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ABSTRACT ---
~his study has looked into the causes and ~onse­

quences o:f time-L~gs Lbetween the acquisition and develop­

ment of residential plots in two layouts in the Kano 

Metropolis. 

· Using a èonvenience sampling~a total of two hundred 
~9...4V} ' 

and :ft&f~~ty~ responden ts, (_SA8)~1-Ples)1 consistin.9 o:f the owners 

of undeveloped, uncompleted and developed ( completed} 

pJ.ots in B.~.dawa phase II and Gadon ... kaya phase II la.youts 

were investigated. ~he research was aimed among other 

things; at examining and identifying the causes and conse .... 

quences of delays in the development of Urban residential 

plots in Kano ~t.ropolis .. 

My findings have con:finned that there are a long 

• period of delay bet.ween the aquisition and development o:f 
residential plots in the study areao The reason1s. for this 

\ 

delay include high cost of building matex-ials, small size 
1 

of plots, lack of infrastructures in the layouts, poor 

location of plots, lack of building funds and problems of 

land speculation,, among other things. It has also been. 

di.scov:ered that these problems are to a large extent 

inter-related, one factor reinforcing the other. However, 

the problem of lack of 1fund was identified as one o;f the 

most important pr<DbJ.ems affectiilg,,-many responden1.Js. 

Finally » the failure o;f Lands and Reg.ional .Planning 

Directorate and Kano State Envixonmeµta1 Planning and 

Protection Agency,· (I<A,SEPI?A) to discharge their dutie$ .. 

effectively in terms of p,roper supervision, adequate, 
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and timely supply of the necessary infrastructure in the 

layouts,. and .their failure to apply lailid dovm rules have 

compounded and encouraged such delays .. 

'llh.e effects of such delays were·ibund to have some 

serious consequences. These include Land speculatio:n, 

con·gestion1, increasing rate of residential land demand 

and: high cost of rent all of which worsened the already 

deplorable housing condition: in the study area as develop ... 

mernt of new bouses have not kept up wi th deman.d. Ini · 

addi tiorn to these, ''leapfrog 1 developmen t pattern' was 

observed to have created the phenomenoni known as "u:rban 

shadow" i .. e. irregular and patchy development o · wôrst still, 

the uncompleted structures are said to. be serving as 

bide-outs for hooligans a~d other undesirable elements ~f 

the society. 

L@ng and short term measures are recommended to help 

solve these identified problems.. 'Dhese include the 

provision of si te and services and integrated Land l?'olicy 

~ong other 1lhingso 

. ', :.t.•·' 
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'., lJ. I NDRODUCT.'IO N: 

W.'1t-.bw. , 

11.and i s perhaps, .mankind ''s m.ost important 
:·~ 

resource.. Ma.m has since the da.wn o:f civilisa.tior.n b:een.) 
. ~ . 

' assoc:ia,ted wi th land :for most o:f. his acti~ ties. Not 

unexpected therefore~, this lead to the adoptiomi of 

·di:f:feren1l poli.cies 01!)). land administration throughout the 

history o:f Northern N·lÏ.gJJeria. These policies,. (ei ther 

formal _or informal) have guided the acquisition1 and 

disposa;L as well as planmi.n·g and dev.elopment of land. 

: cthange in land system which is an inevi table phenomenoœ 

· to any societal deuelogment may be more of evolutiom than 

revolution and i t can b.e prog.ressive or ret . .r091ressive; 

collect.ively.r Jftindamental or cosmetîœ in1 both changes and 
,·, 

outaome. As the reg;d.on passed :fxom the pre~colonial erai 

through coloDidialism to independence, so did · i t s land 

resou.œ:ces; açquired a deg:ree of nationa.li sationi (by the 

enactmemt of the Land! Use Act. (LUA) in 1978 .• 

With pau~ity of documentary evidence, a de:finite 
. ( . . 

accotmt of the p:re-Jiha.d customary Il.and Law o:f Northe~n 

Nigerian people is very clif'fïcult to come by (:M:Dowell, 

1966). Although, it is a fact that the re~ion in qµes­

tion has many people of diverse cultural background and 

Land Owner:ship, bas been limi ted and depended upom member•· 
, , 

ship of a group) i.e. èthnic, lineage, villag~ or .famil;w. 

Most: of the Jihad p:eriod (:whiah lastoo :for up, to 
·'•1 ~- :. 

a eenitury) wi tnessed same major societ.al changes: 
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the· est:ab_li:shment and development of Spkoto Caliphate and 

the introductiom of I slamic Law. Land, bei:ng an é\ge-old 

resource, bas not been left untouch:ed. '.1!.he \Ti rt.ual 

super-imposition of Zslamic Law OB traditional land 

system on the pre-I.slamic tradi tioru ( as observed by 
1, , 

Mortimore, 1967 p.677-688) has e_ncour_agoo an orderly 

evolutiom of closely de:fined and regl!lla1red pattern: o:E 

land holding. H'owever, this was sparingl!,t applied even, in 

;sokoto Calipha.te in respect of land. Jflor example, ~ 

in~ its· P.rivra.te sense was not practised in the region 

(MCDOWEI:,L, 1966 p .. 7) o Howeve:!:' 1 the introduction ·o:f 

M·a.liki Cbde made it · possible for fe111ale memltiers of the 

'Muslim f'amily to inheri t upto half of what is inheri ted 

by their male counterparts. 

c:olontiialism marlœd a new era of change in the 

soci.i.oll!'fecon.iomic and politi~al transfonuation of Nortl1em. 

Nigeria. It ~stablished a formal handing over of land 

adminiis"t:ratiom from the Fulani to Colonial masters 

hence the dawn of S]tatuto:cy li,and Law ensued. The series, 

of land legislations introduced by the B',ritish. centrally 

rev..olved round their heg~ny om land conltrol.. Subjec ... 

ted to trends im struo:..imral modifications, these legis~ 

lations mandated them to use the country' s land resoü:r .... 

ces whenever needed. '!thfJs .f omied the basis o:f a land 

ca:pital:ii.s~tiollll particularly· by the iraking over oÎ land 

conrt:rol by the S:."tta.t~ (C:olo:rori.al Ma.sters) o Moreoverll the 

introdwct.ioxœ. o:f monetary economy facilitated this 

J.?ir<>ee~s. Iffiowever, i t should be :œoted that the colomi.al 
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i 
land cront·rol à.id not necessarily represent land natiollla.-' 

.... 

·1isatiom (.Main, 1988, p.38):. 'the t:aking over of land 

control gave them the ultimate authority of rights to 
···~ 

expropriate and to allocate land. T.hatt is, i t helped to 

determine who got what land., where and at what quantitye 

1this in tum sowed the seed of Cadestralisation o:f land .. 

On the other hand, colonial monopoly over land :weakened the 

Communal ownership: o:f land ~d set in: mQtiow. new planning 

purp~ses as brought by new1 technology ((indust.ria1 revolutioru). 

T,his was eloquently express by Marx ( l.966) in Ma~n, 198a .. 

"lland should not be common propeJity 
•• ~ it should confront the working 
class as a new condition of productioni 
net belonging to i t, and thi s purpose 
i's compl etely f'ul:fil led if' i t become 
a state p roperty ••• the commoni prcperty 
of bougeoise class of capital~'ij 

Although the colonial government•s land policy succeeded 

in the appropriation of land for its Ûse, ax1d in tÀe control 

of land .. specrulatio~, i t did. nat howeve:r succeed in.1 establi:­

shing itsel:f as· the sole landlord (Main, 1988, p.3). ".l!his 

might have been caused largely by lack of an outstanding 

system of o.oà.~est.ralisatiom~ In :fact, land tax as noted by 

Lugard fl922) produced a gap betw~,en col@nial land poliey· i:u1 

in1 theory and pracdrl.ce. Individuals were free to sell, 

lease or t:ransfer their land b:ecause thelt'e was n~ ot:fiçia.l 
.... 

restrrictions to ~~ood relatiom. 

Independ.len ce mean s s0vereigni ty ini. st:a:ttehood even -though 

the adoption of colamiial leg_qCy im most ef the sed.et.al 

aperat:ions 9f the new state i:s the rule r~tller tha.n tne 
exc:ept.ion. 'llhe off ... shoot of the Colonial legislations · in our 

land policy is reflected! to•date. 
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In .1962, · the .semi-urban capitalisation of land received 

a boost wi th the enactment G:f Land Tenu.x:e !J,aw,. Many 1.1xban1 

centres in N.Orthem Nigeria i .. e. Kano and Kaduna expandedl 

into the A~~iculturally productive land through the p,rocess 

0:f t.axing poorer :farmers and subsidising richer u.rban res:ii;;: 
.. 

dents (Frishman, 1977 p.308). 
. . 

. 'Dhe ecoROmic bouyancy o:f the oil boom 41 "the 1970' s 

characteriz:ed by massive n1:t'=à.f-urban·. migration and higb land 

qem~d resulted in further acquisition of land by government 

and its Agen~ies in a magnitude larger. than was ever known 

be:fore. Toda te, government bas proved incapable of meeting 

the demand for urban residential land. As a consequen<1:e, the 

:f"IO>m.tilal:f. of allocating plœts to potentially able d,eve;Lopers 

or applicants only (as used in the co~~nial ~ys~ w~s re-in~xo~ 

duced, N{et only? this, time-lag in the al l0cation proces~ 

became inevita.ble while., delay befere development a:fter the 

actual allocation remainêd the rUle rathê r than exceptj,.onl. 

Similarly, land speculation became and ~s still remains one of 
.. 

the most striking features of urban land hol.ding. Thus, land 

is increa.singly bot.1.ght :for spec:ulative ra.ther th'ap productive 

purposes. This according to {Main·., 1988, p.4) is ev.idently. 

cl,.ear in the rising cost of land. . The -·~ p)romulgat:i.orn o:f 

Land Use Act ((LUA) was aimed not only at solving these pro­

blœs but also at making land available to a.11 a11d sundzy, 

check the problem of land ;t'ragmemit~tiol!Jl ang prE,?vent l~nq. 

commoditisatiom among other things. However II with morœ than 
• • • 1 

one decade of aperation1, the L,:\Ild Use Act (WA) remœ..ü;1s 

questionable in most o·f its sa.lient obiject!ve~., Ip ;f~ct it 

bas been argued that its pronrulgatiom has I!lade things merei 
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difficult for the common man (Liman, 1989 p.4-6). O;f 

all land uses, urban land is one of the mos-t valuable 

and residential uses consti tute one o:f the major urbâ.n. 

land use ((at leas~ in areal extent) • In some urba.n ·d 

centres, over 50% of the to~al land area is used'for 

h@using. 

1.2 S'DA'DEMENI' OF THE RESE:ARCH POOB!..EM. 

l{ano, the study airea, is one ·of the largest cities 

in Nige.ria and one of the most densely populated urba.n 

centres 'in the country (National P.opulation,Census, 1992). 

As the population of Kan(!) is growing,>se :ts the demand 

fer mci,re land to be de-ueloped :for residential. h.ousing. 

Undoutedly, Kano Metrepolis is ene o:f the many uxban 

centres in the country that are characterized by housing 

shartage. due largely to the .fa.et tha.t dema.nd far out,s,t:rip.s 

supply and development lags far behind allocatiom. In 

Kano Me~ropolis» large propertion of undeveloped plots 

éUld those left in the process of development for years 

ca.n be found in substantial numbers in almost every 

layout. This situation has hightened the alreaœJ deplo• 

rable housing condition in the study area.. li,'t · lea.ves no 

one in doubt that the present land policy in Nigeria can 

not do much in alleviating thi~ problem let aion~ meet 

the future expectation:s and requirements. Indeed, tim!ib­

iag in residential plots development is nota new thing 

in the study area, it onlw assum.ed a high propertion1 in 

time. 
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~he financial ability of an individual to develop 

the land allocated to him within two years remain one of 

the cri 11.eria. o:ïf arl:!ran residentia.l plot allocation 

(Adàmu, 1986 p.82; Koehn, 1984, p.68 ..nd Liman, 1989 p.4)v 

'Dhis being the case, it should be assl.1med· that a large _. 

proportion ef the allGtees are in the position of develop• 

ing their plots. This policy is presumably ~dopted te 

reduce land sale and spect1lation,. 'fhat the policy seems to 

fail raises a numb;er of questions. Was the 1.nd allocated 

to the wr_ong people or did the a.lloi:(?es change their mind 

(0f developing the land) a.fter the actual allocation, 

should the plots be. revoked and reallocated to promising 

developers? Or should aJ.l land b.e allocated irrespective 

0f fin.ncial capability? 

,) 
A review of our land policies since the Colonial 

days revealed that effective. solutions to our land 

administration problems can not be ignored and neither 

can the problems of its administration nor that of its 

policy be solved wi thout kn©wing the root causes o"i such · 

problems. ljhe Land Use Decree (LOO) wa.s promulgated in 

1978 with the scle aim of selving these problems (aftex 

the:i::r actual identification,). Sound as the objectives 

of· the Act are, their tŒansfonn.ation from theory to 

practice remains an uphill task todate. Moreover, censi~ 

derable lapses persist and in some cases new ones bave 

emerged i.e. the problems of .allocation and developm~~to 

In .fact, in practice, the overall' effect of the Act bas 

been contrary to i ts noble objectives. Instead of 

using ·its theorètical powers of exprcp:riationi and 
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reailecation t'o aehieve equitable disttj.bution :,it hasiin 

practice been used to favour those with connections 

(Main; 1988; p~7)o 

Principally then, the need to undertake this research 

stems from the high rate at which plots are either left, 
J 

undeveloped or retained in the process of development .for 

years. In fact, it is quite common for the plots to be in 

such conditions for 2•7 years after the actual al.location1 
even 

oz: commencement o.f the project and sçmetimes. ·, / , longer .. 

1 .. 3 AIM, AND·OB .. TECTIVES 

,y 

- ..... 
".Ilhe main aim of thi s research i s t o examine the 

causes and consequences of time-lags in the develepri+ent 

o:f urban residential plmts in Kano Me'tl.:ropolis .. 

'Jl'he speci:fic objectives to achieve this aim are to : 

i)1 determine the caµses. o:f time-lags ~ u;bain 

residential plots development in-. the study' 

area; 
i 

ii) find out whether plots are changing hands 

(transactep.) from t~e original i\l;l.ottees to 

the present holders and 

iii) ro assess the àlletees' capability of financing 

development af~er allocat~on bearing in. min4 

that plG>t s are allci,ca~ed i~:rgely tg po~~t:t~i 1~ 

capable developers er applicants. 

HYPOTHRSIS, -----
It is hypothesized that :~ 

(a) ~and speculation is ~ major factor· explaining the 

eause.s of delays in the development o:f urban 

residential plots. 
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(~) Financial ability of an :i.ndividual allotee or plet 
,( 

buyeri, is a.· principal factor in embarking on. deve"" 

lopment. 

