i. e., 

reductions in the standard economic rent) will then be 

imposed for any utilities which are not provided 
(sanitation, water supply, electricity) or are poorly 

provided. Lack of maintenance and repairs would also 

qualify for decrements. 

The scale of decrements will be sufficient to cover both 

the economic cost of provision of the missing utilities 

and an additional amount. While this will have some effect 

as a penalty on landlords it will also ensure that the 

basic accommodation with no utilities that many poor 

households enjoy at present will remain cheap and that the 

cost of providing the utility will be more than covered by 

the allowable increase in rent on its provision. It is 

likely that many landlords will realise the economic 

wisdom of providing utilities and a good standard of 

maintenance as implied in these proposals; and that as a 

result the housing stock will be improved and a broader 

spectrum of utilities'will be provided. 

Taxation on rental income will be brought into line with 
tax on earned income. Tax certificates will be required 
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anually for continuing operation as landlord as they are 

required for many functions at present. 

GUIDELINE 11: The lack of water and sanitation and poor 

standards of maintainance will attract decrements in the 

rent more than equal to the economic return on the cost of 

their provision. 

GUIDELINE 12: In calculating economic returns, the 

amortisation period will be shorter for mud (and other 

acceptable local building materials) than for cement-based 

wall materials. 

POLICY 5: THE FCT MINISTER WILL INVOKE HIS DISCRETION 

UNDER THE FCT DEVELOPMENT CONTROL SATNDARDS AND GUIDELINES 

TO INCLUDE MUD AS WALL MATERIAL. 

Forms and Standard of Building 

As Turner (1972) has so cogently pointed out, housing 

standards do more harm than good if they are so expensive 

to achieve that only a few households benefit from the 

protection they give while the majority are forced into 

illegal, marginal settlements where insecurity of tenure 

breeds poor housing conditions. Okpala (1977, p. 343) 

argues that: 

"It is better to have rooming houses built, even if 

they are potential slums, than to have new houses, or 

limited numbers built for letting, by an imposition 

of unduly high standards". 

It has been noted (Chapters 7 and 8) that the quality of a 

house is important for Hausa potential builders because of 

the status gained through the act of building. For many 
decades there has been a gradual rejection of indigenous 



Figure 10.1. Recommended Latrine Types 
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'Top: R. O. E. C. (Rybczynaki et. al. 1982, 
p. 50). 
Right: V. I. P. in various guises 
(Schrcckenbach 1982, p. 287). 
Bottom: Sullago Aquaprivy (Kalbermatten 

et. al. 1980, Fig. 8-2). 
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materials and techniques by builders who could afford 

imported coventional materials. During the colonial period 

the cost of cement was reasonable though it was usually in 

short supply. In recent years, however, foreign exchange 

shortages and a weak Naira have combined to make cement 

both very expensive and very scarce. The desire for higher 

standards is expressed by officialdom in Building 

Regulations (FCDA 1986) and by potential and actual 

private builders (NISER 1985) in a preference for cement 

based materials even if they have to wait years to 

complete the building. As most households cannot afford 

the materials to which they aspire, their aspirations to 

build are frustrated. This problem, like so many others in 

Nigeria, is' exacerbated by the unrealistic levels of 

earnings in the formal sector of the economy where workers 

with secondary education may be paid only N130 or N170 

(1986 prices) per month. An economic recovery with the 

establishment of realistic wage levels could revolutionise 

affordability in housing; but this appears unlikely, nor 

will it be attained through this strategy. It is therefore 

discounted in this work. The great majority of households 

can only afford housing built in local materials. Thus it 

is necessary to strike a balance between the standard of 
housing to which people aspire and that which they can 

afford. 

It is necessary to encourage householders to build housing 

in affordable but less favoured materials (which may be 
durable and economical though their image is poor). This 

will be done by the following means: 

1. Removal of differentials between the real cost of 
ownership and renting. At present rent is controlled 
to such an extent that landlords subsidise their 
tenants but the cost of ownership attract no subsidy 
except for some civil servants. As the level of rent 

286 



will be closer to economic reality (see policy tt) 

ownership will accordingly become consequently more 

economical. 

2. Landlords will be allowed to write off capital 

expenditure on mud housing more rapidly than on 

cement housing and to charge higher rents for 

well-maintained and serviced housing. 

3. A publicity campaign should be launched to 

emphasise the advantages of owning a compound built 

of mud as a career-length investment, paying for 

itself quite quickly and allowing enough spare money 

for the construction of a house in the home village 

on retirement. To this end, a pension scheme directed 

towards paying enough money on retirement, or in 

stages beforehand, to allow a house to be built in 

the rural area may contribute significantly to the 

urban housing situation. It cannot, however, be 

included as part of this strategy being outside our 

scope. 

4. Grants should be directed towards improving the 

standard of houses built of indigenous materials in 

the urban areas. 

POLICY 6: A CODE OF PRACTICE WILL BE WRITTEN TO GUIDE 

FIELD STAFF IN CONTROLLING: 

1. MATERIALS AND METHODS OF BUILDING. 

2. THE WATER SUPPLY AND SANITATION INSTALLATIONS 

PROVIDED IN OR NEAR THE HOUSE. 

3. ANY OTHER MATTERS FOUND TO BE NECESSARY TO ENSURE 

PUBLIC SAFETY AND RIGHTS OF PUBLIC ACCESS. 
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In an advocative strategy aimed at encouraging building by 

relatively low-income households, stringency of building 

standards would be inappropriate and could be counter 

productive. To a large extent the agency must accept the 

housing which people are able to build, or have built. If 

the strategy is successful in inducing relatively 

low-income households to build, it is likely that they 

will do so using the Hausa form of compound built in mud 

or cement blocks. It is proposed that a degree of 

development control is practised in order to: 

1. prevent dangerous building practices, 

2. ensure that circulation routes are kept clear, and 

3. judge whether structures have been constructed to 

sufficiently high standards to qualify for any 

Foundation, Roof, and Wall Protection Loans applied 

for (see policy ? ). 

As an example of the level of control to be included in 

the code of practice, wall materials are discussed below 

in a model clause for the code prescribed. 

Standard of Wall Building 

Walls built of cement blocks, burnt bricks or soil-cement 

compacted in a tek-block press or similar will be accepted 

as long as they are plumb and not cracked. Where mud 

blocks are used, these should be built slowly, not more 

than one course per day to allow proper drying. They 

should contain no serious cracks and should be at least 

300mm across at ground level and 230mm at wall plate level 

(Schreckenbach, 1982). Special attention should be paid to 
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the base of walls and to foundations to ensure stability 

and protection against damage by water and abrasion. 

Schreckenbach (1982) provides useful illustrations of 

well-built walls and other building components and can 

form a useful guide for training field staff. 

Centuries of trial and error building with mud have 

generally produced designs well attuned to local 

conditions (Agarwal, 1981). There is, however, nearly 

always scope for improvements. A Cornish proverb has it 

that "All a mud house needs is a good head and a good pair 

of boots". Stone or concrete foundations and an 

overhanging roof protect walls from water, as do a few 

layers of fired bricks at the base of the walls. 

The characteristics of different types of soil are well 
known. The sandy lateritic soils of Sahel region of West 

Africa for example, are ideal for making mud bricks 
(Armstrong, 1988). Engineers classify earth by the size of 

particles, optimal water content, plasticity and 

compressibility. One main objective is to treat earth so 
that it remains stable despite changes in weather. To do 

this, builders can mix different types of earth, each with 

granules of various sizes to reduce the spaces between the 

particles or they compact the soil by tamping or pressing 
it. Another alternative is to add "stabilisers" to the 

earth. Top soil does not make good building material 
because the organic matter it contains continues to 
decompose, and may weaken a building. 