(ic) Development .would be .f aster if people coul.d be 

allowed to build using the materials they can bes·t 
' -~ 

1 

af.ford, not 1oy using regulated b~ilding material.s 

requirement s. 

1.5 JUSTIR'·ICATIONl AND RE~NCE OF THE STUDY ~ 

A~ a. vital resource to ail mankind and nations 

(irrespective of their technological development or econo­

mic prosperi ty): land, will remain a p:re-requi si te t(i) «t,.JlJf 

meanin~ful development. 

OwnershiP.' of land (particula:rly develoie<t one in 

the .fG>:tm o:f houses)) is a. de'tlerminant e.f well.lth_, prestige 

an.d an acceptable co~_late~al to tb~ b.i,nk in the study are.;,, u 

A\S a consequence, both rich and the poom want t~ acquire: 

and develep land but the present policy .for its. distribuw. 
~ 

tio~ does not .favour all, particularly as it relâtes to 

i ts allocation to those wh0 can develop· i t (:Sen de,, 1990 

p·.53). Ce11tainly, the land allocation a;rrélllgement s which 

applies. to a particular group o.f people are: among the. 

potential determinants of social relations, economic actiG 

vities and political power (Offer, 1981)., In fact, the· 

structure and patterns of it s ownership · is an important 

. determinant of several aspects o.f the physical growth o:f 

eur cities fMortimore, 196.5 p .. 105-119): .. 
'·/ 

It rema;.i.ns an undisputable fact that the study a.rea. is 

one of the f'ast: gre>wing urba.n centres in the countzy _and 

& melting ground of migration. Different people .from 

differe.nt areas (both within and outside the com1tryl 

.''.;,, 
!• 
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m:ig~~te to Kano for çlif':f erent inoti ves _- W:iithoqt doub;t, 

' this implies. an increasing_ de~and for inore houses t.o 

shelter them. Unfortunately. the rate of this migration 

and population growth oµtpaces the· rate at which new 

bouses are dev.eloped. As a conseqµen_ce, :many plots a.re 
·' 

left qndeveloped or are in the process of dev~lopment for 

years. But it should be rem.embered tbat : 

1'1the quali ty of urban li:fe depends. on 

the way the qµal.ii.ty o:f land available is , 

used ••• ~he guality of urban li:fe 

me?nS an appropria.te use of land. :for the 

whole urban population not just for some 

st~ata o:f society" (Darin_ - Drabkin; p.6).. 

'Dhe increasing demand for land and the correspo.nding 

nature of inelastic supply make it necessary to device 

an e:f.f ecti ve means of ~t..:ç_;i.Q'!J~ing_. and developing i t 

wisel3r,r •. 

'Jlhere are wide 'ltarieties of researche,::-: and case 

studies that deal wi th problens of r~sidenti~ land 

de~elopment particularly in the urban cep.tres. Probleru.s 

identified include the ·problems of accessibility, l.ack 

of development fund and low level oÎ income as well as 

stringent building standard requ~r~ents~ Others are 
' ' ' .~ ' . 

high cost of building ~aterials and lack of infras1iruc"'.' 

tural ·services {Abrams,' 1964, p.29 and 56-7; Frishman 

1977 p.39; Sada, p. 74;· Ko~;,, 1984 ~d s·~np.~
111 

·1QQO p 080. 
. , ....... \ ~ ' .. ' ,., ' 

Simiïlarly the studies of Utill~ (19~5 1?~9~) ~ Makurdi, · 

Omu_si, 1987 p.82) in. Kano and Sende (i990 p.80) · ont Gboko 

support these) findings. 
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( 

llack of inf rastructural services, particularly roads 

were discovered to be one of the main problems o:f +esiden ... 

tial plot~ development in Makurdi and Gboko in Benue St~.te 

(Sende, 1990). Sende's findings revealed tha't inaccessibility-· 

within layouts constitute a bottleneck to many devel,op.ers·'' 

particularly as .allottees have to pay compensation and then 

provide roads joining their individual plots. ,Similarly, 

substantial amount of money bave to be spemt on land 

clearing. In fact, the problem of physical inaccessibility 

was mentioned by 25% o:f his total respondf?.nts. As a conse"!" 

quence leavihg tne plots l..mdev.eloped for years is quite 

common.. He fotmd that 1608% of these resjlondents had not 
. 

effected any development_on their plots for 3-S, years while 

18.8% left the land undeveped for 6 (si?() years and above • 

• "J!his trend is bound to be inevi table because by the time 
i 

such money was spent on road-construction ~@ shrubs clearning, 

the money lef't ovfir w:>uld be too small to embark on substan­

tial development (Adamtr11, p.95-8). However, the problem of 

physical inaccessibility is notas pronounced in the Makurdi 

layout a.:s in the local governmel'1t layouts of Gboko in the 

same State. This is because the fo.rm.eJr provide some of the 

accessible roads. A 1~ng ·delay in~reases the risks of 
of 

revo~ation even though incidence/ revoca~iom according to 

lands off'icials has been very ra~e. Plots are revoked if 

any part of the agreement of occupancy is vioiated such as 

non-paymen~ of rent, failure to develop the land after a 

long period or alienating the land without the conse~t oÎ 

the· Governor o 
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-<t?.owever, fo·r the majori ty of ·people who ·cannot sec~re 
. ; ~ •, 

government assistance i.e" in the form. ot lttlan in the provisio: 

of t~eir accommodation, the set of standards operated by 

local authorities constitutes the single most important·· 

obstacle. in building their own bouses. The majority of low 

income earners find it difficult to secure the loan'or other 

form of assistance for building their own bouses that is 

recognised and acceptable to the authorities yet, .the.plan~ 

nân~ authorities have the right. of demolition peasant 

houses which are regarded as sub-standard. Certainly, these 

standards for the majority of developing countries have been 

cri ticized as lll-eing too incqnsiderate judged by the rea.li ties 

of their economic s:i.tuatio11.· Since standards are means of 

assisting individua:J..s to achieve a, com.iortable living, 

authorities mU$t consider the realities of the yearnings 

and aspirations of the target popu.lationi. 

Undoutedly, the issue o:f building standards is one of 
\ 

the central problems in providing shel ter for the large 
..... 

majority low income earners. But -

"A p.olicy that cannot gùrantee easy 

-access to residential land by the 

poor, but rather encourages specula­
tion and turns back to question· the 

validity of individual's.tenure · 
• "1 •! ., 

certainly.· erodes the ba~is of ~ts 

. acceptabili ty" (:Uiman; 1987, p. 7) 

So the emphasis bas to be changed and the colonial 

legacy has to be dropped to meet the realities o:f our time, 
::, :· r, · ·1 r 

. so long a·s the popular objective of housing ;for all by 

year 2000 is to be a realitYo 'What many developing countries, 
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' :fail ·to. understand is their filind imitation o:f the so-calledl 

· foreign law ( ei ther import ecr :from abroad' or inheri ted as · 

part· o:f the colonial legacy). It should be noted that these 

laws as introduced by the colonialist were meant to maiwtain 

their 'home taste' in the new terri tories. After-all~ in_.., 

many instances, they lived far apart from the local natives. 

However, in the E'hilipines for example_, the story is 
' 

di:f:ferent. In an investigatioru conducted by the National 

Commission in 1964, i t was discovered that high land cost as 

engi:neered by land speculator was one of the greatest obsta-

. cle to repla~ming of developed areas.. Abrams, ( 1966 p.56) · · 

has cautioned that the Fhilipines case is a disasterous one~ 

His study revealed that a large proportio~ o:f suitable urban 

land is l~f't undeveloped in the bands of their owners who 

are not willing to release it for sale.· to the potential 

developers i'rrespective of high_ demand and pressure or even 

the anticipations ç;,f profï t thereini. Invariably, ·this has 

~erious economic, political, social and physical repercu­

tions particularly in the major cities. 

C:C:ertainly .. , most of the Nig_erian ttrban cen'ti:rês are 

characterized by a high rate of undevelôped plots causèd 

largely by specula,_tive activities~ 'r.hé e:,cpectation1 o':f a 

higher profit necessi tated the land vend.Or or speculator to 

withhold his land from the market and even i.f he puts the 

land on sale, the exorbitant price prevents many potential 

users from buying. It is qù.i te common1, as learnt from the . 

land vendors 1 .for a land speculator to buy and board as 

many as 15 - 20 plots for 2-3 years time or even longert 

until such a tim·e the price rise. 
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·· However ,. i t may be wrong to think or even consider 

speculative activities as the leading factor in explaining 

the high land cost. In fact, ·~everal :fac.:t.ors can be at.td..,. 

buted to this. Some of these land problem,s include the lQw 

tax or lack of imposition of taxes on vacant 1and@ , Tl!Li s 

bas collectively made it possible.for land to be withheld 

. from u~e and this has contributed greatly, to the persistence 

of lineage ownersh.ip in many parts of Nigetia. Sirnilarl~ 

lack:of readily available investment avE:nues particularly in 

the 'lfüird Wo.rld countries has made i t · safe for ind.ividuals. 

to invesv. on.land particularly because of its unique quali• 
' ' 

ties relative to other resources. Worst still, even the f'ew 

exist~ng avenues are not publicised thus putting more and 

more investments on land (Abrams, 1966). 

Writing on M'akama World Bank assisted housing progr,amme 
A'damu; 

in Bauchi s,/ 1990 revealed tha t the high cost of building mate•" 

rials has dashed the hope ox many potential de~elopers from 
'' 

developing their plots. He condemned the role o:f middle-men 

in skyrocketting the prices o:f building materialso Their 

neg_ative roler ini this matter is very glaring when the :market 

and company prices are compared. In many instances, more than 

4ofp increase are made on: those goods well over the company 

price. No wonder, the hap·e of building a h.ouse by. many senior 

civil servant end up as a mere dreamo If such :fear can be 

expressed by such people what more of petty ca~ual. labourers~ 
j • ,.-

Alot could be achieved by subsidising building materials to 
• 1 - • .... .... ··-·. •. ' ' 

genuine land developers and disposing these goods through 

co-operati ves instead of middle-men beiaause i t reduces the 

.cost. 
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_ Unfortunately., h.owever, in many areas, income is so l_ow 

that buying land or bui"'d.ing .mat.erials for i ts development 

at whatever cost is beyon4 the means of the families~ "Very 

many families who own land are frequently unable to borrow 

money wi th wh i d1 t o imp rove i t . '.Dhi s low lev el in com e 

group coïncide with squatters settlement in Kano where 

Abdu, (1986) discovered that their low earnings coupled with 

their multiple problems have necessitated them resorting to 

squàtting .on illegal land and using any available resou.rpes 

('.materials) for building their houses. 

Certainly/ the role o:f government is crucial in removing 

sucl:l problems. In the same-line, government bas the power 

to guide land use planning in order to av:.oid its mis-use 

and guide its disuse and reuse~ Land ;is the key for many 

development i.e. housing and public works and growth. 

But government bas not yet deweloped a rational land BOlicy 

that can cater for all. 

Fran another perspective, in a s1.1.rvey conducted by 

Burrows, (1977) i t was discovered that the problem of 

vacant land is one of the multiple problems facing the 

inner city of niost countries. Although, it bas been argued 

that such is a clue that the city may be associated with 

problems, such as in.-accessibili ty. H~ however ·maintained . . " ~ 

that whether the problem can be attribute4 enti:p:t+Y tp 

p)rivica:te land market is subject to deba.te even though., i t 

was shown that 75% of such plots a~e owned by publi~ sector, 

principally the sta~utory underta~ers aI1d local aut~o~i~~-
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llb this elld, a reconnaissance survey conducted by this 

researcher in 

number of the 

the study area has revealed that a large 

allocated plots are left undeveloped. or 

in the process of 1:lreing developed 2-3 years after the,,, 

actual allocation or purchase·. 

· Indeed., i t i s qui te common to di scover that about 

ï of plots in most of these layouts are left in such 

c.oruli tion for such a long period. This r. esult 5 .agrees 
with the findings of Maxlock and O · .i;;-artners (;.1965),. · that in 

1965 out. of the potential. number or 2,100 plots allocated 

in '.lludun :Wada extensioo. (in Kaduna)) less than 150 were, 

developedo 

Fran the fo:reg.oing, i t i s manif estly clear that. thcx:e 

is neèd for a solUld land yolicy that. will improve or 

solve the identified probl.ems. lihis needs becom.es n~ce­

ssary when one considers the rate at which urban cen.Itres 

are fast growing vis-a-viz the pace a1t which plots are 

allocated and developedo It is now time for shifting 

the emphasi s towa.:rds a better and lasting solution to the 

land development, particularly in the u:rban centres of 

this country whe:re the pressure is·on the increase. 

1.7 OPERA'lllO~~INI~IONS 

Resi denti~l hoÜsing wi thin the framewo.rk of this 

research is used to embrace much more than its mere 

conventional tenus such as dwelling or shelter. It refers 

to the dwelling unit and its en.vi;ronment within which 

hum.an f~ilies liye, especially water, waste disposal, 

zoning con~rol and recreational facil~ties. 
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. ' ' . 

y"q.dev..elopiedl ·pilots are plots 'léft. vacant without any ( 

~ndividllal structure"~' even, wnere roàds and oth
1

er in.f:ras-. 
. , . ' ' 

tructures are provided i.e. in the fom of el~trici ty 

or water. 
• . .,,,· 

_Develop-ed land ;is used to mean more than a me.x:e physic-al 

imp:rovement in infras1:ructural provision _i.e. wate;-. or 

~lect:ricity. · · It is ll!ied to refer to land developed i;nto 

oompleted building(s), that çan be used for rèsidential 

pur:pose. llhe emphasis here is on campletioni. Anything 

sho'rt of thi$ is ÇOilsidered as uncom.Rletecl. 

.-._.;! 

Uncomplet.ecl plots on thE! othE!r band are plots that have 

J.~'t- .the unde'\œ?log~. ;.:stagei but ~op short of çompleted 
.. 

buildings·. It may be. at foundatio1:1 level or structu~ally 
' .. . -

completed but unrooted. 

Këµlo Metropolis within the framework of this research is 

limi ted to three local government s - Da.la, Municipal 

and Nasarawa. 



CODESRIA
-LI

BRARY

17 

THE S~UDY AREA -....... - _ ... _.... 

2.l HIS!ORICAL DEVElO.PMENTS AND G~OF KAID 

Kano Metropolis ( the stu4y area} lies on latitud@,.· 
., 

·12°03 1 N. and longitude 8°3l 1E and situa.,,tes at 472M. above 

the sea, level. Lo~ted in the Sudan sav.annah of No.r.thern 

Nigeria the city falls withint the Kano closed set1tled 

zone (Mortimore, 1972). A'ccording to him.,out of the 

provincial total of 4~ 3 m:llliori.1 people the Kano ·closed 

settl.ed· zone had more than one hal:f of the total popul.a~ 

tian. 

lUie growth and developments of Ka.no Metropolis lik•a 

othe:t:" pre-colond.al cities in the coniinent (Af:rica) has 
. .. 

witnessed and passed through three ·distinct''phases: 

Pre ... colonial period, C.Olonial period, and independ.ence 

era.. How.ever, the concern of this research is on the 
\ 

last one. Different factors throughout history bas made 

the dev,elopments and growth possible.. This range from the 

transaharan trade (which brought wi th it industtrial and 

commercial prospects), to its . · . ideal locatiom and 

its fertile soils. Others are the industrious nature 

of it s people, its potential markets (particu1arly· Kurm..:i. 

and Sabom Gari), :its poli tic al position as an admini.-

strati ve cent:re ( since the colonial day s), the establish-

ment o:f railway line, the state creation. -. fi~e. 11,; 13 
' • • • ~ • . •• h 1..·: ~ 

posi tiorn as Sta te capital), the, oil boom o:f the 1970s · 

and its team.ing populatiom (which constitutes potential 

markets for. compan:iie s; and industrial .goodsf. 

,., .. , 
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Fig:,,J MAP OF' KANO M~_TROPOLIS SHOWING 

- . ·-

·r:::>. 

Q 

KEY 
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,ir,7Bodawa lay out (_ phase 11.) 
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Source: .Aft'!r Main, 1983 
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Un~oo,:tedl:,t, Kano ·had enjoyeçi a long period · of · sedentaey 
,, ~ \ 

popul~tion1 in ~ organised emirate.· 

(:ertainly, Kano ,llad enjoyed a lon~ per;od ot economic 

prosperi ty' . and· connuercial production characterized b:y long 

distance t.rade in craft, manufac.tured g9ods and groundnut ~,' 

proctqction for export. This gave rise to the deV-elopment. of 

state appart1.:tus that played an important role in land t~ 

collection from th~ rural producers as ~arly.as 13th centu:rJ.,' 

1 (Lubepk, 1986, p 19-;20,· 26). . ' 

Accord,ing to Cargill n-980, ;t is ce~tain t~at the ·, 

Kano B:mira~e· operated a ;fiscal pol:ilcy th~t had the effect .of 

encouraging productive activities. However, land taxes were 

not fixed but dependent upon access to a market. So, to 

encourage high production, valuable land that ar~ us~d for 

grains are taJKed though depending upon ïts potential produc-
1 tion. 'nbis clearly me~ that behind the farmer 1 $ efforts 

toward$ produ.ction there was an impo ~inf:J mechanisn .(t~) 
\ 

•'' •• 1 ' •• •' 

t~at the state apparatus used to achieved its end. 

lllie p:ire-eminance of Kano as a centre of c:;:ommerce was 

resteél upom three .le~els of commercial intercourse. Fir~t, 

as a melting groU11,d of the locally produced hand cra.f'ts, . 

foodstuff and leath~r product from both within1Kano,and neigh~ 

bour;i.ng emirates; second, as an important tenninus ot p;rochlct~ . " . . ' ·. . .... , 

an4 salt from the north 1and the t~an~anaran trade from 

both withim and outside Af;ica, Southern and Eastern trade 

with Yoruba States.and West African trade plus Borno. 
,... . ... 

(Lul)eck, 1986 p. 23-4:) 1 
•. 

·.:;.;;, 
• 1 
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Prior 1;l.o the advent o:f the Colonial Masters, the 

expansion of the major cities im Hausa...,land . i.e. Kano 

and Sokoto w.ere largely1 guided by the principle o:f gicla · · 

ya kori gona ( "the house drives away the farmn). U c,O ...... 
of this· principle permi tted the Emir to exprapriate 

(.confisticate) Jp.eriphe.riaJl. farmlands for urban uses. 

Usually, anoth,er plot vo uld be allocatec:i to the displaced 

in lieu of their farmland which w ould 'not be required for 

an immediate urban use. 

~he èarly 20th century, precisely 1903, marks the 

beginning of yet another poli tical era. This was the 

Efiritish rule - which brought with it new socio-economic 

changes,, and another boost to Kano•1s development and pros­

peri ty. Kano was made a Dis"t;rict and Provincial ~eadquax­

ters. llhe _living .,,standards of Kano people wa~ im.R.roved. 
• ' ·-,., l 

wi th the bouyancy o:f groundnut- and cott.on production .. · This 

was however largel:.w attributed to the extension of railway 

line to Kano in 191-~. '!the ch.anges in poli 1:ical. set-up 

in Icano brought new dev.elOI,')ments. Sim:ii.larly·, the p~~vious 

land use typ:es we·re significanly al tered. What used to be 

confined wi thim the wall now extended far from i t. Govern­

ment Residential Areas (GRA) were established to accommodate 
' • > ' : • \ ' ' 1 ~· 

the colonial ~asters. Similarly; to provide additional 

plots fort he growing population, new layouts were made i.f?. 

Sa.bon-Gari , Tudun Wada and Gwagwaruwa. Resic:;iential l~y~u ts 
' . . 

were equally provided around the urban periwhery. • ... $UCh 

include Dakata and Tarauni quarters. 

Although · the inc.orporation of Kano into the t::apitalistic 

. world ecopomy, which emerged after the f:p~stl';.:j,~ t!!?lution 
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h~s; tirought about changes in the manufacturing industries, 

Kano still plays and occupies an important role and position 

in commerce and industries throughout the country today. 

It has been argued that the pe~iod that culminated 

the urban expansion and introduction of capitalism (whictt . 

started in Britain, nearly one hundred years. back), hav~ 
• ·, 1 

multiple consequences (e.ffects) on urban housing in Kano 

Metropolis. :A.ccording to Main, 1987, ,~hese include : 

"the renewal of urban and Jîreti-urban. 

neighbourhoods for COJ7l11lercial, industrial., 

transportational and other governmental 

as ~ell as residential purposes; the 
creation of low density elite residen-
tial areas and of smaller pockets o.f 

somewhat similar housing in many gove;cn-. 

ment institutional compound; the creation; 

of 11low cost" housi.ng designed .for middle 

ranking civil servants and used in many 

instances by weal thy people and those under 

their pati:ona.ge; tre.mendous demand for 

accommodation in those highly density 

residential areas of legal status (inside 

Birnin Kano., and in Sabon Gari, Tuden-Wtda 

and other layout ), where rental costs fo~ 

housing were beyond thè P.ockets o:f m~ny 

o:f the i1.rban poor and; the presentation of 

highly effective legal and logistic obsta­

cles to land regularisation1 for those, 

typically but not exclusively.peri-urban 

residents, who have obtained their land 

under customary tenure". Main, 1987 ,. 

p .. 4 .. 5) 

.. ~.,-, 
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' ' 
·,roPULAT•ION GROWTH IN KAID METROFOLIS ---

'.n.oday, Kano is one of the .fast est population 

growing centres and one with a high population1 den~ 

sity in the country. M.ort;f.mœire·»'. (1962) has h.ighlight~d 

that the province contains on·e of the densest c,oncen-
1 

trations of population on the African continent, with 

about two mil lion living at densi ties in ~cess o:f 300 

persons per square kilometre in which he re.ferred to 

as Kano closed settled zone, al though, there is. signi ... 

:ficant· variation in this density (.both within: the 

metropo~is and the region as a whole). Within the city, 

the higbest densities are to be found in the Birni. 

,This is followed by Sabon Gari, Tudun Wada, Fagge and 

Gwagwaruwa. The GRA has the least density, largely 

attributed to the size of an individual holdings. 

Other areas, especially the newly developed ones i.e. 

Sheka and Sul~iman Crescent fall in between these two 

main groups. 

~be soils factor has an important position in 

explaining the present day population: distribution 

pattern in Kano province. These soils are different in 

their g:gricultural potentials and productivity thus, 
~\ :. ,' J ' . i 

E?XF>laining their di.ff'erentiaL:.: capabili ty in supporting 

population although this may be bound to change as agri­

cµl tural activj,. ti es are gradual ly gearing :towards 
. : . ( .{·,. 

commercialisation among.other things. This, according to 

Mortimore (1962) i.f viewed from this perspective, the 

role of both economic chang.es and -histo,l:'y have to be 

perceived and considered independently in explaining the 



CODESRIA
-LI

BRARY

22 

. pres.ent populationi distributiomi. . 'll'he above assertion is 

very supportive when one con~iders that one 
1
of the 

highest population: den si ty of 540 peirson per .squar~ kilo­

met,:zr:e is associated with productive 1:>rown soils.. Similarly~ 

the same a,rea (.characterized with the so:i.ls in questi~";.); 
,: 

J 

is associated with an.organised economic and political 

leadership that las:ted for centuries. 

From an0ither outloolk
1

.~ it has been argued that the 

p:re-colonial population growth of Kano Met.ropolis has been 

largely. associa,ted wi th migration,~ ".Dhis is q:ui te co111,vin­

cing when one considers the economic prosperity and poli­

tical stabili ty of Kano during that period. ".Dhere is no 

doubtt · thë:t Kano served and is still serving as a.i1 important 

melting grotmd for migrations and migrants from every part 

of the country and even outside. This is manifested in 
• • • 1 

some ward names which reflect the indigenous artisants 
-

living in them.i.e. Soron Dinki (tailor•s ward). 
1 . 

According to 1962 census, Kano State had a total 

population of 4,329,000a By 1972 this figure was estimated 

to rise to 5,612,000 and later to an estimated number ot 

7,279,000 by the year 1982. · At_ any rate, the Metropolita11 

(Kano) population contributes about 50% of the total St~te 

:p.opulationi. For Kano ci ty, the annual increasing rate 

from 1952 - 1962 almost trippled the growth rate of the 

State as a whmleo The :p:rojected figure rose froin 2499000 

( in 1962 Natiotj.al census )! to 436,133 by 1972. At: thi s 

point, i t is important to note that the 1952 ~ 1962 annua1 

growth rate or increase did not continue owing to the 1966 

civil war that witnessed the flight of many southerners 
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· to the soùthern states. This was estimç,.ted at abou~ 

35 9 000 people! Wowever, according to the just concluded 

N~:tional Census ( 1992), Kano State .has the total popula­

tioni of 5 1 623, 040 people while ~o Metropolis (.as us"t!i 

·m thini this research) has l, 114.,954 people. 

2 • .3 CHARAC'ltERISTIC OF SOCIAL PATTERNS IN METROFOLI'IAN KJ'NO 

The social pattern of Kano Metrapol.itari like tho~e 

in many other urban centres, is a reflection of its his­

tory. .In urban Kano, three distinct types can he iden-t;i ... 

fied. Inside the Birni (walled ci ty) , the cla._ssical 

Jiausa - Fulani accounts for almost 100%. Extended. :family 

.i s the u sual and common f'amily type. T,here i s however a 

growing evidence which indi.cates that the $OCial pattexn 

of the past is fast changing amopg .the youn~ generationi 

i.e. purdah. Similarly living together with on~•s tamily 

particularly for the new couples (marrie d)J are g:radually 
\ 

becoming the exception rather than the rule. Moreover, 

this trend v.i 11 change faster with increasing acquisi­

tion of western educat.ion by the inhabitants. 

On the other band,· Sabon Gari is predominantly 
.... 

Ibos, Yorubas and other minor:ity tribes. All income 

groups are fairly represented. Sabon Gari present a· 

distinct social structure different from the city. 

lllere, over-c·rowding is one of the most striking 

fea11ure. ]~t.. is. qui te common :for 5-7 peopl.e to be 

sleeping in a room. Rents here, a.r~ high relative 

to inside Birni_and the family ties, quite unlik~ the 

city is not very i~portan.t. 
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, . and colonial residential areas 
. · Oth~r p·re-colonial 

ànd Gwagwaruwa are associated 
lilœ F agg;e, 'l)udun-Wada 

with almost all income groups even though ethnie 

Thus, Tudun-Wada 
ma:'.\, be slightly· diff erent • 

composition J 

Fagge on the other h~ft, 
is largely inhabited by Hausa. 

whereas, mix repres~nta~ 
are mostly Hausa and lev.aint.ine 

][b · ·well as other Yorubas and os as , tion of the Hausa, 
represent the populati~n o:f 

minority ethnie groups 
'Dhe township is also a mixture ot income 

:Gwagwaruwa. 
'. th h the GRA has a higher and 
. group,s representation oug 

medium ~ncome ea:rners. 

2
0 

4 LAND USE TYPES. IN KANO METROFOLIS 

Land use is a primary indicator of the extent and 

degree to which manJ. has made an impression on the 

earth"s sur.::fface,~ It reflects political, social and 

economic aspects of hum.an culture and provides an index· 

of the intensity of human life~st~leo 
\ 

Urban areas represent a complex association. of popu~ 

latio~ concentration, intensive economic activities 

and diverse land uses and li.festyles., They are 

microeosm of human activities and .frequently express 

rapid changes" in land use that need to be understood. 

According to Mortimore ('.1966} the pattern o:f 
&\ . 

land use in Kano is~re.flection ·o.f a chain of decision 

by public authorities conceniing the zoning of the 

dif'ferent urban activi ties. He noticed changes in the. 

replac:emen t o:f arable land by· residenti al dwelling, 

railway line and other urban Ùses. 
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RESIDENTIAL LAND USE _ ........ 
Residential land use in Kano Metropolis likê in 

many other urban centres account :for about 50% o:f 

' the developed total urban land area. This assertiei.n 
1 

is particularly supportive in the case of Birnf 

(old city) be.fore the colonial era. 

Quite unlike the contemporary m_etropolitan Kano 9 

the old city has no standard land use plan particularly 

prior to colonial period, even though (as pointed out 

earlier):, it is a .fact that larg~ proportion o:f t!,1~ 

cityis landscape were used for residential housing. 

These bouses are mainly made up of mud, sand bricks 

and sticks. Most of the buildings are non-storey 

types and the roofing is clone with thatch~ sticks, 

mud and grasses. The roads a+e qµite narrow and' 

meandering. This makes it impossible for vehicles. 
\ 

to move freely around E)l!i) many of these streets. 