Soil scientists classify subsoils according to the size of 

particles into gravel, sand, clay or silt. In the first 

two, the particle size remains the same whether wet or 
dry, so shrinkage is not a problem if these soils are used 
for building. However, crumbling is a problem, and some 

materials must be added to bind the soil. Clay and silt 

act differently. Here the minute particles are held with a 
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film of water surrounding each one. The material is 

unstable, swelling when wet and shrinking when dry. Such 

soil mixed with bigger particles become manageable. 

Conversely, clay can be added to predominantly sandy or 

gravelly soils as a binder. Researchers have identified 

around 130 stabilising agents including cement, resin, 

lime, fly-ash, bitumen (see for example, Agarwal 1981 and 

Armstrong 1988). Cow dung and fibres, such as straw, also 

increase stability. Many of these are traditional 

additives found in abundant quantities in the FCT. 

House Form 

The modification of traditional compound houses has 

received little attention in the current housing programme 

of the FCDA. House forms such as those found in 

Schwerdtfeger (1982) and Moughtin (1985) merit futher 

attention and should recieve further publicity. The 

research facilities available should be geared to 

examining alternative plot sizes suitable for compounds, 

wall finishes and solutions to design problems. 

GUIDELINE 13: More publicity will be given to new variants 

of the compound and other research recommendations on 

materials, etc. 

Servicing Levels and Techniques 

As this is essentially an advocative strategy, it is 

important to achieve a congruence amongst the following: - 

1) the resources which people and government can 

afford, 
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2) the utilities which are needed at a level which is 

acceptable by the users, and 

3) the need on the one hand to prevent epidemic and 

on the other to promote good health. 

Strassman (1980) found that in Cartagena, Colombia, a 

convenient water supply was an important determinant in 

catalysing improvement in housing. He suggests that once 

water was in place, other improvements which add value to 

a house are more likely to follow. As electricity supply 

is very well provided in the FCT, it is not proposed to 

deal further with it in this strategy except to recommend 

that more care with maintanance of existing infrastructure 

is as important as extending supply to new areas. 

At present, the Public Works Department (PWD) of the FCDA 

is expected to operate at a profit while rates to be 

charged for water are set by the government without 

reference to its cost. This illogicality should be removed 
by allowing the PWD to set its own tariff levels. Metered 

supplies are fitted by the PWD on a "cost-price" basis 

which is unjust for owners of those houses which are sited 

far away from mains. The cost of connections should be 

standardised each year at the mean cost of connections 

made the previous year plus an inflation factor. 

GUIDELINE 14: The cost of private water connection shall 
be standardised. 

GUIDELINE 15: Payment for connection and water tarrifs 

will be a condition of future supply. 
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Sanitation 

Few households can afford water closet sanitation although 

the FCT water supply may be adequate to provide flushing 

water. 

At the other end of the technological scale, the bucket 

system is plagued by large scale default on emptying, 
heavy local pollution and the problems of operation by a 

stigmatised minority. Therefore, its replacement by a less 

pathogenic alternative is an urgent need. It will be worth 

examining the use of storage vaults and simple vacuum 

carts as used in Japan and as recommended by the World 

Bank (1980) but alternatives such as the Reed Odourless 

Earth Closet (ROEC), the Ventilated Improved Pit (VIP) and 
the self-topping Aqua-Privy are also promising (see Figure 

10.1). The ROEC and VIP require emptying periodically 

which, as discussed in Chapter 8, is contrary to Hausa 

culture. The adoption of dry sanitation systems will 
depend on arrangements being made for such periodic 

removal of wastes. The aqua-privy has been used in public 
latrines in other parts of Nigeria with less success than 

it deserves because of a lack of topping-up water. Hence 

it is proposed that the self-topping aqua-privy, which 

uses sullage from household activities to maintain the 

water seal, be favoured where possible. Eventual 

conversion to small-bore sewerage, to remove excess water 

and particles in suspension, will be carried out when 
funds permit. 

Sanitation will be provided for each house and each storey 
within a house. For new housing the self-topping 
aqua-privy is recommended with provision for later 

small-bore sewerage. The latrine can be incorporated 

within the house as long as access is available from 

outside for periodic de-sludging. If prefered, a shared 
unit with four or more compartments, each private to one 
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house, or group of households, could be erected over a 

common tank close to each house group. Direct inlet for 

sullage and waste water from the standpipe could easily be 

arranged to maintain the water-seal. 

In a bucket latrine system which is overused and emptied 
infrequently, the disposal of urine can be a problem. It 

is noticeable in some parts of Nyanya, Karu and Gwagwalada 

that urination in gutters and open spaces is very common 
despite traditional norms demanding modesty. While urine 
is relatively harmless in itself, it tends to contain 

parasites which are transferred readily. The introduction 

of self-topping aqua-privies will allow urination into the 
latrine and should reduce the spread of parasites. 
Research into-the possible use of public urinals would be 

useful in promoting public health. 

GUIDELINE 16: The emphasis on water-closet sanitation 

shall be ended; the bucket latrine system shall be 

gradually replaced by self-topping aqua-privies; in newly 

serviced areas sanitation will be provided to a standard 

of __ one unit per house, or per storey, using 

self-topping aqua-privies. Where these can be shown to be 

beyond the means of residents, systems like the ROEC or 
VIP latrines would be accepted if emptying can be 

arranged. 

POLICY 7. A LOANS SCHEME WILL BE OPERATED IN URBAN AREAS 

OF THE FCT, AS DETAILED BEt01ý/ý', FOR FOUNDATIONS, ROOFING 

AND WALL PROTECTION STAGES OF BUILDING A HOUSING COMPOUND. 

Finance 

As the economy of Nigeria is far from bouyant and Abuja is 

unlikely to be the first priority for any special 

government funding for housing, the strategy must involve 
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no government subsidy, either overt or covert. This is 

especially necessary as the strategy is not directly aimed 

at, or likely to result in, an increase in housing 

investment by the lowest-income groups. The most likely 

new builders and owners will probably be above the 30th 

percentile of income although they should be of lower 

income than householders involved in house-building over 

the last decade. 

The strategy is aimed at helping lower-income households 

with some monetary excess over mere subsistence, and 

perhaps some other assets, to invest in housing for 

themselves and others in order to increase the housing 

stock. Mortgages currently offered by the Federal Mortgage 

Bank to people with high incomes and substantial bank 

balances are, therefore, to be supplemented by 

arrangements more suited to lower income groups. 

Just as Chenery (1974) argued that the reduction of 
inequality is unlikely without sacrifices in economic 
development on a national scale, so it appears necessary 
to argue that policies which would increase the relative 
housing-market position of the lowest-income groups would 

probably fail to secure substantial increases in the 
housing stock of the FCT. The cultural context discussed 

above has demonstrated the impracticability of policies 

which are aimed at equalising housing benefits parallel 

with rapid increases in stock. The problems of the lowest 

30% are not concentrated in the housing sphere and only 

national economic performance can alter their 

accessibility to any real improvement in their lifestyle. 

It is hoped that improvements in overall housing 

conditions will bring some benefit, however insufficient 

it may seem. 
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The Roof Loans Scheme 

The Roof Loans Scheme was first suggested by the 1956 

United Nations Commission (Abrams et al, 1956) as a means 

of assisting middle income households in Accra, Ghana. The 

contents of the Commission Report were only adopted in 

parts and the Roof Loans Scheme was implemented only in 

rural areas. It operated through groups headed by the 

chief and was highly successful in many ways despite very 

sporadic support from government. Trevallion (quoted in 

Tipple 1984, p. 261) noted that its introduction had 

encouraged a new awareness of the environment in the 

villages where it was used. The scheme was extended to 

include wall protection in 1975. 