Similarly, this also affect the supply of some basic 

inf'rastruct.ures to some areas until recently·. 'D.o 

avoid similar mistakes and duplication o:f mixed and 

unp:Lanned ci ty n.and use, Twenty-year development plan 

f'or Metropoli tan Kano was planned by "!lrevalliom 

(1963 - 1983): 

.'llhe period 1969-1981 witnessed an increase in 

residential developments ..;. in Metropolitan Kano~ 

In all, 36 areas of residenti~l uni ts were, allocated 

capable of housing 300, ,0000. persans o:f an ~verag.e 

density o:f 100 persons per hectare. Facilities and 

-inf'-;il"a;st.rutures are sometimes providëd over recent 
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yeaxs. S?ID-e lërge :part of ag,ricult:urâi land in 

the urban peripllery a~e illegally subdivided :for 

residential use. These developments can be :found in1 

Sh~kar .B:a,rde, parts of Rij:iiyar Lemu, and Kuma. ··-·· 

They consti tute serious planning problems and represent 

a haphazard growth of Kano Metropolitan. Their 

improper planning, misuse and abuse worsen the 

supply of needed services and infrastructure to 
··-. 

these areas. 

2.4.21 COMMERCIAL LAND USE 

__ ,.:,l 

. Kano can be described as a commercial me"t.ropolis 

of thé western Sudan. The predominant role, of the 

Kuoni market in the pre-colonial era and the develop­

ment of Sabon Gari market during the colonial 

period further strengthen the commercial aetivities 

in K;an.o. ~he wide varities of goods and services 
1 
•, 

ranging from leather skih to tr?Xtile material.s 

continue ta i att.ract large number o:f buyers and 

sellers as well as: tra'ltellers f rom both wi thin and 

outside the country. 

In 1975, there were about 500 commercial institu­

tions in Metropoli tan Kano engaged in wholesale, 

retiail trade, restaurant and hotels. There were q.bout 

135 financial houses which include fina,n~ing, insur­

ance, real estate and other bmsiness services. Kano 
.. 

accoim.t ror over 50% of all trade in the North 

(Kano State: stat.istica.l year book, 1975). With no 

doulrit, this number will have increased substant!ally· 

today. 
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In1all, commercial land use accounted :for 

151.4 ha. in 1985 (UJàB 1985). Lil.<e other land uses 

in the city, commercial land use has 9ver the years 
·--·. 

changed significantly. 

It bas been argued that today, Metropolitan Kano•s 

· . .Moliphology no longer clisplays the discrete multiple 

nuclei o:f the colonial era. Instead a single domi• 
. . 

nant C.entral aussiness District (~DB) containing s~per 

marl,ets and banks, international hotels and 
1

airline 

o.f:fices, other commercial. and government o.f:tïces as 

well as canteens and market stalls,. is sited at physi..,. 

cal heart o:f the urban area. However, around the 

cso,· a morphology clisplaying bath concen11.ricity and 

sectoraliity· is emerging (:Main, 1988 p.6). llm bthe:r: 

w:ords, the CBD may be dese-ribed to include the whole 

o:f B·at·a a·rea including Sab:on Gari market, whi.>le Ado 

Bayero road,\ substantial parts of Bello Dandago, Ibrahim 

Taiwo, Murtala Mohammed, Bampai, Hadejia · roads~ Ahma~ 

Bello way and Abat..o:fur roads among otœ rs. 

INDUSTRIAL LAND USE • ......................... _;t ___ ._....lA:211 

Kano has :for the past two to three decades been 

an important industrial centre in the country~ ~hé 

industrial revolution started around 19601 s with 

groundnut and 'textile mat:erials ·- · manu.fac:.t.uring. 

Later, there was a sbi:fit to .:furmft.u-:re making soap, 
J 

metal and co:pf ectiona:ties and other light · ·:j.ndu$11-r.ies.~ 

'D:oday, Kano is a coniglomerate of industrial vent.ures 

aID.iS!.lunting to many hundreds. With increasing growth 

in population (,,which in tiu:n p.,rov.ide potential con.sumeJ:. 
1 

... '' 

market).the attainment of sta~ehood in 1968 and oil 
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. . 
· large se ale. · · . 

boo, of the 19701 s brought about . _ / .. 1ndustr1al 
1 

development · thus, making a substantial increase in the 

industrial land use. 

'l1he main indus.trial layou ts are B.ompai, Sharadai. ,.· 

{phase .1 "!" 3),i, and Challawa. T1he first is the oldest 

industrial layout in operation right b:eÏore the creation .. of 

the state; the second, quite unlike the ~irst ~ne is 

represented by multiple phases amount to thrèe. By Ïar, 

it :has the largest industrial number. The third major 

gr6upi is the most recent one in useo :In addition to these­

ones, there are some pocket.s o:f these industries: scattered 

withim the 'metropolis particularly along the maim roads 

going ou~side the city i.e. along Zaria and Hadejia roads • 
... 

Wide varieties oÎ goods are sold i.e. insecticides, Îlou~ 

soap, and soft drinks. Other goods are xootwears, iron 

sheets and textile materials. They consist ox both large 

and medium as wel 1 as small scale industries. Q.ui. te unlike 

the pre-colonial idevelopment, these industries a~e laocgely., 

located outside the ci ty. According to Kano State statis­

tical yean: book (1975). there were about 467 such industries 

in Kano Met:rorrolis wi th a combined annual output of NO.OO, 000 

m:8.lion worth of manufactured gpods, some of which are 

exported outside the country. 

lm additiom to formal industries, there ar~ quite a 
•• ' -~ 1 • '· •• ' ·, • ,..,. 

large number o:f the in:formal type. They include dying 

industtry, leather and craft works., cloth·~ textile·~ perfume 

and mettal indus~ries. ~heir large concentration quite 
I,• '• ,,,:-.:--i·- • 

·unlike tlle modern indust:ries; are located inside the Bimi. 

II:n a11, industrial land use accounts :for 2,096 ha. in 

1985. 'Jlhe conversion of agricultural land to-other urbain 
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u11forse~plé :fu.tt'l.re. 
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The two land use. attained pron1inénce a:fter indepen­

dence in :l-960 and were at their booming stage by 1968, . 

(with attaj.runent of statehood) and 1970''s (oil ooom era). 

Large proportion of urban and· peri-urban la.nd were 
' . 

used :for schools and hospi tals amc>ng other thd.?lgs. 
. . . _,, ' 

' '-
1 ·-\., 

Lare.me t.racts of such land turming into hundreds and 

thousands hectres were acquired. Bayero University 

New ~pus and ?-ts teaching hospita;L (along za,.ri°a Road} 

as well as B;ukavu barracks are typical cases in :g-oint. 

The immedia.te ,·consequencés of'· 1'thi.s i s piroletarianazaiti om 

o:f sub-urban farmers. Hav.tl.ng bein.g derived .from 

their age old means o:f livelihood '(:,their faJ:mlands)., 

the immediate alternative le:f.t at their disposal i s 

migrating to .urban Kamo for any available casual labouro 
. . l 

COMMENTS 

The present ra.te of population growth and increasing 

degree of urbanisation, coupled with the ever increasing 

demand for u:rban land f°or variou_s t1ses will ce~aini.y, 

lead to more chang_es in the exist.ing land uses. S.Uch 

chang1es willl particula.rly,. be around the µ;ban periphery .. 

For this reason, there is a rueed for betteJ: managJ;m1er.rt; 

allocationi, p:lanning and dev;,elopm~t qf 1~~ r~~<>~rc~s 

in the a.reai... This n·eed becomes urgent especially when 

ma: on·e considers the unique qµalii.tie s o:f land relative 

to other resources and the :future land requ~r~~nts. 
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A\ccording to the urtian dewelopment plan for;. the year 
·~· 

2000, a gross density of 300 persons per hec~are~reqµired 

in existin.g ,residential areas (minimum requi.rements) ". 

up to 20050 lllierefore, people in areas of higher densitîes 

would be requir6d to sei1tle the excess por>u;tati ono' 

llltis wi 11 be on the basis. of gross de11sity of 115 pers©ns 

ha. ~or the new a.reas at an annual resettlèment. rate 

of:~· (UDB, 1985)1 'llbe t:otal future land r~quirements 

(excluding the existing ones) using this measur~ is put 
.. 

at 101 734.-2 ha. by the yE!ar 2005 (::F-a.gg_e, 1990 p.40-1). 
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.RESEA.RCH ME'.rrHùDOlOGY -- . _ __..._. ·--
· ... ' 

lr'he research has been carried out in Kano Metropclis. 

Reasons and justi.fic~.tiont :for the chmrl.ce o:f the stuCJly 

area bas alreacliy been highl:i:ghted in chapter one. The 

task OÎ under~aking and presenting a reseaxc.h or a vit~l 

resource like land dev-el0pment in a place like Kano; 

ehtails cutting across many sources and required many 

considerations in the meth0dology with a view to bringing 

out a genuine report. To thi s end, th~ study has been 

undertaken in three phases: pre,..fields; Field and 

Post-field stAges~ 

3.2 RaÇONNAJ,_SSA'.11\CE SURVEY ... < {PRE-FIELD STA<6§.) 

F.,amiliarization visi t to · acqµaint oneself wi th tpe 

development trend of each of· the two ~pled layouts 

constitute part ',O:f this sta..g,e. The studied J.q.youts are 

Gad'on Kaya (.Phase Ir;· and Badawa Phase II)., collecti vely 

allocated by the Directorate of Lands and Regional 

Planning Kano in 1987. Refer to figure 2. 

Several re,;l.sons were talcen into account :for selec­

ting these layouts as a result o:f the reconnaissance studyo 

'I.hese are : to give a coD1parative analysis of plots 

development within, and outside the Birni particularly as 

one o:f the layout is situated right inside the·."Walled eity 

whiile the other is located out side the Birni é\rea. More .. 

. over, their loc~tional set up permits the measurement of 

the conformi ty or otherwise with the western trend o;f 
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re.-al1ocating residential h . 
ousing. from the core to the 

periphery. There is no doubt that the~e layouts were 

alloca.ted five years back. 
Thus, the.time period in ifself' 

provides an adequate f 
room or their s.tudy wi th a ViE!w of . .,.,_.. 

assessing the alloteet• financial ___ ,, 
stand of developitlg the 

land. This is particularly after the lapse of the two 

year development '.- · 
period as well as to exàmine the 

inhib .. iting factors 1· ·t·· ·. 
• l.DlJ.. ·1()-J · , · their development (ir any);. 

I~ addition to thi s, the period ( 1987-1992) . . . . covers a period 
1 

when the economy moved from a time of relative econ.omic 

bouyancy to one of sexious depression. Equally considered 

is the f act that a substantial nuniber of plots in Gadon Kaya 

is allocated as r<:?settlement plots, p·resumably involving 

all categories of the income classes. ~he Badawa beneficia­

•ries in addition to those a~located as compensation: consist 

o:f several economic. groups also. '.Dhese ccomposi tional 
i 

fonnations are assumed to be a healthy ground for studying 

the competence of the economic groups to dev.elop. their 

allocated plots. 

Similarly, the nature of the services provided in the se 

layouts were examined and noted. It was discovered that 

some of the vital infrastructures are la.cking. 'lthis include 

pip-ed borne water and electricity supplies~ roads and 

drainage. In fact, in the case of Bàdawa·, nei ther electri..: 

city· nor water (piped bome).. are provided in the layout. 

Even the a:ccess :roads to link plots ~sere lacking. On the 

other hand, in Gadon-Kaya pi5Jl>ed borne water i s limi ted to 
a small area. Conv,ersely, plot· owners in :IBadawa have to 

clig wells or lil1llk alot oz pipes in order to tap· water. 



CODESRIA
-LI

BRARY

) 
::t 

33l 

G:a.dom .. kaya which is right. :i.inside the city is mor® 

developed. ©verwhelming proportion1 of these plots 

are in, their dev.eloping stageo . îth:ii..s hig,h rate o:f 

development: relat.i ve to Bada,wa pilots (which were: 

alloc-at:ed same year) may not be unconnected iviirh 

:ï;_t s p.roximi ty to more developed ne:ighbourhoods; 

and exis1:ting in.ira.structural services coupled wi th 
. i 

the easy acce:ssi'ID.ili ty from b.oth wi 1lhin1 and ourt side 

the ci ty. From1 ii.ts west.ern directii.Olll, the la,yout 

is b~unded by K.abuga phase. II ((currentl:i, unùer 

conistJ:uctJ.on)::. ôm its; south, it is adjacent: to 

G.adom-kaya phase I., while S:ani Mainagge is si tuated 

ail: iits eastem end. Although there is no elec1.rricity.1
1 

water and drainage for most part .of the ]ayourt, it is 

by far bette:ir service-wise than Badawa layouto lt 

has been suggested! that land ... holdersi in Gadon1, ... kaya are 

r\tchmen f'romt' inside Birnii who move there in orde.1r: 

,, to avoid the eongestiom in the _Birn:L. areas. 1füe 

assertioru may be true bearing in; mind that. a plot im 

Gadon.-kaya cos1t MilOO, 000 ein a:'.\œrage. 'Dhe amount is 

7 ... 12 times the a:ost o:f an av.erage plot in Ba;~wa,. 

DEFINING THE liOFULAlt!ON; · -----·-----
'Ithe sa.mple population ::..used in thi s researchi 

are the original plot a,J.lotees of the two SamJP1edl 

layouts that still main1:aim their pl.ots sirice the time 

they w.ere allo~a,ted by the government. ©thers are 

plot holders that got their land by transfer ~ 

ownership, (ei1.ther through pùrchaee, gi:ft or i~hèri tance)~ 

Im otherwords, an origitlal benefi~iary 

~:who was allocated first) will not b~ part of 
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the. sampled population· in so :far. as hef1she sold his/her · 

plot. lnstead, the second or third party ((or whatever 

party):, will be interviewed so long as h~ is in the 

c~rrent pos~ession of the plot. Such respondents incluè.e 

the owners of undeveloped, uncompleted and developed 

or completed plot ownerso 

A break down 01: the sampled P.lots (as shown in~ble 
-~ 

3.,.) shows that .mo:ce. than one hal:f .of the plots a:ce{undev:e-
. ~ \))l'i~{'{)~l,Q \-Q 
~oped~in both layouts. ~he :few ones which have been 

compl eted con sti tut es on ly 25. 3% and 26. 8% of Jaada,wa 

and Gadon-Kaya layout s respecti vely. In1 allJ the sample 

plots taken from each layout represent 31.S~ of the 

total plots in Badawa and 38.2% of Gadon-Kaya. 

3.2.2 !_'.!L.LQ!_gUBSTIONNAIRE : 

Having defined the target population and thei r t}Jpes., 
1 

the next thing done was to undertake a pilot survey with 

a view of testing the workability and efficiency of the 

questionnaires. 

At this point, it is pertinent to pin-R.oint that the 

initial plan .of contacting the origina1 holders using 

their contâct .. 1 addresses found in their application forms 

for the questionnaire adminis.tration proved not onl:y.; 

di:ffïcul t, but practically impossible for many respondents. 

This is particularly because of the series of changing 

or transactions that these plots have und~rgone. lt is 

qui te commom :for these) plots to pass tbrough two to three:. 
' . . ',.·, 

buyers before reachinç the present holder. This high• 

·lights the extent to which plots are speculated :for 

profit sake at the detriment o:f its development., 
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Ha~ing realised this difficul ties at 'the t~rmati ve, 

stage, the need o:f devicing a. ne~ means of 'contacting 

the respondents become necessary. To do this, a good 

rapport hà.d to be established with the land vendors. 

To c.onsider the research \l:riiitltt utmost importance, the, .. , 

Ward Heads of the two layouts were conta~ted and in:for­

med fully of the purpose and objectives of the rese~rcho 

',rbey were equally infomed of onces desire to be 

linked up with the land venders operating in the wards. 

This met.hod was adopted bearing in mind their potent:ial 

position in land transactio~ as it relates to ~ho·own 

what land, when was it acqui~ed; from who and at what 

price. · overwhemlming majority of the respondènts 

contacted were done using this method. 

3.3 ~ SURVEY STAGE 

3.3.1 IN!ROQUCTI9B 

~he quality of data collected for any research is 

one of the pre-requisite to any meaningful project. 

Any investigation that is based on half-baked datais 

invariably going to be shallow in scope and balf' baked 

in production:. To this end, the souW~!iit · of the datà. 

collected were diversified wi th the ul timate goal of 

exp loi ting di.ff erent avenues wi th the full hope o:f 

coming out with a well balanced result~ Broadl.y 

speaking, two main sources of d,ata were us~q~ :pr,i.m~~ 

and secondary. 

:··), PRIMARY DATA 

Pri~ary datais the first band in~p:oJ1atiow (~t.a) 

collected by a researcher himself Qr with the help or 
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his research assistan't:(s) iri the field or l~boratory •. 
. ' 

11h:i.~ form o:f. da.tëh is one of_ the most vital of all the 

other sources. In the case o:f this research, questionnaire 

consti tute one of the principal sources' of data. Wi th --the 

help of the two research assist~ts, · four types of ques-,j 

tionnai:i:es were ad,ministered to undevelopedi un:completed 

and developed. or completed plot owners. The fourth cate­

gory was administ:ered to the of':ficials of D..and and Regio'!" 
',. ' 

nal; Planning Directora:t:e and' Kano State Snvironmental 

Ela.J.l111ling and Protection Agency (KASEPPA) • In addition to 

these cat'egories pointed above., interview was conducted 

with a number of land specula'ttOrs. Personal observations 

were equally used. 

A~ pointed out in the pilot survey stage, substantial 

number of' the underdeveloped, uncompleted and developed land 

owners were imterviewed wi th the help o:f the l.and vendof s. 

In :fact, some o:f these land vendors have plots i.n these 

layouts and thus were part o:f the respondents. Other res ... 

pandents were interviewed in the layouts either in the 

nioming or evening when they ca:me to supervise their work 

unde~ œonstruction, ((that is in the case of uncompleted 

owners). Still others have to be met at home and in their 

pl.aces of work in oi:;der to answer these questionnaires. 

In particular, the contributions o:f the land vendors and 

that of the two resear·ch assistants have been found vezy 

help:ful. Virtua}.ly:, with no exception-,~ each layout (in Kano 
· .• , ••.• .' f_. 

Me1tropolis) is cha,:Z.ae11:eJ:rized by l.and vendors' stall :: I'1l.ear 
• • 1 : : •: • •• , l \ ~- • , ; i,· .! / '. 

itz_adjacent toit; or right inside the layoût, usually 

occupaying one of the uncompleted structures. It is tÀere 
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th,t interested bùyers and sellers ofpl~ts~ .. , uncompleted, 

developed Or even m1°d.1ZfW~l·~°"''".'''"'~ ·_. ,, ~= .. , P,1JJO,ts and struc._tures 

usualJ!.y go _ -~-, _ when in need. 

rn collecting the info:cnation., a great deal o:f 

explanati oni had to be made {o cla,;,rify the motive behind .. the 

research to the individual r. ,::.·~onderuts. · 
-r Q.ui te of'ten, 

one had to use one's University identification card for 

proper identification of intention. In spi te of al 1 efforts 

made, many were_ still very suspicious · of the purpose of the 

research and w:, uld not answer the qµesti·ons. d Un oubtedl.y 

the data collection has_·been quite hecticG 

+be content of the qu~stionnaires are broad, touching 

,, wide varietie s of areas on J;.~rt development (,,see appendix 1-3) 

1 ~ 3). ~hese include questions on how the plot was 

acquired, · when would the development start or has started, 

1 
whether there is time-lagi in the development process, what . 

caused i t (.if any), how development could be fqs.tered, 
\ . 

sources of financing development project~ reasons for 

acquiring the land, the issue of building planming permis­

sion and the certificate of occupancy, occupations of the 

respondents and their annuà.l income, the issues o'i: .alloca.:. 

tion;development and revocation vis-a-viz the question of 

siilt:e and sel!Vices. Others include causes of delay in land 

deuelopment~ land speculation, consequences of delay and 

the duration taken before devel0pment. 

At this point, i t should be noted that the inclusiom 

o:f develop:ed. ( eompleted) land owners is done bearing int 

mind that they might have faced similar problems currentl~ 
.. 

faced by the undeweloped and uncompleted plot owners in the 

•.,. 
:1(." 
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9our.se of their de'\?elo_pment. 
( 

Similarly, .th~:filr exposu re 

might be a 11>:asis ·· ·· · upon whicb subseqt,1e:nt recommen.~tion 

on land deveJ.©pment could be buil t Q 

·2>-3· 2:> SECONDARY DA~\ 

Secondary datëA. are collected to compliment t~~ 

. primary type. This include the library research 0 appli­

. cants allocat:L.cn :files (used in the case o:f the f.ew 

allotees who still maintain their plats), layout pl.ans 

<;Uld ail.location list of the two layouts. 

1llie library research was ca.rried out ini order:to 

establish the extent ox the 1iterature review, while 

the materials collected fram the allotees application 

form.s were already highlighted. ~he layout p~an gave 

an insight on the number of plots w:ithin the layouts wh~le 

the corresponding plot numbers were·used to see wnich plot. 

belong to which person (using the allocation lists) .. 

3.3. 4 SAMPLil\TG TECHNI,QUE AND STATISTICAL ANALYSIS ----~- ~------- -·- -
Conditions of development oi the.plots was used to 

stratify layouts into three main classes of p1ots iGe. 

un de:~.el op:iedljl uncompleted and developed. This imply 

that each plot type represent a stratum that can be stu-

died independently., from others. 

Having stra,:tified the plots into three miêÜn groups 

within the two sampled layouts., the sampled respondents 

wer~ contacted. It is important to note that the initial 

nian of employing.random ·sampling was not possible as 

those suppose to be contacted at the random. mann;er could 

not be traGed. As· a con$equence., convenience of reaching 
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the' sample respondents was used ... 

'fille data collected were presented in tables, 

percentage and mean were used, whi_le figures were -~· 

employed for illustrations. 

TABLE 3.1 - Sam]?_led Respondents :from The Studied 

Layouts .. (Allocated In 1987) 

39 

P-lot T.ota1 Undeveloped Uncompil.eted, Oeveloped 
Layout (S = Samp!Je), Plots Plots . Plots ~---.....;;~;...i;...;_.....__1--~-..;..;;;~~~-f---------------~-~~~~-

Badawà No = 441 260 
s; = 139C31.5%, 90( 34 .6%) 

Gadon- !NmJ. · = 264 
Kay a s~ 101·( 38. 2·,1J::, 

137 
50(:36 .5%) 

Source: Hlîeld-work, 1992 

1.06 
30(28 .. 3%) 

\OC\ 
40(36. 7%)1 

75 
19(25. 3'. 1%) 

18 
_11 (.26. 8%)i 
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CHARACllERIZATION OF TIMB._:L:AGS lN THE DEVRlOPMENt' - -- -- ~ ----~~ 
OF URBAN lfüSIDEN'rIAL P.LO!'S XN KANO METROFOLIS. - . . ~ ,., ... -.~--- .. ,_..,p __ .. o1 - ... il01 

CHARACDERIZATION OF RESOONDENl'S. 
_ -- - ee 

'!'the resp.ondent s have been characterized by occupation1, 

a:pnual incarne and bouse ownership bearing in mind their 

vital role in cletermining the respondents' interest in 

owning a bouse as they may equét.illy highlight the possi.ble 

reasons why such time-lags were encountered in the course 

of developing the plots. 

4.1.1 OCCUPATION OF THE RESPONDENI'S. 

H',ro1n the data collected on the respondents occupationi, 

it is clear that only the soldiers do not feature as 

owners of undeveloped plots. Major~ty o:f other respon .. 

· dents are plot owners of undeveloped plots. Ror ex~ple 

66.Ji,% of the far.mers hav;e n:ot devel0p.ed their pCl..ots, so 

are 60% of the \civil servant and 60.,5%. o:f the bt.tssiness-
. . 

men. 55.5% of 0.thers which include drivers,:. carpenters 

and employee o:f priv,a.te. compan:i..es are yet to develop 

their plots. 

From another outlook, the soldiers ha~e the higµes~ 

proportiom or perc.entage• of developed plots althoughi, 

this is not anything to go by consideri.ng their number -

3, this .cons1titut~ the least number of respondents, 

a:mong the samp·il.edi occupational. cat~ries.· Itor more 

detai,l ref er to the 1Lable below • 
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llRBLE 4.11 • Q,ÇCUPNl'ION OF THE RE§~Nl'S BY ~ 
~ERSHil?· l'YP.E. 

11ypes of Undev.eloped ~omplet.ed D1evel.oped wf ' 
Occ,S?ation l,lot <Dwners ot OMlers P'.lol;_&O~l]--~rs lr!b ~. --· 
R•arming_ 66.7% 12.5% 20.8% 24 

Workincy in 
Cîvil s:er.vice 60% 27.7% i2o3%,, 65 

Bussiness or 
Con1r,racti11g 60.5% 31.2% 8.2%, 109 

Soldiering 0% 66.7% 33.,3%.: 3 

o~thers 55.5% 22.2% 22 .. 2%. 9 

Source : R·îeldwork, 1992 

_Jj_ 

100 

100 

100 

100 

100 

At.: th:iis point, i t should be noted t:ha't. the bussin.e ssmen 

.and c:.omtractors group, have the highest potentia1Tacquis±tio1tll 

ei ther through allocation . ., purèhase or other mean~. 

Iru the case: o't the .. ci v.il servants, i t may be possible 

that · their awareness of the activities of the !Lands Direc­

tora-:te coupiledl wi th th eir limka.ge, wi th the DLiree:t.oxate' s 

o.ffictlal s J:l·a.rticular]w those. in .the top civil service mad~ 

their alloc~tion relativ.-ely, ea.sy. lrhe opposite situation 

may be used to exp~ain the low proportion of others group1 
~I~( 

and perhaps that. of the farmers- ·.~ fact1 many of~ later 

group (farmers)J have the p·lots as a means of compensation or 

reset tlement. 
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4.1. 2 - !LNNUAL INCOMa OF THE RES10NDENTS 

In some instances, there are positive correla­

tions between one' s occupatiom and his annual income 

as ·well as between the annual incame and ones abilit_y, 

to dev:elop a plot. Thus, it may be a.ssumed that top 

company workers and bankers stand a better chance of' 

developing their y:a.ots than their" counterparts in the 

civil service. In, other words, their occu.p~tions ha:\ive 

paaced them in a better salaxy bra~ket which ena.J::>le 

them t? meet their daily demands and have s,omething 

sav:edL :for b.u:illdiin~t bouses. Tthe same explanation can 

be extended to bussinessmen1 and œont:r~ct.ors. 

In line wi th this assum:ptiom, i t should be expected 

that a substantial piroport.ion of ·the completed resideni.o 

1lial houses should be bu~lt by the largen income 

earners. Hpwever, our resul ts have not conf:ii:r:m.ed this 

relationship,. Ii"or example, 11:able 4.2 shows. tha.t 81.6% 
earners of 

of the p:ilots owned by the/Thlo10 1 001 • :w20,ooo a,r~ undeve ... 

loped, 10.2% others are uncompleted and only 8.2% are 

comple'tteda . __ Also 85% of the plots owned by the highest 

eamin~ group (.:gizo, 000) are ei ther unde:irdeveloped 

(,.41'3) or uncomp1eted (44%.)1 and only 14a7% compil.e.ted. 

Cbnw~rsely, 17.1% o:f the plots owned by the lowest 

income group {J!N6 ~ 000) a:ice som1p:l6e:'ted,. However, i t is 

also clear that thosè in the highe~ income bracket 

s~re: the larger number o:f plots. For example, 

the two groups· secure 116 pJ.ots while the lowes'tt two 

secure: 89. In :ti:act, the higher the income the 

higher the number o:f plots per 9oc0t,tp •. 
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1 1!'able 4•!Q ANNUAL INCO.ME OF THE RESFONDENTS · • -"ni• eemnsm ---.. 

T!Jndevelop-.ed trJncompJ.i.et ed 1 Dewelopied 
Income G:irouw NIO Plot (l),wn eJ!"S F'lot Owners Plot O:wneJ::s 

L N6,ooo 35 68.6% 14~ 3%, 17 .. 1% "'' 
' ·' -

1*6, 000-:Nl o, 000 54 50%.' :5'/ 00%1 133ii 
. , . ,, 

)l101 001-N20 1 000 49 8lo6~ 10.2% 802% 
-

~· N-120, 000 61 41%, 44.3%, ' 1,4. 7~ 
. -- --

$)l!lRCE : ID'~ F:iield-work, 1992 

It; should be l!llC?>ted that the inioome c:-la,sses used i.t®. 

the table re:E.1ect the grad~: JJevels o:f civil se:rvamts. 

'llhus, the firsit g;iroup-:J ('below N6,000),; represents the béllSic 

annual încome of a civil servant below 9Jl"a.d~ level 08, 
'' ' . . ' ._ ~ . '.' 

:N6 ,ooo • :w10, 000 represent grade lev.els 08-12, :ano, 000 ... 

~20 9 000 on the other hand, are for gr~~ lev.el 13 • ~4. 

More than :Mi:20, 000 annually are for top, goverrunent ciV4-l 

servants.,, banke~rs and other pxiv.ate cam:pany work.erso 

F·undamentally,, most. resp.ondents that belongs to this 

income group (IDJOre than )~Ol')OOO per annum);,/" have thei.r 

money ._ .. ranging from N30,000 to NS0,000 annua1ly. 

Htew. amon;g them exeeed!s Ja00,000 per annum. 