Loans were to be repaid in six instalments and no further 

loans were given in a village where arrears were owed. 
Houses qualified for loans if an inspector was satisfied 

that construction was sound - not that they were 

constructed in a particular material or to exact 

specifications. This is important as it uses the quality 

of the final product as the test of fitness and it is in 

contrast to urban building regulations. It reflects the 

concept that regulations should be proscriptive, to limit 

action outside widely drawn extremes, rather than 

prescriptive, allowing one type of action only (Turner 

1972 and 1976). 

It is proposed that the Roof Loans Scheme should be 

introduced, set on a firm administrative base, and applied 

to the main expenses in building houses in urban areas of 

the FCT. Thr'ee stages are particularly important and 

expensive - foundations, roofing and wall protection. The 

loans should be administered locally and granted to 

builders through the Local Government Authorities. No 

further loans would be granted to groups in arrears and it 

must be made clear that the success and continuity of loan 
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schemes depend on their full repayment. The loans should 

be scaled to suit the construction of all foundations, all 

the roof, or covering all the walls with plaster for a 

compound-sized house. As building the house does not 

usually occur room by room, a loan scaled to two or three 

rooms would be unsuitable. The loan could take the form of 

materials in advance or cash in arrears (on inspection of 

the completed work), whichever is found to be most 

practical. 

Other forms of short-term, locally administered loans 

should be examined to test their feasibility. They should 

be flexible, able to operate on non-conventional security, 

e. g., motor vehicles, tools and machinery etc. 

Any funds contributed by government or outside agencies 

should be repaid and hence allowed for in repayment 

schedules for loans (including a factor for bad debts), 

charges for utilities etc. If government subsidy is 

applied to any operation for reasons not foreseen in this 

strategy it should be in the form of capital written off 

from the very start rather than in subsidies on long term 

revenue on which inflation can add very heavy increments. 

GUIDELINE 17: Loan policies shall be directed towards 

encouraging the provision of many traditionally built 

houses rather than a few houses in modern materials, while 

promoting also good standards of construction and 

maintainance. 
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Evaluation 

This strategy is advocative and seeks to establish a 

generally favourable context within which housing can be 

built rather than to set targets of units to be built and 

to meet them by direct action. It is important, therefore, 

to incorporate monitoring and evaluation into the strategy 

so that, if implemented, its success can be measured and 

modifications made if required. 

It is likely that the addition of housing stock will be 

slow at first but should increase in pace as the 

hospitable context for building becomes more evident to 

householders. It is important to ensure that the effects 

of the strategy approximate the intention - i. e. to allow 

a rapid increase in low-cost shelter throughout the FCT 

and an improvement in the condition and utility provision 

in existing stock - rather than providing a fortunate few 

with an opportunity to enrich themselves at the expense of 

the majority. 

The following may be used as measures of success: 

1. The housing stock should increase by thousands of 

rooms per year rather than hundreds. 

2. Occupancy rates for households with three or more 

co-habiting members should reduce steadily to a mean 

of around two persons per room and the proportion of 
households occupying more than one room should rise. 

3. Housing densities in sparsely built up areas 

should increase to above 40 rooms per hectare. 

Densities in newly built areas should be 60 rooms per 
hectare or above. 
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4. There should be a low rate of default on loan 

repayments and utilities charges. 

5. There should be a significant increase in the 

proportion of households enjoying access to water 

supply and sanitation in or close to their house. 

6. The proportion of owner-occupiers should increase 

in parallel with the increase in houses. 

7. There should be an evident increase in the care 

taken of the residential environment and a spirit of 

co-operation. 

In this strategy so much depends on the congruence of 

policies with cultural values that problems becoming 

evident in monitoring and evaluation are more likely to 

concern attitudes and methods of implementation than 

standards and physical designs. Any problems will probably 

arise as much from the attitude of the traditional leaders 

and/or LGA Councillors (arising from lack of effective 

communications with technical advisors, or from inadequate 

understanding of traditional attitudes to land and housing 

in the FCT) as from any other single cause. 

Hence, the success or failure of the strategy will 

probably hinge on the degree of co-operation and 
involvement obtained from the traditional leaders and the 

willingness of government to take a step back and allow 
housing (policy and process) in the FCT to be dealt with 
by the traditional and elected leaders of the FCT. As it 

was emphasised earlier in the chapter, the implementation 

agency should not only be autonomous but should also be 

headed by the traditional and spiritual leader of the 

region. As the latter may be unacceptable to government, 
the following alternatives are recommended: 
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(i) The appointment of an FCT Local Government Chairman 

to the agency's chair on a rotational basis, or 

(ii) The appointment of a university professor with 

relevant qualifications as an executive chairman. 

Another aspect of this strategy that might be resisted by 

government concerns the broadening of housing standards; 
for example, the inclusion of well constructed mud as a 

wall material, the introduction of self-topping 

aqua-privies etc in the FCT Development Control Standards 

and Guidelines. In this case the entire strategy can be 

implemented initially in all LGAs in the FCT excluding the 
Abuja Municipal LGA wherein the Federal Capital City is 

located. 
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Table 10.2. Summary of Major Policies Recommended 

Policy Existing 
Situation 

Comment 

1. The housing 
policy and process 
in the FCT shall 
be decided by 
the implementation 
agency. 

2. Decisions 
on land to be 

acquired for 
housing shall 
be made by 
the implemen- 
tation agency. 

3. A limited 
experimental 
site & service 
scheme will be 
established. 

4. Rental levels 
for private-sec- 
tor housing shall 
be calculated to 
give a reasonable 
economic return 
on capital inves- 
ted including 
items to cover 
recuring 
expenditure. 

5. The FCT Deve- 
lopment Control 
Standards & Gui- 
delines shall 
include well con- 
structed mud as 
wall material & 

emphasis on W-C 

Housing is being 
being provided 
directly by the 
Federal 
Government. 

Land for residen- 
tial and other 
uses is leased 
from the FCDA. 

Serviced land is 
provided to meet 
demand for indi- 
vidualised hous- 
ing among upper- 
& middle-income 
groups only. 

Rents are charged 
per room accord- 
ing to the 
material used in 
constructing the 
house with no 
allowance for 
servicing or 
level of mainte- 
nance of the 
building. 

Houses must be 
built with modern 
materials such as 
cement blocks or 
burnt-clay bricks 
& every toilet 
should be fitted 
with a WC of 

The new proposal 
will result in an 
accelerated 
growth in 
housing stock. 

The administrat- 
ion of leases of 
public land 
requires a con- 
siderable level 
of sophistication 
&a high degree 
of integrity 
which both appear 
to be lacking 
within the FCDA. 

The existing 
system is encora- 
ging the format- 
ion of one class 
(privileged) 
communities. 

Rent control in 
force are so low 
that they stifle 
production of 
housing. 

With a strategy 
aimed at encoura- 
ging building by 
relatively low- 
income families, 
stringent build- 
ing standards are 
inappropriate and 
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Table 10.1. Continued 

sanitation shall 
be ended. 

Armitage Shanks 
"Unimyna" model 
or its equivalent. 

could be counter 
productive. 