4.1.3 ·~USE OWNERSHIIP 

'.llhe que:stioni of whe.ther or not a respondent has a bouse 
' , • ' ., t • • , .,·. 

aù.ready was asked bearing in md.nd its strraitegic positiom 

in determining how quickly one may have t o :take in the 

dewelopment or his plot,, nt is assumed that inclivi.duals. 
. ' 

who have already g.ot their ·personal bouses may llikely;, . . . '\ . 

not dev,elopi addi tional plot{s). as ciuickl:y as; 1those who 

have got· none. 
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It .was ~scevered that majerity e:f the respondents 

:from Gadon-Ka.ya layout have already got their own 

bouses in additionJ te the acquired plotsw The results 

shews that 77.1%: and 72% Gf the undeveloped plots 
,. 

owners e:f Ga.do11-Kaya and Badawa have their QWD, houses 

· apart :frfDm th~se plGts. 

However, at liiadawa~ 50% o:f _ the uncompleted plots 
. . 

• have existing houses. The proportion is 56 .~ in 
. ' 

i Gadon-Kaya layout. ']bis certainly accaunts :fer why 

· income .does·~not carrela.te posi tively with plet develop,­

ment ea-rlier discussed. 

4. 2 , DEFINING 1lIME-LAG: 
--~~~--~~·~ ...... 

'Dime-lags may assume three. manifestations :: lag in 

the demand for residential land; lag in the allocation 

e:f such land and lag in the develop~ent o:f i t a:fter' the 

actual allœcati on. The ce>ncern (/):f thi s reseârch however 

is on the thi~d one-time lag in the de\ielGBment e:f urban 
) . 

residential :plots in Kano Metrepolis. 'lthe remaining 

sections of this ctha,pter will exc>.i1ine the nature and 

op>erational pa:ttern o:f ~ime. lag: as i t relates te r • 

residential pilets develapmeiit in the study a.rea. 
. . 

4.3 ~IME-LAG BEFORE Al.LOCATIO~ - ----- ~ 
. . -

The inv.er se relationship between demand and 

supply .of urban residential plots in the study area 

has brought with it a time~lag between application an~ 

allocation,quite often, many app~icants have to wait 

for years b:e:fore they have their applications considered., 
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In ·fa.et, it is quite common for these applications to 

remain unattended for 3 • 8 years or even longer. 

Securing an allocation1 in the first year of· applicatlÎ>on 

is e>i..'1;~_emelyr difficult but not in any way impossible • 

.. . With top d.gh.t connection and influence, allocation.1 _,, 

within,the year of application can be achieved. However, 

this is not so when plots are allocated in lieu of 

_monetary compensation, especially, since· such allo~ation, 

/is carried out. among the eomn1on people. Even though 

plot to_plot compensation is fair, it takes a long time 

be.fore ~uch allocation is -e:ffccted. More o;f such comuion 

:people are encountered in Badawa than in Gadon-Kaya.. 

·,, 
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Fiigure :n- shows that as. many as 55.5% o:f the respondents 
. . . 

in Badawa layout had to wait for 3 ... 4 yea:r.s whereas 

only 36. 7% · of those in G:adon .. Kaya had to wai t that long. 

Conversely, 36. 7% of those in Gadon-Kaya only wai ted ,, 

:for one to two years compared w i th only 22. 2% :for 

Badawa ovmers. I~ is also significant to note that 

nobody in Gadon-Kaya secured allocat~oœ in tl1e sa.me year 

h~ applied and eyen among the Badawa respondents, only 

one ~erson: enjoyed such a rare opportuni ty. 

LENœtH O[ TIME OF FLOTS~CHAS.!i. 

Having seen the time-lag between applicatioIL and 

allocation as it relates to the di~ect allocation bènefi~ 

~a.nies, we would now address the length of time since the 

non~government allotees bought their plots and how soon 

these buyers hope to develop the plots. 

It should be stressed that the 1978 Land Use D.ecree 

(la.ter l!.and Use Act, 1979) has made it unlaw:ful to 

alienate any interest in land by wa.y of assigrunent, mort­

gage, transÎer of possessions, sub-lease or otherwise, 

without the consent of the·approved local government or 

State Governor ( section 21 and 22 o:f the WA). This is 

without prejudice to whether the land is held under 

customary, or statotory right of occupancy. Similarly, 

as contained in sectioro 26 'o:f the Act, failure to obtain 
.. -

the Governor•s consent and approval beÏore any transaction.; 
·- . 

o;f land may lead t o out:right revocation o:f the right of 

occupancy because the whole t.ransaction could be decla.red 

nul and void. · 
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As we haïVe p,ointed out · 1 · .ear ier, contrary to the 

provisions o:f the ~et,· plots a_re not 1 on y freely bought. 

and sold,. but_ they are .frozeno This research has ~own 

that plot owners who bought their plots 2. 3 years 
..... , ... J 

· back rank the highest i_n both layo•it wi· th · .. 51,.6% 'and 

55 • 3% for the undeuelped plot owners o:f Gadon-K~ya and 

Badawa. respectively. 

Next to this category are those responQents who 

be~ght theirs b:l.iaxely 0tte year b.ef'ore the study.. 'llli.e pro ... 

:eortion -·of these respondents is higher in Rada,wa ( 42.5%) 

than in Gadon ... Kaya (35.5%) The difference may be asse,':" 

ciated.with the high cost of plots in the later than in 

the .fo:rmer. At an.y rate, the opposite is true over longer 

periods of purchase. For exapiple, ~ persons out of the 

31 respomdents (i.e. 12o9·~ im. Ga.doni,.Kaya purchase their 

plots bet.ween 4-5 years. ·While in B~~awa only one person 
~ 

(2 .. 1%) out of the 47 respondents interviewed had purchased 

hi s plot for that long. 

Estimate~engt~ of Timg_B~t~~n Acguisition And 
D.eve 1 opm en t of P.1 ot s :: 

A'dmittedly·; -p:ilôts are given to pôtentially âble 

developers but we have shown that an applicant may have 

hidden motives for his applicationl even when be is capable 

of develeping the plot within. the two year mandatory 

period. T.hu.s, i t has been discovered that qui te a. few 

took some time before t hey developed their plots .f:.com 

among tho se who hadi. dev.elop:ed or are developing su.ch 

·p,lots. Jlt must be stress·ed that the. :r~spons~s, i~i this 

respect should be treated with cautio~1 because respondents 
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have :grGved somewhat erasive. 'Dhus, the estim""'tes Qf 

dur~tion they gave seem to be what they want o:fiicials 

to believe. Jrn the case of those who .re yet to devel,z;p> 

their. plots, their hoI?>e depends on b:anlt loan or e,V,en 

exp ect a;t ions 
unexpected '·.. 1 .. · _ usua1ly not; kn.Qwn by the resp{)ndent s 

:for certain. 'Ilhe :ti~lure of sueh hOl),es t.o mat.eri:alise 

may mean delay a.ncl <!tOnt:.inued wa;i. 'tuimg · :for better 'tlomo:rrowa 

F.,iig,ure 2 illustrates, the estimated length o:f time 

for those who are ye1l te de-welop, their :p,lots. Fro.m the 

figure, i 1; · i s qµi te: conv:,incing that those wi th . ùncertaini 

length or time :for starting developing their ,plats consti .. 

tude the majori ty. llhe least response came :from among 

those respondents who hoped to start development within 

3 or more years ;from the time o:f the study. This ca~egpry -

are :f rom G·adom-Kaya layout. 

:.·P 
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Hcwever, a substantial proportion of the :respondents 

started their development illl 1992. 1this categpry 

constiturt:e·s 31.,6% of respondttnts f:rom Gadoni lcaya and 

4:0o~;. of those .:from B.iadawa. The proportion o:f respon:dents 

that.. started a year before the study in Gadon~KayG\. 

(.:31.6%).1 1lrippled their co~terparts :from Bada.wa which 
' 

has; 9ol%. :the di.ff'erence between the two layout s ait i t 

r~;lates to those respondent~ that s11arted their devel<!>p­

men~s 2.• 3 years before the study i~ quite neglible. 

Whereas for Bë;l;dawa, it is 22.7%, :for Gadon-Kaya. it is 

200~. one interesting thing wort.h noting among Ga.don Kaya. 

respondents is the inverse relationship between the numbe:r. 

e;f years when development was stàrted and the number or 
resp,ondents recorded. ".l!hus, those who started const:ructiom 

.four to .five years back are fewer than those who sta.rted 

two to three years back (20%),:, or just. wi thin.i the yealt 
\ 

31.6%,) • 

4·0 6 EXPECDED, PER:IOD OF COMPLEllING DR VELOP.M.ENlt 
~ ~- ts- •te - · _.__ ... ._ ....... .,,.~ 

As in the case· o.f the estima.tes o.f length e:f period 

before- starting development, estimating how long it 

w:> ulci take to complete an uncompleted structure is not 

an easy task. As such, estimates depend on the.mate~ 

rlalii.sa:_tion o:f simi:lar hopes. 

A\s may be expected, many respondents in fact, the 

highest representatiom from both. layouts do not know when 

. they would complete development. l!hese are 40.6% 

(G',adon;,.Kaya):) and 38 .• 1%. (B:adawa);. Conversely-, the second 

highest . representation 23., 9% (B:adawa) and 28ol% C,.qadon-.Kaya) 

airœ optimiistic that they would be completing thei :r 
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,· 

~~vel!onment ~thin the year or s.tudy.. However, the.re 

was no respon se in Radawà. f rom th ose who hoped to 

complete de"\œlopment between 2 ""' 3 years,, 'Dhe lowest. 

response came rrom G:adon-Kaya rrom among those h0ping 

to be through in 4 - 5 years period (3~1%). 
~,·' 

I,n all, i t is discernable frorn the table 4 .3 that 

respondents from Gadon-kaya layout have a higher propen­

sity of completing thei:r developmen~ ... over and above 
' t. \, 

thei r counterpa1rt s from Bacla:wa layout. 'lrhe only execep­

tion is.found a.mon~ the category of respondents hoping 

to be thr0ugh in their development between 4 - S years 

time, where Badawa scered 28.6%. te Gadon~kaya 3 .. 1%. 

1.l:'aÈ.1e 4.,3 .... E~ected Pe,!!od of CC?_~J;?:1~~9. Q!l'""'gqi.~ 
E.2-ve~!ltm ~..! . 

Durat,~I,! 

'rule year .of 
study ... 1992 

1993 

In 2-3 years time 
In 4-5 '* 111 

Il donot kn.ow 

Badawa 
Nr=Ï2 -

23 .. 8% 
9.5% 

-
28.6% 
38 .. 1%.., 

l!.ayout 

SOURCE, :: Field worki.1 1992 

4 .6 'IliME-'JlAKEN BEFORE OOMPLE'lr!NG DEVEI.0:PMBNT -- ----

~.1% 
12.5% 

15.6% 
3 .. 1~ 

40116% 

no con:firm the conditions that operates in both 
.-, ''.- '. ,; ', 'i \ :' 

layouts, those who have cempleted development o:f their 

p'l.ots we~e asked certain questions as stated earlier. 

One of such qµestions is how long i t took t.hem to complete 
. ,r . . - ··, 

building their houses especially im view o:f the operating 

economic. si tuatiom. It has been r'ound that developers ~l'I 

,• 

Badawa layout took, l0nger time in develapin~ their plGts 
~ .' --

than those in1Gadon~kaya. Of the 19 sampled develo~ed 
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}tlil.c,ts owners, only 2 (10.5%) spent upto 3 ... 4 years while 

26.6% spent less than one year. However, the~e was an 

equa.l :[!>rope>rtiem ef responses :for those who spent 1 - 2 
-·~.· years and th.ose who spent upto 5 years in the course of , 
_, 

their develepment; each category bas 31.6%; suggesting that 

these time :fr~es are the common on-es in Ba~wa.
0 

Table 4.4 

shows this point as it relat'ef:? to b.oth layout s. I1l is 

shovm that the development process is much quiclœr in 

Gadon-kaya since aJ.l the ten ( 10) respondents completed 

their structures wi thim two years of starting. 

'Dable 4.4 °il>a Tl!Iv1E-T.AIŒN BEFOHE O)MPLE~!NG DEVE!.Of>MEN1' 
bne -,.,. iiet·+·~--. ...,, .,., -,-,,~-..------...~~~ .... -~---~ ... ~~;,;,L"J,b~ 

Durationu Badawa N~l2_ Ga d'!,,n-kay a Nr:: ~q ----
In less than 
1 year 26.3% Sœ-6 

1-2 years 31.6% 50% 

3 ... 4 years 10o5% -
5 years 31.6 .. 

SOm.RCE: Ir.ield-work, 1992 

r.f we are to go by the principle of land develmpment 

wi thin two years" period, a , ·- su@stantial number o:f Rlots 

owners in Badawa could have lost their land.. However, 

revocation of allocated plots hardly occurs in Kano Szate9 

as gatnered from the officials of ~and and Regional 

planning D.irectorâ.1-te:, Kano. Rerhaps such laxity partially 

explains the high rate ait which plots a+"e le;ft undeveloped 

for years. 
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4;. 8 BUJ1LIDŒ NG PLAN 

Bufil.ding planning p.ermissiont by itself' constitute 
,.._:..' 

a delaying faet.or t8 p@tential dev.elop~rs. According 
··:-.::.•'' 

te regulations of the K~o State Environmental Planning ' 
' 

and Protection Agency ((KAS.EPPA), every application. :for 

the app:roval o;f building plan shou1d be supJ.?Orted wi th 

a copy e:f certificeyte of occupancy or any valid,docu­

m~nt i.e. lettrer of grant; three sets.of architectural 

drawings which shall include : a si te plan showing the 

dimensions or ~he land, building and any other existing 

identif'ying :features at 1,200 minimum scale; floor plans 

at a minimum scale of 1:100 at least two different eleva­

tions at 1:100 minimwn scale; cross sectiom dra~in~ 

shewing di:f:f erent sitructtur·~l parts o:f the building and 

' <. 

! 

the stair ·case, if any, at 1::100 minfanum scale and detaileq. 

drawings show.ingi the exact lecation1of propesed·sewage 

dispasaJ. system, including septic tanks, soalcage s:vstam, 

and pipe line from toi.lets, kitchen and bath-room.. lin.t 

addi tiom., all these should be accompanied by application,. 

tees determinable by the type o:.f building :pro_@,Osed and 

the existing rates apJ?ir@ved by the Board. 

nt ha.s been notmd that such strict reqùirements; have 

not been respected by some big developers .. For example, 

that was; · what made 35. 7~ and 36%, of undeveloped plot 

owners or Gadon-kaya and Badawa respeëtively to decide not 

.to look for any approval for their'byilcling whenever the~ 

intend starting their projecte. 
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Severa! reasons are responsible :f0r this stand. First 

among those responoonts 260.3%; and 57 .9% .. of ~oru-~ya 

and Badawa respectively considered the whole thing as a. 

' i ,, ., f . a .i\""Ç-,t o t1me. 

are too high. 