6. Loan policies Loans are distri- The location and 
shall be directed buted to high- type of houses 
towards encourag- income earners to being built cur- 
the provision of build few houses rently exclude 
many traditionally in modern these from the 
built houses. Materials. general housing 

7. A phased loans Mortgages are The new scheme is 
policy shall be offered to people more suited to 
operated for fou- with high incomes lower income fam- 
ndations, roofing either to build ilies & will re- 
& wall-protection or buy completed sult in substant- 
stages of buildi- ones. ial increases in 
ng a house. the housing stock 

a 
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Summary of Combined Effect of Proposed Changes 

(1) More rapid growth in housing stock (1,4,5,6,7) and 
hence reduced incidence of overcrowding. 

(2) More stable economy and policy environment for housing 

(1). 

(3) More efficient administration of land leases (2). 

(4) More equitable situation helping to reduce various 
(administrative and financial difficulties), forms of 
discrimination against poorer families (2,5,6,7, ). 

Summary Discussion 

The treatment of housing entirely as a product of the 

socio-economic and political system that should be 

supplied to all citizens as a "right" implies a very 
limited range of relations and uses, whether these are 

monetary or non-monetary. If housing is denied the status 

of an instrument (or potential instrument at least) for 

action by people, then housing becomes a product, not an 

activity, as far as local communities are concerned. In 

addition to this, there is of course, the matters of 
loans, rents, and local property taxes: where 

administrations are weak and especially susceptible to 

changing political pressures, publicly provided housing is 

often if not always provided free. In the First and Second 

Worlds, the distribution of resources between central and 
local levels of organisation for housing design and 

construction is debatable although there is much evidence 
to show that small builders are far more economic than 
large builders, and more especially than large, public or 
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publicly-contracted building organisations. In a Third 

World context and especially in Nigeria, however, there is 

no questioning the fact that locally-built housing is far 

more economic (in financial, material and human terms). 

The differences in the financial, material and human costs 

and consequent quantities and qualities of resources for 

housing between locally controlled and centrally 

administered systems in Abuja are so great that they 

cannot be ignored or dismissed as secondary bureaucratic 

problems. As we have argued in this study, the connections 
between values, economy and authority in housing are 
direct. Only a radical change in the housing delivery 

system, as earlier proposed in this Chapter, can release 
the human and material resources so desperately needed - 
and actually available - for real and rapid development. 

The strategy proposed in this work is aimed mainly at 

enabling and advocating investment in housing by ordinary 
households, admittedly not in the poorest 309 of the FCT 

population. It is our belief that any significant 
improvement in the very low-income situation would lead 

immediately to a quickening of the rate of rural-urban 

migration and, given the diminishing supply of rental 
housing for low-income groups, these deficits would 

quickly reappear. Desirable as it may be to provide 
housing for this category of Nigerians, it would be 

counter-productive to try to do so at a cost which the 

country cannot afford and when even those on a regular 
income above the minimum wage cannot be provided for. If 

it is not feasible to subsidise no-income and low-income 

households, it becomes even more indefensible and 

unconscionable to subsidise medium-income and high-income 

families as is done currently. People in the lowest 30th 

percent by income are not only in need of housing, they 

also probably need employment, social rehabilitation, 
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relocation, training or a combination of these, all of 

which are well beyond the scope of this study. 

Finally, as our strategy will involve structural changes 

and a realignment of policies which may be difficult to 

implement without legislative and legal backing, each 

proposal and recommendation should where necessary, 

undergo the normal legislative processes before being 

implemented. For example, an act should be promoted to 

establish the implementation agency, while regulations 

will be required to achieve the broadening of building 

standards in order to ensure their successful 

implementation. 

3o4 



CHAPTER ELEVEN 

CONCLUDING SUMMARY 

11.1. Description of the Problem 

Urban housing raises numerous social, political, economic, 

moral and physical problems. Need, demand, and ideology 

suggest quite different solutions, and expensive plans are 

usually impossible to fulfil. Rates of migration and 

natural increase are greater than either private or 

governmental building can cope with. It is partly a 

question of standards. Planners and politicians want the 

appearance of prosperity, to reflect the country's 

aspirations rather than its present level of development. 

Successive governments in Nigeria have approached housing 

policy as if houses were the subject of rational, 

economically dominated attitudes. Policies have been 

adopted from elsewhere and, though only partially 
implemented, have appeared in Development Plans; when the 
implicit assumptions underlying such policies are 
examined, however, especially with respect to the 

marketability of houses and to land allocation, it can be 

seen that they are seriously incongruous with Nigerian 

traditional cultures, especially that of the Hausas. 

This study is perticularly concerned with an assessment of 
constraints and implications of housing policy choices for 

the Hausa in the FCT. It also attempts to formulate an 
effective housing strategy for Abuja, taking account of 
the social and cultural significance of housing as well as 
its economic significance. 
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11.2. Research Methodology 

The study combines a variety of methodological approaches: 

exploratory, descriptive and explanatory. The exploratory 

aspect is concerned with the magnitude of the problem as 

outlined in the objectives of the study; while the 

explanatory aspect attempts to highlight relationships. 

From then on, the study adopts the case-study method for 

an intensive investigation of the social and cultural 

implications of public housing provision for the Hausa in 

the study area. 

An outline history of the problem, an analysis of the 

socio-economic and cultural characteristics of the target 

population and a discussion on housing policies lead into 

a sampling of opinions from various governmental agencies 

as to the desirability and capacity of government to 

provide housing directly to the people. Primary and 

secondary data for the analysis were derived from surveys 

and existing information. A target population of 150 

households for the survey was selected by a stratified 

random sampling technique. Ethnicity was the 

stratification factor but adjustment was made to include 

all categories of publicly provided housing in the study 

area. 

The SPSSX statistical package was used to analyse data 

from the "housing and household characteristics survey". 
The results of the survey analyses, together with 

conclusions from other aspects of the work, culminate in 

the proposals and recommendations and subsequent 
formulation of a strategy which is capable on application 

of providing large amounts of housing quickly within a 
traditional, social and economic structure. 
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11.3. The Findings 

The following are the major findings of the research: 

(1) The synthesis of government activities reveals that 

during the past decades a series of constructive, 

progressive and far-reaching actions were taken by the 

Nigerian Government to combat the housing problem. 
Although each subsequent Development Plan represented 

a significant move in the direction of meeting the 

housing needs of the people, the Plan documents show 

quantitative rather than qualitative changes in policy 
formulation. Due to the very high cost and slow pace 

of construction, government's direct housing 

construction strategy has been found not to be in the 

nation's best interest. In Abuja, for example, only 
8.68K dwellings (less than 33% of the 25K targetted 
for completion in 1986) were completed by the 

government in 1988. 

(2) Housing subsidies were found to be inequitably applied 
in Abuja. Not only are the housing subsidies 
distorting the housing market (thereby discouraging 

private developers) but also contributing immensely to 

the fiscal crises of the government; and not only does 

the overall subsidy policy favour the rich at the 

expense of the poor, but also hides major gaps in the 

quality of housing provided in Abuja and so militates 

against the most efficient use of resources in the 

construction of housing in the new capital city. 

(3) It has been estimated that the scale of housing need 
for 1990 will require between 300K and 500K rooms in 

addition to the 1986 stock in the FCT. In the current 
economic crises however, the building of hundreds of 
thousands of new rooms within the stated period is 
beyond the capacity of government. The government 
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cannot expect to act as anything more than an enabler 

in the face of such need. 

(4) It has been established that not only are the 

technical and management structures of governments in 

developing countries unable to produce and manage 

enough houses to accommodate more than a small 

proportion of households, but also many governments 

cannot afford even to maintain existing levels of 
direct housing investment. Thus, despite many 

references to the use of site and services schemes in 

various guises in successive Development Plans, direct 

government action through involvement in the promotion 

of house-building has had little effect on the supply 
of housing to date. 