'Jlhe second reasom i s that the f'ees _..;1 

This view was given by 1.3. 7~ and 68~4% 

of Ba.dawa and G;adon-kaya undeveloped plot owners 

respecti vely. 

AQthough a majority of 64.3%, of Gadon~ka.~a and 

64% of Radawa expressed their desire o:f getting 

app::rova1 for their buii.lding be:tfore const:ructiom, · i t 
. ' 

should be stressed that what:every may he the objecjijives>i, 

• i t remains compulsory :for ap.y devel0per to have his 

· b1t1rniiJl..ding pilan approved be fore embarking onl hi s J.?zt"Oj ect o 

Ii"ailure t.o do so is tantannr.ount to an o:f:fence su~tie,ci:t 

to puniishment. 

However, ~ some other respondents argued that their 

reasons for not going to apply for the bu~lding plan 

clid not fa1l among these three responses. Accorcling 

to one responderot, he intends not gettling the approv'?l.1 

because his first trial was futile effort d@spite a 

long period of follaw-up. 'Il.hus, several developers 
th~t 

continue to bumd clisregarding an appreved pla.n. 1 a trend;-~ 

has serious im:glications fer app;ropriate planning and!. 

develepment in these layouts. lm aJ.l, this category is 
/ . 

represented by 18 .. 4% :from am:ong respondents. of Kadawà 

and s.~ of those from Gadon ... kaya. 

. . .;,i 
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1 · Exp·:ectedly, the officials' view regardi.ng this 

matter is different. Tihe officials claim thatt the 

Planning Authority does not waste time in approving 

a building plan so long as the appliLcant meets the 
·,d 

'basic. reqµirements. Haw~ver, problem e:ould eme:rge when, 

applica:n.ts are selfish or are unable to present standard 

plans that. a,re acceptable to the authority.At any ra.te 

i:n.abili ty of the Jil,lanning Authori ty._ to di seharg~ i ts 

duties promptly will constitutes a hitch to an intending 

develepero 

]t should be noted that according to the provisions 

of the LU/A, individuals and organi.sations that desire to 

obtain new residential, commercial or industrial plot 

in government' s layout as well as seeking to convert. 

customary rights of occupancy int0 statutory title must 

apply te the St;ate: Governor :for a legal graJ'lt of IJ,and 

Use right known as Certifïcate of Occu;pancy (C of O):•. 

Quite un~ike the uncompleted plot owners, major±ty 

in .façt 7-8 .6%, and 70.4% o:f the devel0ped plots ovmers 

have processed their C o:f O.. be"ttween less tha,n o:m;e year 

and ime to two years respectively. This trend is 

- explained by the table 4.5'. 

Durationi Deve lcp.:edi tiJn complet ed --- Plot Owners P. Own~r~ 'Dî)tal --- - un · 

Less than 1 year 78.6% 21,. â..% 42 

1 - 2 years 70.4% 29.6%. 71 

3 - 4 lt sœ ·sœ· 6 

5 years 100%· .. -SOURCE: : Field-wor~ 1992 
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11··trGm 0i1r research, i t was Ïound that the preportio1111 

of completed and uncompleted plot owners who spe."'lt 3 ":" 4 years 
·-·· 

in obtaining the C of O is equal alth0ugh1.the sto:ry :ii.s 

different among those respondents who spent 5 years .for 

the pui:poseo In fact, only· one respondent of ~ developed 

plot falls into thi,s catego.ry. 

It ma.y be argued that the high. possession o:f C.ertificate 

OÎ Occupancy among the owners of developed plots in Gadon­

kaya: may not be unconnected with the occupation of the 

. Qwners o:f the se ;hou~.t?~ who are largelY7 bussinessmen · .• · 

Wi th the certifica,te o:f ocet1.1;;ancy, the chance of securing 

bank loans · i s qui te high. And even amon:g the land speculaters, 

a. hou se wi th C: of O i s more exp en si ve than one tid. thout i t • 

On the other band, the low respoasive .attitude of the 
1 

uncompleted plot owners to process the c- of o may partlw 

be explained by the na"f!;.ure of their development p:rpcess: 
', 

--uncompleted structure. It may be a.ssumed that when completed:; 

the tendency for the Certificated plots to rise is very 

hi~h as the number of the develope~plot owners applying 
1 

:for the C of 0) became higher than the uncompleted plet ovmers .. 
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CHAP'L'E:R F•IVfü 

FACm:RS AFFEC'.D.ING URBAN RE.SIDEN'I'IAL Pl..O'.tS 
- . - ' ôEVÈL©f~ML~NT IN~ KAN.) ME'DROroLIS ~~~-~---oiw~~v..... 

5 .. 0 · I Nl'ROD UC:D.I0 N _.., 

.sa 

1thi,s chapter highlights the factors that intfluenç;e 

urban residential plots allocation1 and development in,, 

Kano Me11ropolis as confïrmed b,y the questionnaire survey 

and @ther studies. Such fact.ers include , ,buildjng .fuµd; 

. infrastructural services, size o:f plci>ts.p land specula .. 

! t.ion and cost of building ma.:.11.erials as weJ.l as locationt 

; of plots. T.hese variables shall. now be discussed in 

detail. 

s. 1 . Bu~ u:;> lr.ro F·VNt> • 

'llln:e importance of fund to any meaning:ful land de'\.{e ..... 

lopment can: not be over emphasised. In f'act, it can 

be described as the live wir~ or nerve of. residential 
1 

pl0ts ~evelopment, although the extent of the signifi-

cance of fund vaxies from on,e type .of develCDpment t.o ·, . 

another. 'llhe position of building funq. in land devel0p .. 

ment i s part:icularly crucial in, urban resident ial plots 

dev.elopment. Qui te unlike rural hoi1.si. ng, the urban 

1rnrson has to inve_st sulostàntial ameunt o:f money imi 

building his house. In fact, none of the materials 

requi:red in the process ~including water) can be 

obtained free of char~e nor cheaply. 
is 

'lrhe lack of :fund to embark on development p,r@Cess/ 

by far the most important factors that explain the 
1~.' 

occurence of tiJJle lag.s in the development process. 

Àts impoxtance eut across the three categ,,ories of the 

sampling re·spondent s., M'.ot on ly 1· s 1· t · important te the 



CODESRIA
-LI

BRARY

) holders o:f the undev-elbped Jjdots, it is equally,, 

signifïcant to the own·ers of cè,mpleted plots to' whan 

a lack of .itmd was a stumbling block in the course 

ef. their development. 'JJ.hus, 62.5% of the holdœrs Qf 

undeweloped plots ci ted the lack:i of ftmd as the 

single most important factor stoping them .from develop­

' ing their plots. l!I:owever, thi s proportion reduces as 

one moves from uncompleted to completed plot owners 0 

'lthe fonner has 29.5% of respondents while 7 .9% consti ... 

, tu tes the lat-. er category. However there is negligeble 

difference between the proportion of undeveloped plot 

owners of Badawa (:_48.6%) and Gadon-kaya (57 .1%). who 

sited lack of funds as a problem. However, the diffe­

rence becames qui te striking amom:g the developed plot 

ewners (B.adawa 46 .1%) and (Gado:n:-r..aya llo 1%). Such 

a wide differen ce may be explained by the occupational 

set up- of the two layouts. B~ssiness:men and. contra."tors 
top ~ 

rank /' in the occupational cadre: o:f the Gaclt,n ... kaya 

pl0t owners. I.J.ogiGally·, they should have an easier 

access to _ money for dreveloping their plots than 

their cel.mterparts. in IlVadawa who are most.ly farmers: and·: 

ci vil servants. 

Table 5 .,1 illustrates the ~&\!$es; of the observed 

time-lags among the three main categories o:f respondents 

in t erw.i ewed. 
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.TABLE 5 .1 - CAUSES OF TIME-i..AGS IN THE. DE VELO f'IvlENl' 
OF URBAN RE5œDENI'IALFLO'IS ~KANO ME'.Ù?.OFOLIS ~--, 

·, 

:~~d,ifWQ~ ·. - Unc0m""'. D.e~lo ... · 9'G 
J:(Jl)ped pil.eiled · p·ed_::, -· · 'ltqtal 

Fac.tors Pl@t· Plot !P'lat 
Owners Ownerw Owners ND. - - - ----~ 

Laek of :fund 62.5% 29.5%. 1.9% 88 100%'' 

C.ost of buil-
dinqi materials 21.7% 56.7% 21. 7%. 60 lOO)fi 

Lack of infra-
structure 100% • - 26 ! 10()% 

Flot too 
small 100% ":" .. l 100%. 

Unsuitable 
locationi 100% - - .5 100% 1 

©thers 63 18. Zféi 18.2%, 11 100% 

SO'CJRCE. : F:ii.eld work, 1992 

1 

lit left· no on.e im doubt that the prolilù.em o:f bui.ldi n.g 

fund is more p,ronounced (62.,5%) among the undeveloped 
' 

plot owners, explaining why their plots are undeveloped 

to date. 

, 5.1. l S0UR€ES OF !PUND FOR FIDNANCING, !?LOTS DEVELOl?MiENT 
af ~ 

'Ithe lll!Oney pil.anned or set· aside :(or plot dev~lop"." 

ment must come from somewhere.. '.Ill.lis may ·be from 

personal savings, bank loan or f'rcm both sources other­

than these main sourceso 
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!flABLE .s. 2 "" SOUl~ES OF .F-UND, -~ 
Undeve~ Uncom- Dev.elo-
loped pleted ped 
:Rlot Flot li'lot ··-%. 

Sources of Fund Owners Owners Owners Nb :Rota), ~-· .. $,li 

(Ci) Bank loan '!'9 62.7% 37.5% 8 100%./ 

(~) F'ersonal 
Savings 66 ... 4% 21.9% 11.,7% 1is 100% 

,c). A•& Bj above 63 .. 8% 12~l8% 23.4%. 47 100% 

CD) Other sources 100% - "'!" l 10~ 

SOURCE : ~îe1d-work, 1992 

Most. ef the dev...eloped plot owners have never'enjoyed 

bank loan as only :fl o5% claimed t«l> have uised the source. 

In tact, aot a single respondent came from among the unde­

welped respondents(> However, its highest representatiol'll 
1 

was recorded among the W1compl~ted plot owners of the two 

layouts with 62.7%. '.Dhat notwithstanding, the general 
' 

pict..ure: o:f the table shows that bank loan as; a source o:f 

lïJuilding fund bas, one o:f the least: nW!lber of respondents 

among the sampJ.ed population wi th only.: ed,g,ht p.eop1e out o:f 
. . 

the -one-- hundlred and eighty :four respondents. 

Gern!:.rall..y,, respo!ll.ldents using or intended to use their 

personal sav.ings consti t'ute up) to 70J'o (':128 of the 184) 

total sampled populatiom although this is highly 

con~en1:trated among the undeveloped plot owners who intend 

using it w,hen they corne to ·develop; their plots. ".this 

represent 66 .4%. R'·or uncompleted plot holders, the nu.mber 

of .respondent s using· personal sa-u.d.ngs for their develapment 

accoun t for 21."9% al though this proportion drop to about 
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a âa:Lf o:f this (11.7%.) among the d·e~loped plot Qwners .. 
. 

Qµ:i. te unlike bank loan alone, the use of bank loari 

and personal sav~ng has its highest respondents (63.8%) 
·-· 

among the undeveloped plot owners ... 'l!his is influenced 

lar~ely by those respondents ('Und~veloped plot owners). 
.· t . . p.er son al . 
1n ending to 1.ise t he1:rt- t-. savings. 

The p-roportions of uncampleted and developed owners . . 

aiming for such. dual benefi t are 12. Wc; for the ~ormer, 

2,3.4%. for the latera .Suprisingly however., only a respon;.. 

dent from the unde~eloped plot owners expressed his wil:L 

to exploi ~ other sources than th.e three main ones discussed. 

MATCMŒNG FINANCIAL ESTIMATES WITH l?l.OTS DEVElOE'MüNI. :---------------- __....... ----
~he amount of money to ~e used for developing a p1ot 

is a product of an individual's estimates of goods and 

services required in the development process '"';J' as well as 

the quali.ty of the structure_ and the type of s~rvices i t 

is hoped to p,royide. 'llhese are usual ly based on the 

current prices of those things in the market. 

T:he qu.ali ty and services expected of a hou se also 

depend on the financial strength of the l.lwilder. A:ll 

these would detennine the required cap~tal an~ th~ estimate 

: . of respondent s .. ln view of certain economic difficul~ 
- . .1 • 

ties, such estimates should be handled with care. 

It has been found that an overwhelming pro:p~rtio~ C?! 

the samp:'led r~spondent s prefer to em~ark pn m<>!iest d~Y~t~P""' 

ment projects that range from :w20,ooo - :w.so,ooo, and 

'Ihus, 23.,~ a:nd 43.4% of Gadon-kaya 
1 

respondents gave estimates of N20,000 -~ ~so,ooo ~d· 

NS0,0011L ... N:100.,000 respectively. The cprespqnq.i.Qg i~giire .. , ... ,_ .... 
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for Bada~a's undeveloped.plot owners ~re 26.2% and 

41.2% respectively. 

The number of re·spondents hop;ing to spend Wloo,001 .... 

N',250,000 a·.re higher (23.9%)' in Gadon ... kaya than those Jrom 

· Badawa layout (16.2%). 

In aJ.1, the highest response came from the cate­

gory o:f land holders wi shing to spend betw-een NSO, 00\ -

:Nl00,000 as 43.4% came frau Gadon-kaya while 41 .. 2J~ 

lare fran Badawa sampled gxoups. These and other propor­

tions a·re illust:rated in figure 1$.· .. 
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'KEY 

l3adawa layout 

Gadon-kaya 
layou't · 

.,rn " . 
lj'' ~ 

\,, , 1 

0 
0 
0 CJ 

IHIQURE. '~ : E.stimates for Flots development 

... :> 
00 
L/") ,.0 
N Cil 
:a; 

in the 
samp1ed layouts. 

F.·ield work, 1992 



CODESRIA
-LI

BRARY

65 · 

A .<;:ri tical ex~ination of this :figure show.s that in ~ 1, 
,<' 

the proportion of 

use la..rger amount 

respondents in Gadon ... kaya 

. . rang;ing :f 1\'L5. 0 O ,! 
1 • e.. : I rom 1..,. • O ~-

wishing to 

- 100,000 

and N250,000 and above are higher than their CO'lmterparts 

from Ba~wa. In :fact not a single respondent expresS:°Gd 

his desire from among the Gadon-kaya sampled population 

te use less thanj,120,000 for developing the plot. 

As explined in chapter 4, most of thesè estiniates 

are well above the annual income of respondents. 1to 

generates what is reqµired will certainly going to be a 

problem. 