(5) In common with other urban centres of the Developing 
World, Hausa settlements have grown rapidly over the 

past two decades. Nevertheless traditional parts of 
their settlements and areas occupied by Hausa where 
traditional building methods are still practised, 
conditions do not manifest the squalor to be found in 

other such situations. 

(6) In the discussion of the forms of Hausa social 

placement it was shown that, although the Hausa 

society lays great stress on status, it is neither 
tribal nor modern but midway between these extremes; 

and despite the increasing impact of Western styles of 
living, the behaviour of the Hausa is still very much 
affected by their traditional socio-cultural 

relationships. 

(7) It has been established that a house is not, as a 
rule, regarded by the Hausa as a commercial commodity 
having price or value; and to regard it thus is a 
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serious breach of traditional values rooted in local 

culture and religion. 

(8) An examination of housing policy options revealed that 

most of them are seriously incongruous with the Hausa 

culture. 

(9) It has been argued that existing leasing arrangements 

in Abuja do not produce the most efficient pattern of 

land use necessary to fulfil the projected need for 

housing, and that they do reinforce existing 

inequalities of wealth and opportunity. 

11.4. Recommendations 

In an attempt to provide a more stable economy and policy 

environment for housing, the study recommends the 

establishment of an autonumous implementation agency to 

coordinate house-building programme in the FGT. 

We acknowledge the relatively weak financial position of 

Nigeria and this is why our strategy will involve no 

government subsidy, either overt or covert. 

Governmental bureaucracies and other problems associated 

with the functioning of Government are not allowing 

sufficient attention to be given to housing provision 

especially for the low-income households. We therefore 

proposed that the housing policy and process in the FCT be 

dealt with by the LGAs in consultation with the 

traditional leaders - acting on the advise of the 

implementing agency. 

Our concern for more rapid growth in housing stock and 

subsequent reduction of overcrowding in the existing ones 
is the basis for emphasising the need for rental levels to 
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reflect the cost of building and a return on capital at 

least equal to that gained by leaving money in the bank; 

the broadening of building standards; the introduction of 
"phased loans" to be operated for foundations, roofing and 

wall-protection stages of building a house; and the 

promotion of the Hausa compound-type housing and other 

research recommendations on building materials and 

construction methods. 

Finally, in order to offer a more equitable situation that 

will help to reduce various forms of discriminations 

against poorer families, we have recommended that decision 

on land acquisition for new housing be made by the LGAs; 

and rents for publicly owned dwellings be charged 

according to the actual cost of the building minus a 

proportionate share of the overall subsidy, or based on 

the number of rooms provided within each of the three 

housing categories. 

11.5. Other Areas of Further Research 

The development of a new national capital is a relatively 

rare event which provides ample opportunities for 

research. For any student of African urbanisation, the 

spatial structures that emerge at Abuja should be of 
immense interest, and a survey of the sources of recent 

migration to Abuja could be revealing. 

A planned capital cannot be conceived without a concern 
for its future size capabilities. For example, Brazil and 
Pakistan have taken opposite points of view in determining 

the size of thier recently established capitals Brasilia 

and Islamabad. Brazil has decided to construct a 

relatively small capital city of fixed size for 500K 

persons, while Pakistan is planning for an open-ended city 

with no maximum size, only a growth projection. Although 
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Abuja is planned as an administrative city like Brasilia, 

it is being developed within an 8000 sq km territory that 

will ultimately handle up to 3 million people. An analysis 

of these divergent urban planning concepts, and of the 

problems encountered in bringing each into fruition, 

provides an opportunity to analyse the relationship 

between political decision-making and governmental 

perceptions of resource potentials in each state. 

The housing strategy devised in this study is offered as a 

starting point for negotiation between government and the 

people of Abuja. It is an attempt to enable the provision 

of large amounts of housing quickly within a traditional, 

social and economic structure. In Nigeria as a whole, 

traditions similar to those of the Hausa survive in 

degrees ranging from vestigial to completely intact. An 

understanding of the Hausa situation, which lies at the 

"intact" end of the continuum, may provide insights into 

the problems and possibilities presented by cultures in 

other positions on the continuum; such studies into the 

social and cultural implications of public housing 

provision for all other major cultures in the FCT could 

produce valuable results. 
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APPENDIX 4 

FCT CONTROL STANDARDS AND DEVELOPMENT GUIDELINES FOR PRIVATE DEVELOPERS 

SECTION ONE: 
GENERAL PROCEDURE AND SUF{ISSIONS 

All private developers wishing to commence on the development of plots 
allocated to them within Abuja and other parts of the FCT, are to submit the 
following, when submitting their building plans for approval: 

1.01 A formal letter of application addressed to the FCDA, attention Director of Planning and Surveys, requesting for the approval of their 
building plans. 

1.02 Photocopies of all documents of the plot/site allocation: 
(a) Letter of Plot Allocation or Certificate of Occupancy. 
(b) Letter of Acceptance of Allocation. 
(c) Copy of the Cadastral Map and Site Plan. 

1.03 Five (5) copies of Site Plan in scale 1: 500 or 1: 200 showing the 
layout of the building(s) and other infrastructures within the plot (prepared on contour maps), all access roads, parking lots, drainage ect. 

1.04 Five (5) copies of Site Plan in scale 1: 200 or 1: 100 showing the position 
of gutters, rooflines and waste disposal provisions. 

1.05 Five (5) copies of building plans in scale 1: 50 or 1: 100 showing details 
of all the buildings. 

1.06 Five (5) copies of Electrical Plans in scale 1: 100 or 1: 50 showing 
fittings and appliances, including sizes od cables ratings, load demand 
and balance analysis for all the building(s). 

1.07 Five (5) copies of Structural Plans (for storey buildings where 
applicable) in scale 1: 50 or 1: 100 with all relevant details in scale 
1: 20 or 1: 10. 

1.08 Five (5) copies of Mechanical Plans in scale 1: 50 or 1: 100 showing details 
of sanitary fittings location, sewage, plumbing layouts and other details 
for all the building(s). 

1.09 Five (5) copies of Elevations and Sections (on existing ground levels) 
for all the buildings. 

1.10 Five (5) copies of necessary details in scale 1: 20 or 1: 10 (where applica- 
ble) viz staircases, concrete gutters, fascias ect. 

1.11 Five (5) copies of Septic Tank and Soakaway Pit(s) details, if buildings 
are to be located where the Central Sewage is not provided already. 

1.12 Fencing details and all finishing materials. 

1.13 Any other information that may help explain the submission 
1.14 Assessment Rates Payable as Private Building Plans Precessing Fees: 

The rates chargeable for processing for approval of private building plans 
within Abuja Capital Territory shall be based on cubic meters occupied by 
the main buildings. Such fees shall vary with the proposed landuse type 
and its area location. The rates below shall be applied in the estimation 
of private plans processing fees: - 

SIN Landuse Urban Area Rates Rural Area Rates 
Abuja, Karu & Other Development 
Gwaqwalada Areas 

1. Residential 5k/M3 2k m3 
2. Commercial iOk/m3 5k/m3 
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(2) 

3. Industrial 11k m3 6k m3 

4. Educational 
Institution 2k m3 1k m3 

5. Medical Clinic/ 
Hospital 8k m3 4k m3 

6. Churches/Mosques - - 
7. Temporary Kiosks/ 

Canteens 2k m3 1k m3 

8. Alterations to 25% of 25% of orig- 
A roved Desi ns original fees inal fees 

9. Renewal of 25% of 25% of orig- 
A roved Designs on inal fees inal fees 

1.15 Where more than one building is erected on a residential 
plot, only the main building shall be used for Plan 
Processing Fees assessment. In the case of housing estates, 
commercial and other institutional buildings, the fees 
chargeable shall be twice the estimated fees for each 
building type proposed. 

1.16 On submission of applications and building plans for 
processing, developers should ensure that they obtain an 
acknowledgement letter from the Development Control Division. 
Such letters should also include the assessment fees payable as per rates 
tabulated in clause 1.14 and such assessment must be approved by the 
Head of the Development Control Division through the Director of 
Planning ans Surveys. 

1.17 Final letters of conveyance of building plans approval shall not be 
issued to applicants until they submit copies of their Certificate of 
Occupancy and receipts for payment of processing fees to the FCDA. 

1.18 The FCDA reserves the right to revise the rates as per 1.14 above without 
notice at any time it deems necessary. 

SECTION IWO: 

PLANNING AND SITE REQUIREMENTS 

Planning and Designing Standards in terms of maximum site coverage and minimum 
set-backs shall be as contained in the below: - 

Category of Plot 
(Residential) 

Maximum Plot 
Coverage 

Minimum Set-back (m) 
Front Back Sides 

Low Density 35 6.0 3.5 3.0 

Medium Density 45 5.0 3.0 3.0 

Hi h Density 50 4.5 2.5 3.0 

2.01 No structure such as porch, verandah, steps etc, shall project beyond 
the approved building lines. 

2.02 Where two or more buildings are being built on the same plot/site, the 
distance or space between the two buildings shall not be more than the 
mean of the heights of the two buildings. 

2.03 Under no circumstances should beacons be removed or covered from view or buried during the process of construction or thereafter. 

2.04 Set-back 
a. The set-back shall be the distance from the property line (beacon) to the 
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proposed building line 
b. Minimum set-backs allowed are: - 

Comrtiercial/ 
Em lo nt Area (m) 

Industrial and 
Institutional (m) 

Front 8 8 

Sides 4 6 

Back 4 6 

C. Where two or more buildings are erected on the same plot, the minimum 
set-back between the adjacent walls shall not be less than the mean of 
height of the two buildings. In the case of industrial sites, in 

addition to the minimum requirements, the set-backs may be increased 
depending on the activities taking place within the premises. 

2.05 Height of Building 
a. A maximum height of 11.5m from the natural ground level to the roof level 

is allowed, i. e. between 3-4 floors as maximum number of floors. 

2.06 Parking Standards 
a. There shall be enough soace for parking to avoid traffic congestion. 
b. Parking provision shall be proportionate to the total floor space. 
C. At least one (1) car parking space per 75m2 floor space is recommended or 

more for specialised uses. 

SECTION THREE: 
BUILDING AND ARCHITECTURAL REQUIREMENTS: 

3.01 Production of 
Site Plan" 

The Site Plan must be attched to the complete set 
of drawings. Other necessary documents to prove 
the legal possessions of the land to be developed. 
must be shown. 

3.02 Production of 
Block Plan. 

3.03 Walk-ways and 
Verandah. 

3.04 Production of Cross 
and Longitudinal 
Lines of Levels 
across the site. 

3.05 Corridors, Passages 
and Lobbies. 

3.06 Toilet Spaces 

3.07 Bath Room Spaces. 

All the proposed building to be developed must be 
drawn in Block Plan, plotted on enlarged scale on 
the site plan. Here, set-backs are to be indicated! 

For walk-ways, minimum width should not be less 
than 900mm, and for verandahs not less than 1200mm 

To erect building free of floor, swampy places, 
the structural ground floor level of the proposed 
building must be at a height recommended to be safe. 
Therefore, cross and longitudinal lines of levels 

must be produced by a surveyor. The levels 
sports must not be less than 5000mm intervals. 

For single usage where there are doors only on 
one side of the corridor, the width should not be 
less than 1000mm minimum, for double usage where 
there are doors on both sides of the corridor, the 
width should be from 1500mm to 2000m. 

For W. C. spaces the minimum width between walls 
should be 900mm, for W. C. with wash hand basin 
minimum length between walls should be 1800mm. 
Minimum spaces required for bathrooms should not 
be less than 1500mm in width and 1800mm in length 
between walls or the composition of area of both. 
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3.08 Store Spaces. - While store spaces could be as large as required, 
the minimum spaces required should not be less 
than 1200mm for width and not less than 2100mm for 
length or the composition of the area of both. 

3.09 Main Staircases. - In every residential building above two floors, 
there must be main staicases and escape staircases, 
the number should depend on the size of building. 
Width of main staircase should not be less than 
1000mm but should be more if desired. Width of 
escape staircase should not be less than 900mm. 
Treads shall not be less-than 230mm and risers 
not less than 150mm. 

3.10 Car Parking Spaces - Adequate car parking spaces and/or covered garages 
and Covered Garages. should be provided for each residential building. 

3.11 Car Ports. Height of car ports should not be less than 2400mm 
from structural floor level. 

3.12 External Doors. - All external doors shall be solid or glazed metal 
doors and in cases of flush doors to be solid cored 
with water-proof finishes, and provide weather bars 
with throatings. Width of doors should not be less 
than 900mm, height not less than 2000mm. 

3.13 Doors to main rooms - All doors to main living areas should not be less 
and habitable areas. than 900mm in width and 2000mm in height. 

3.14 Doors to stores - All doors to bathrooms, stores and toilets should 
and toilets. not be less than 750mm width and 2000mm in height. 

3.15 External windows - High level windows must be provided in places 
and ventilators. where cross ventilation seeme inadequate. All 

window openings must comply with standard 
specifications. 

3.16 Windows, verandah, - Verandah/passage windows must be free of obtruct- 
passages and ions, louvres and centrepivoted windows are 
corridors. recommended, except otherwise specified. 

3.17 Sizes of external - Except otherwise specified by a structural 
walls. engineer, all external walls must not be less 

than 225mm thick. 

3.18 Sizes of internal - Sizes of internal walls and partition walls can 
walls. vary from 100mm to 150mm thick for block walls. 

Other variations, according to materials used, 
can be specified but they must comply with 
approved standards. 

3.19 Height of structural - This would vary according to the level diagnosed 
ground levels. on site. However it is recommended that the struc- 

tural ground level of proposed buildings must not 
be less than 300mm minimum above the centre of 
road or above the highest point on site indicated 
by levels given by a surveyor. 

3.20 Minimum height of - For all main and allied living areas, height from 
habitable areas. floor to ceiling level must not be less than 

2800mm minimum. 

3.21 Minimum height of - This vary from 686mm to 900mm above DPC/floor 
windows above DPC. levels, and 300mm for low windows. 
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3.22 Thickness and sizes 
of Lintels over 
doors/windows. 

3.23 Ceiling types 
and materials. 

3.24 Ceiling Vents. 

3.25 Roofing members 
and materials. 

3.26 Roof sheets 
and materials. 

3.27 Roof lights and 
Roof vents. 

3.28 Eaves projections 
and Vents. 

3.29 Parapet walls and 
Copings. 

3.30 Roof flashings. 

3.31 Kitchen vents and 
heat extractions. 

3.32 Roof fascial 
material. 

3.33 Bedroom sizes. 

3.34 KitcheAsizes. 

3.35 Additions(space 
for cupboards and 
cabinets. 

3.36 Electrical 
installations. 

(5) 

- All these vary and would depend on structural 
engineer's specifications. Generally, all reinforced 
concrete lintels of doors/windows and other 
openings must comply with approved sizes of 
specifications. 

- Ceiling must be provided to all roofs. Quality 
and specifications must be of approved standard. 
Thickness of ceiling materials must not be less 
than 6mm. 

- Ceiling must be adequately ventilated. Sizes of 
vents must follow the required minimum sizes. 

- All steel members must comply with structural 
engineer's specifications. All timber roof members 
must be approved sawn timbers and painted with 
anti-termite paints. Approved sizes of roof 
members must be used. 

- Roof sheets must be of approved standards e. g. 
Alluminium, Metal sheets, Copper, Zinc etc. 

- For roofs covering large areas, roof vents and 
roof lights must be provided. 

- Eaves projection to roofs must not be less than 
300mm in any case. 

- All parapet walls must be weatherproofed with 
coping and flashing provided at junction of roof 
to wall. 

- Roof flashing must be made with high grade cement 
mixture of 1: 1 mix, or lead, aluminium, or other 
approved material. 

- Where kitchen is poorly ventilated, exract vents 
must be provided. 

- Material and quality of roof fascia must be of 
approved standards. Facial materials could be 
sawn timber high quality plywood all of which 
must between 13mm to 25mm thick. Metal fascias 
must be of approved quality and thickness also. 

- Minimum sizes of bedrooms must not be less than 
3000nun x 4000mm. Whatever the size used, the total 
must not be less than the composition of the areas 
of the figures above. Living rooms for main 
buildings shall be 3000mm x 6000mm minimum. 

- Minimu size of kitchen area must not be less than 
2000mm x 3000mm, or the composition of the areas 
of both figures given. 

- Spaces for cupboards and built-in concrete cabinets 
can be provided, but these areas should be treated 
as additional and exclusive of the area already 
allowed for bedrooms and living areas. 

- All surface wiring must be align with wall corners 
and ceiling corners and can only be on wall 
surface at the point of swithes and socket outlets. 
All conduit wiring must have at least 25mm 
cement cover. Approved materials must be used. 
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3.37 Concrete roof 
finishes, gutters 
and- spouts. 

3.38 Balconies, rails, 
spouts, floor 
finishes and 
levels/falls. 

3.39 Ventilation 
generally i. e. 
screen walls, etc. 

3.40 Staircase mezzanine 
and head-room. 

3.41 Fire/safety 
Equipment. 

3.42 Gates. 

3.43 Fencing and 
materials. 

3.44 Water supply main 
and materials. 

3.45 Internal plastering 
and external 
rendering. 

(6) 

- All concrete roof must be provided with standard 
and approved roof finishes and must be constructed 
with suitable gradients to outlets and spouts. 
Approved roofing felts, high grade cement mixtures 
or other approved materials can be used. 

- All balconies must be provided eith metal or other 
approved railing materials. This must be properly 
detailed and secured, and its approved floor 
finish also made to fall. 

- Enclosed places must be ventilated by provision of 
screen walls. All other wall partitions and other 
structures that disturb ventilation must be 
perforated or grilled. 

- All staircase treads must have a minimum of 230mn 
and 150mn risers. Staircases with mezzanine 
floors must have not less than 2200mn headroom 
Hand rail heights must not be less than 950mn. 

- All fire/safety equipment must be provided on 
houses and must comply with fire safety 
regulations for housing. 

- Gates must be provided at main entrances. Heights 
of gates must not be less than 2100mn. 

- All fencing material must be in metal, concrete 
or block walls. Heights must be less than 2000mn 
from ground floor level to top of fence. 

- Where there is no water supply, water tanks must 
be provided at a height to flow into houses. 
Where public water supply exists, main supply 
pipes must be connected to the main. 

- All internal and external renderings must not be 
less than 13mm cement or other approved 
plastering materials. 

3.46 Internal and external - Oil and gloss paints must be applied on all 
painting. woodwork externally and all metalworks. Emulsion 

paints or other approved paints must be applied 
on walls with no less than three (3) coatings. 
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APPENDIX 6 

NUMBER OF PLOTS APPROVED FOR RESIDENTIAL AND OTHER 

USES IN THE FCT 

Application for Rcaidcniial ! 'Iota/Statca 

u1... %I. 1r 
A)oI. lio r11un" 

N..... 1 

. 
Applila Iluns 

Nil. Go( 
API/eYia(. 

1.11 . n... n . r.. 9.141 122 

1111 Il.. uchi 3: 11 I63 
Icº I Would 11H5 121 
IJ1 I1. "nu... b33 175 
1.1 11urn.. 439 11! 1 

111 ('1... ". Itivur ti (N 110 
1º; 1 ( inngolu 359 220 
IN 111140 1: 1741) 101 
lil KaJuna 9: 11) 240 
I)I K...... 992 197 
Ikl Kwuru f117 144 
111 I. i. 1; un 4"I6 113 
11.. 1 \y;. "r : l67 1: 14 
fill (11; u n 411: 1 1 "11) 
(of (hulu : 1117 12'. 
fill fºv.. 619 1"1: 1 
141 101411 1.4ou 2M] HIM 
1r1 Ili.. "1". : aM4 u:. 
1""1 1.. kul41 b1I 1: 15 
It) /1("1' 311 12 

- 0111%'1 IIw. 

No. to( 
App. 

Na of 
Approvals 

I, l"Iiniý". Ilu. rpllJl YU ö 

1. . \ý ric" 36 6 
: 1. "Mlaed. It, 9 
1,1'. "1rýýI lllhný 1Wl'lun 3(i IG 

Phut-. oil \\'urnhip 1'Llº 'lI 
1:. 114011"1 151º 21 
ý. I I: nu'l11ti 1: "1 ult. !k 

IIs". u14"111 u11 1111 51; 

M. (m1u. 11ui1 1 1iA I1.5 

SOURCE: FCDA 191111 
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APPENDIX 9 

POPULATION FORECASTS OF THE FCT 1981 - 2000 

...., 

Category 

Incremental Growth of the New Federal Capital (1981.2000) 

1. Public Sector: 
Federal Civil Service 
Federal Corporation 
City Administration & Police 

Military 
State Government Liaison 
International/Diplomatic Corps 

Subtotal 

2- Industrial Sector 
Manufacturing 
Construction 

Subtotal 

3. Services sector 
Transport and Communications 
Wholesale/Retail Trade 
Finance. Insurance. Real Estate 
Services. Other 

Subtotal 

Total Formal Employment 

Informal Employment 

Total Labor Force 

% of Total Population 

TOTAL POPULATION 

Employment 
1981 1986 1990 1995 2000 

500 11,300 30,100 45,600 60,300 
8,800 33,600 55,700 65.000 
1.000 6,100 14.600 21,900 

500 3,000 5,600 9.100 12,500 

1.000 

1.800 3,000 5,800 7,600 
700 3,000 4,000 4.000 

26,600 81,400 134,800 171,300 

3,600 6,500 22,200 43,700 
25.000 40.500 40.500 40.500 40.500 
25.000 44,100 47,000 62.700 84,200 

1.500 4,300 11,400 16.300 24.000 
3,000 12.000 28,300 53.500 88.300 

3.600 8,200 21,300 28,900 
8.200 21,000 59,180 100.650 

4,500 28,100 68,900 150.280 241.850 

30,500 98,800 197,300 347,780 497,350 
3,200 11.100 118,380 235,600 361,000 

33.700 109,900 315,680 583,380 858,350 
85% 70% 65% 58% 52% 

39,050 157,750 485,660 1,005,800 1,642,100 

Not.: Pucentagat may not add to indicate total, due to rounding errors. 

SOURCE: The Master Plan for Abuja 
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APPENDIX 12 

LOCAL GOVERNMENT AREAS IN THE FCT 1987 

N 
Q 

Q 10 20 30 40 59 Km 

The Nine Local Government Areas in the FCT 
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APPENDIX 13 
ACTIVITIES AND ASSUMPTIONS FOR THE FCT EMPLOYMENT FORECASTS 

r t (B) 
UNFAVOURABLE 

(C) 
FAVOURABLE 

f 

(A) 
ACTIVITIES 

PRIMARY: 
1(i) Number of civil 
servants transferred. 

2(1) Industrial Growth. 

DEPENDENT : 
1(ii) Civil servants 
affected by 1(i). 

. 1(iii) Civil servants. 

2(ii) Construction. 

3 (i) Private services. 

The number of federal civil 
servants transferred will 
be at a rate of one ministry 
in every two yers due to 
reduced level of physical 
facilitative provisions. 
The low rate/negative 
shifts inmanufacturing 
industries experienced 
during 1973-78 by states 
neighbouring states the 
FCT will continue and make 
it impossible for any form 
of industrial manufacturing 
employment in the FCT. 

The number of civil 
servants dependent on 
transferred civil servants 
will be proportional to 
the level of increase in 
1(i)B above. 

The slow rate of 
transfer of ministries 
resulting from reduced 
level of physical 
infrastructures will 
affect employment 
chances in Abuja. 

The current level of 
capital investment in 
urban growth will decline 
in value thus a reduction 
in construction employment. 

The insignificant increase 
in civil servants transfer 
& non-existence of manufac- 
turing related employment 
may discourage the 
expansion of private 
services beyond present 
private services level. 

The transfer of civil 
servants will stabilize 
to an average of one 
per year up to 1990. 

Through some form of 
direct government 
intervention in 
industrial development 
& investment incentives 

of 1986 proposed 
manufacturing 
employment targets 
may be achieved by 1990 

The assumed level of 
growth of civil service 
in 1(i)C above will 
have a corresponding 
effect on this category 
of civil servants. 

"Employment generation. 
will continue to 
expand at a ratio 
proportional to the 
present calculated 
rate in 1(i)C and 
1(ii)C above. 
Capital investment 
will increase by 150% 
in real and aggregate 
terms up to 1990 to 
provide for the next 
civilian political 
regime to take off 
in the Abuja. Hence 
an associated 
increase in constr- 
uction related 
employment. 
Growth experienced in 
the public & industrial 
sectors may induce a 
growth rate at a ratio 
of 1: 45 (i. e. present 
ratio of 1(i), 2(i) & 
3(i) above). 

341 



(A) 
ACTIVITIES 

(B) 
UNFAVOURABLE 

(C) 
FAVOURABLE 

3(ii) Private services. The low rate of regional 'An assumed level of 
population growth public & industrial 
(through ministry sector activities will 
transfer) may be propor- lead to a proportional tional to level of growth in the region's demand for private population, with demand 
services (1: 25 - using for services & evetual 1985 FCDA survey. ). 

expansion of employment 
opportunities. 

3(iii) Private services. Low living standards Increased living 
may affect the ability standards will induce 
to afford such goods demand for more 
& services even though services thereby 
the level of services increasing private 
may remain unchanged. services employment. 

4(i) Informal services. An overall slow Regional population 
regional population growth rate will be 
growth may marginally above the national 
affect demand for average thus, leading 
for informal services to an expansion in 
and employment. the informal service 

sector employment. 

Explanation of the Assumptions 
The growth of Abuja is dependent on movement of federal civil servants from 
Lagos. This movement depends on a number of factors - provision of offices, 
housing and other facilitative infrastructures. The rate of constructional 
activities may indicate a possible number of ministries to be transferred. 
Assumption 1(i) are based on the fact that given the non-development of 
permanent sites for ministries in the Phase 1 area and the low comletion 
of housing units, will reduce movement of federal civil servants to about 
one ministry in every two years. Conversely, if construction work is stepped 
up then at least one federal ministry will be moved each year. Based on 
Gigya (forthcoming), each ministry has an average emplyee population of 2500. 

Assumptions 2(i) imply that the FCT employment in manufacturing activities 
is negligible if not non existent. Following Oyebanji's argument that net 
manufacturing increase all over Nigeria was 150K+ between 1968-1973 and 
27K+ during 1973-78, movement of industry is subtantially intra-state rather 
than inter-state. The period of 1973-78 experianced greater economic growth 
than the 1968-73 period, but had lesser aggregate manufacturing employment 
growth. It is also feared that the downturn in the Nigerian economy has 
increased the uncertainty of any subtantial investment in Abuja (FCDA 1988). 
Thus, in the worse case there will be no manufacturing employment in Abuja 
though over 100 industrial plots have already be allocated to intending 
developers (see Appendix 6). On the other hand, a moderate rate of growth 
will be experianced, probably achieving less than half of the 1986 proposed 
estimates by the Master Plan. 

Calculations for assumptions 1(ii) relate to transferred civil servants 
employed by both Federal Government Boards and Corporations and State 
Government Liason offices. The transfer of these establishments relate 
proportionally to 1(i), in the ratio of 1: 17 (see Gigya forthcoming). 

Similarly, assumptions 1(iii) relates to other locally generated employment 
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like the FCDA/MFCT which operate mainly as an agency for the planning and 
development of the NFCC and LGAs within the FCT. Employment expansion 
experienced by the FCDA and the LGAs depends to a large extent on the 
volume of capital projects under construction or to be contracted, at a 
rate of 0.51% up to 1990. 

Assumptions regarding 2(ii) are based on the current level of construction 
activities which has slowed down since 1986 when only N30M was earmarked for 
for capital projects. This low level of construction activities is likely to 
to continue up to 1990. Conversely, due to political pressure for speedy 
transfer of the federak seat of government to Abuja, more capital will be 
voted to finance projects in the NFCC, which in turn will have a knock-on 
effect on construction related jobs. 

Assumptions 3(i) focuses on those private services that serve both public 
and non-public businesses such as insurance, real estate services etc. The 
level of financial operations depends on the volume of both public and 
private activities especially investment related operations in the NFCC. 
The induced employment growth rate in relation to 1 and 2 is 1: 45. 

Assumptions 3(ii) dwell on such services like private medical services, 
legal services, commercial services in neighbourhood and district centres. 
Based on the population survey figures conducted by FCDA in 1985, a cal- 
culated ratio of this subdivision in relation to the 1985 total employee 
population is 1: 25. If we apply the ratio to the forecasted figures, it 
should give us the forecasts for this category of employment in NFCC. 

Supportive services that are less directly related to the primary activities 
but tend to cater for social, recreational and leisure facilities. The rate 
of expansion of these services is closely associated with both public and 
private business activities as well as probably high level of disposable 
income in NFCC and it's region. Anincrease in the regional population may 
induce demand for such services. Assumptions 3(iii) relate to this expected 
level of services which will generate employment in the ratio of 1: 23 (using 
1985 population survey figures) applicable to both assumptions. 

The subdivision of informal services has been carried out along the cause 
basis principle employed in 3(i-iii) above. However, the major distinguishable 
features upon which the categorization is fuzzy and less clear. Due to the 
difficulty of deriving a clear cut criteria of classification we resolved to 
using a geographic scale perspective. Similar to private sector, the growth 
of informal services depend to some extent on volume of paid formal employment 
activities, population size and possible disposable income required to enhance 
the provision of these services. Assumption 4("i) relates to services resulting 
from primary activities in Abuja which is calculated to be in the ratio of 1: 8. 
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