FINANCIAL ES'tIMATES FOR COMPLE'tING DliVELOP.MnNl' 
-· ., _,,,,,...,.. li :tn 

, Cl.osely; related to estimates for plots development is 

what is requiroo:; to comple1le an uncompleted structure$ 

What is needed f G>r co.mp:aetion is the. balamce 'between whatL 

is spent .and what was usually.1 earmarked for tha whole 

development pro je et o T:he estimates are al so affected 

by the degree of deu·elopment and changes in economic 

situation between the t ime of ini.tial esti.D:iates andl the 

time of study. For exa:mple, the money required for 

comple1ring a st...ructure that i s at roofing level cannQt 

be compared w i th that at foundai.tiom level (:assuming that 

they have the same bui:ldi ng pl~. Toese points should be 

borne in mind as we e.onsider the results .. 

Substantial number of the respondents from both 

layouts expressed their desire to spend more than 

N130,000 which falls into the rang,e of ~'50 11 000 .. N100 1 000,, 

However, a few needs NlSO,OOOo 4hose requiring more 

than ~30,oooaccount for more t~an halt (55%) of the 

samRled·population at Badawa layout and 47.4% of thoSS;; 
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.· am: G:adon-ka,ya., H1owever, very .few people .require less 
J 

. tha.n. Nl0,0,00 for completing the.:ir structures.· This 

account 7. 9% from Gadon-kaya and 5% from Badawa layout 

respectively. Those requiring such amount as observed 

(>6 

in the course of the .field work and qttèstionnai re: 

adminisi:ratiom have clone substantial part o:f thei,r develop­

ment. 

Finally respondents needing :.wio.,oo:,->.: ~20,000 are 

higher in Gadon-kaya with 18.4% than those from Badawa 

(10%)~ut, the reverse case was obtained among dev.elopers 

requiring N20, 001 ':" W;JO, 000, as 30J6, came f rom Badawa. 

and 26 o3% :from G.,adon....,kaya. 

Al.t 1:Lhis p.oint, i t should b:e. elear that the money 

:required :for development or -.for i ts completioni i s a hi tch 

to an instant developmento This hitch ean be better 

appreciated since many respondents in fact, the highest 
!. 

representatiom from both layputs do not earn an]Ything n~~r 

their estimates\ and do not know when they would· acquire: 
no 

su:fficient llllOney· ;, comp:tete their developmen.t. !nvaria'bly 11 

the development proces would be delayed perhaps till a, 

time when the eeonomic ci:ondi tion of thé developer 

improved,. 

INADEQUA:NCY OF FUND • 
....._......,,,.. .. ·---~ 
!nadequancy of :fund set aside or· earmarked for develmpment 

is net unifo.:on among respondents. Whereas, respondents 

have g:;rossly inadequate money set aside, othe rs have more 

or less adequate provisions. l't:!owever, some responden t~ . 

cannot even · say wi th precision·, wherther such money is enough 

or not. Respondents of this na1;ure were largely; enc01.m­

tered fralll éW!,On~ the uncompleted and undev.eloped plot 

owners. 
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lin all, . almost a hal:f of the sampled respondent s of 

the undeveloped plot owners of both layouts have grossly 

tinadequate money. 'llhis represent 42.8% of:.·. Gadon-ka~a 

and 42.3% o:f Badawa. On the other hand, 25% and 38% of the 
·-·/ 

uncompleted land holders in Gadon-kaya and Badawa e:cpressed 

that their inadequate nature o:f their fund is neg_l.igebJ.è. 

However, 33.3% and 9.1% o:f Bad.la.wa and Gadom-kaya owners 

of develop ed plots are very much satis.fied wi th the amount 

of 11:loney they set aside :for developing th<:>.i r plots.. l..n 

other-word~., the <ï:.api tal was very adequate. 

Howeve:i:, an a.pp.reeiable numlne r o:l the und~veloped pilot 
.•. 

owner s of Badawa 151• 4% and Gadon I<aya 21.4% advax'lced thait 

they are not sure as. to whether or not their•.·~ capital would 

be enough. This account for the highest respresentation 

• among the three set of plot .owners. No wonder, they a.re 

still at their preparation stage. 
\ 

'Dhe break down of the financial inadequancy :,.Jtel..a:ti.v~ 

toits causes among the sampled population further reveals 

that 84.4% and 88.9% of the inadequancy of the undeveloped 

plot owners of G.adon-kaya and Badawa was caused by high cost 

of building materials. Similarly, ttle same problem wa$ 

advanced by the already developed land owners as 93o3% 
' . 

:from Badawa and 72o7% from G..adoni,.k.aya compla_~f\L& o:f the same 

prol::>lemo 
sinnl e 

However, not a : · ,-'i!-7,_ respondent among the developedi 

land owners complained o:f labour cost ~ and even among the 

ùndeveloped plot holders, only 7 .4% of Bada:wa are thinking 

of labou:!lt cost to be a,. stumbl.ing block when they wish. to 

embark on their development. For their counterparts from 
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G;:!ldon .... kaya, the problem did not get. any g·round as ( 

no~iody comR:lained of i t. , 

On1 the other band, 15.6% and 2703%, of undeveloped 

and developed plot owners o:f G.adon.:..~a have di.ff.erent 

problem other than the two discussed earlier. 'Dhis 
- ,,/ 

view was equally shared among 3.7% and 6.7% of the 

undeveloped and developed land holders of Badawa layout. 

A'ccording to them, their main problem that caused 

inadequancy of their fund was the lack of a provisioni 

of light and water to their plots by gove:rnment which 

they have to p~ovide by themselves. 

5 • 2 INFRASTtRUC11URAL SERVICES. 

~he provision of infrastructural services is a 

compliment to a comfortable housing development and its 

subisequent occupation. Amenities and services in the 

form o:f electricity, piped borne water, accessible x:oads, 

school s and market among othé r thing s are som~ of the 
\ 

pre .... r.equisitês to somë land devœJ.op~:i::s for dou~lop:tng 

their plots' To some however, these are mere packages 

that can at best be desc:ribed as secondary. assentially 

then, wi th or. wi thout them the plot development will. go 

unab~ted provided that all ·. other things are moving well 

i.e. d.evelopment fund and building materials. 

Ais a ma.tt.er of :fact, provision. of a complete 

infrastructural services to residential layouts have 

for long not been in operation in Kano Metropolis 

according to KASEPPA• s o.fficials,. P.'resently·11 only 

physical se~vices are provided in the form of roads and 
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.. 
dfai~age. However, the researcher discovered that ~ven 

these physical services are not adequately provided and 

the exi st.ing ornes are not efi:i ciently done. 

I:t may be submi tted that the trauma- .of today • s~ 

problems has made people to view the provision of 
, ...... 

. infrastructural services particularly electricit'y as a 

mere luxury. No wonder, majori ty of the respondents in 

the two studied areas showed lack of concern for their 

provision. 

However, the high response of 26% stating that a lack 

of inf'rà.structura1 services caused delay in devel.opmen1t · 

among the undev.eloped plot owners of Badawa layout may not 

be unconnected with the locational set~up of the layout 
ar~ 

relative to others which/better off serv:.ice-wise. 

Moreover, this may be coupJ.ed wl th the .fact that most of 

the respondents belong to the low and mediwn income 1 

~roups. lfüese· g;roups «refers to table 4.,2b -conside:ci.ng 

their annual 

difficult if 

~ 

income (ll>elow N:6,000"' :w.ao,.ooo) may find it 
impossible 
not/to provide these services with thei:r 

meagre income. Conversely.·, the fast that none of the 

holders of the uncompleted and developed plots in 'both 

layouts consideredt::;. this f'ac1t.or as important may be 

linked up with their development stages, and with the 

economic level. ll:t is known that many of the well to-do 
provide 

land owners : l. ·' :these ameni tie s :for themselves through 

the installation of stand-by generators and the drilling 

of boreholes. For those who can~ot afford these amenitie·s, 

band dug wells and lanterns are used to supply wat~r 

and light respectively. 
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5 .. 3 SI·ZE OF PlOT , 

Tlhe plot size according to manl,' respondents ( 99a5%) 

i s not the issue at stake., 

1 t 
p:rr.ovi ded operation1 the p os . 

Under ideal cond.:i. tion of 

{incl:i,.id.i.ng 50m by 5Cm type) 

can be used to erect 4-5 bedrooms bungalow. ltliowever, "''·' 

for a one storey building this numbex of bedroorn.~ could 

1.>e doubled ((to produce 8-10 b:ed:rooms).. N one-the-less, 

a :few respondents considered size of plo_t to be too small 
. ' 

~d they have to seek additional land near thei r own to 

merge., - The dema.im~îl for an additional plotJ:s)- is limited to 

well to-do people because, for.the common man, a single 

plot usuaJJly _ tp.kes years to 'be develq>ed.. For thi s, only 

a respondent of the µndeveloped pl.ot holders of B:adawa 

layout advanced tha.t i t was the small size o:f plot that. 

delayed its development. Undoubt~dly, the cost of an 

additional plot in itself can delay a potential. d~~elope; 

particularly if he is not financialli:y.1 bouyanto_ 
i 

It becomes clear that the rate at which plots ~r~ 

left undeveloped (34.6% and 36.5% of the sampl~d popula~ 
- . 

tion respondent s in Etadawa and Gadoni-kaya layout s) 

convinces one to accœpt that the size of plots is not 

a pressing problem among the delaying factors. The 

inability to raise adequate fund o~ing to the pr~sent 

econanic doom in the country is a prime factor in explai~­

ing the· low representation of this responsese 

5 .. 4 COST OF BUILDING MA'.CERIALS 

The period since mid-1980s has witnessed an increa-. ' ~ . 

-sing up-surge in ·the cost of_ materials particu.larly :for 

building. Virtuall:w, wi th no exception the cost of all 
" ·:: '!-
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.. construction mat.erials bas been inflated by (:from 100 ... 

1000%).. In fact, in scme cases, the · increases is even 

much_ higher .. 

To thi s end, 21. 7% of the undeveloped plot owners .. ,· 
,.1 

in the two layouts believe that their cause of delay was 

high cost o:f building materials. The breakdown of this 

proportion between the undeveloped plot owners of the 

two layouts revealed that this figure is made i~ of 

~dev.eloped plot holders of G.adon-kaya alone, and those 

of Badawa did not give the cost of building materials 

as a delaying factor. 

ltJlowever, the ct:0st of building• matexials con~itute 

a formidable delayin~ fac:.t:or among the owners o;f UJilC~ ... 
. pl9ts ' · · · 

iµ.eted/ in both layouts (18.3% in Badawa and 38.,~.- in 

Gadon ... kaya). Even those who ·· :" have completed thei r 1 

pJ..ot s development still ci te the cost of mu~ il ding 

ma-t:erials as a p:roblem. This was showi.:a in the nexi: :figure, 

:figure @. 
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F-IGURE 6., :: lHigh cost of buildi. ng ma:terials 
as a delaying factor 

SOURCE : F<ield-work, 1992 
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.,· 

One interesting :picture arising·out of this figure 
' 

is that most o:f the : ,. aff ectèd resp.ondent s are frol:!l 

Gadon-kaya layout where a lot of buildi.ngs we·re observed 

to be· 1..Ul.der consiauction. '.Dhe competi'tiai :for available 

materials merely helpJ to escalat• prices furthero 

At this point, it may be difficult to say vtl.th 

precision·. the percentate increase of labour cost over the 

past years but' i t was clear :from the interview with 

some builders that the labour cost has recorded an 

àppreciable increase particularly since the mid-1980 1 s. 

In many·instances, the labour charges are not fixed so 

negotiation has to be made between the two parties, (the 

potentia.l developer or plot owner and the constructiorn 

finn. or bui.lders)). 

~he cost of labour was seen as·a delay factor by 2.8% 

and 8.,3%. o.f the undeveloped plot respondents o:f Gadm11-kaya. 

and Badawa respectively while 9.5%. and 15.4% of the respon-
i 

dents with uncompleted and dê'Velopad. plots :tèspêctively, 

in B'adawa layout also gave it as a factor. This means 

that q1.d te unlilce the high cost of building mater. ... 

rials, the cost of labour as. a delay factor is more 

pronounced among Badawa respondent s than their counter­

pa:rt from Gadon-kay a. 

5.5 LOCATION 

. ,, 
,:.,,...' 

Of.the 90 and 50 total n~ber or the sampled popu­

lation of B:adawa and Gadon-kaya layouts, 5.5% and 2 .. 8%. 

respectively of the'. holders of ,undeveloped plots 

_pin-point that un-sui table location of their plots was the 

single most important :factor delaying them from · 

- -------- ------· --
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developing the plots. Coincidentally, this ca1tegory of 

response is only lim.i ted to the undeveloped land owners 
,!) 

of the two layouts. It s.t~ds to reason that the owners 

of. an uncompleted or developed plot canmot complain of 
~1:~: 
un sui table location: knowing fully well tha.t sucb p·robils 

existed right before the commencemenit of the project. 

CJf interewt;,.: also is that thi s nega.ti ve response on loca• 

tion1 came largely,1. from beneficiaries of govemment resi­

dential plots allocation, as against those categories wbo 

purcha.sed their plots thro-ugh land market. 

Moreover, this findings underlines the fact that 

government•s allotèes who are a.llocated plots almost 

free of charge stand a higher risk of t'a.cing poor loca­

t.ional prol:>lem. It is an established fact that places 

that have greater accessibility also bave higher ccm.para­

tive a.dvantage. Import4JDt fa.et.ors such as monetary 

consideration,involving travelling cost to work and 

noDl-monetary considera.tions such as well drained and 

undulating location,may be presented as good for acce­

ssible residential location. In t'act,it has been argued 

·that the higher the accessibility, the higher will àe the 

value ot' the land in question1. ~~t:ecti vely"thexefore, 

the pattern ·of accessib2lity crea.tes a pattern of urban 

land use which will be concommitant with the pattem of 

land values" (Balcb.in et al, 1977 ). .. Similarly the 

relation ship, between accessibili ty, land uses, i ts 

values as well as the intensity or utilisation are well 

documented. Thus, wi th increasing demand for an acce­

ssible site, the tendency for the same plot to be deve­

loped faster is higher (Ibid, p.13). 
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Other problems classifieq. here are broadly of two 

main types. ~hese are delays due to out of town resi­

dence and delays due to land speculation and or recent 
11'.1! 

purchases. For the tïrst typ:.e, it is contended that 
>;;,-..'.:,O" 

travelling out of town could have adversely affected 

the ability to mobilise respondents' means of develo­

pin'!lt the land especially if such travels are prolonged. 

9n the other hand, those who have just. bought their 

pl!.ots .from the original alJ.otees seems not to have ha.d 

the timé to put things together at the time of the study ~ 

However, since one of the most strild.ng features of 

urban land holding in Kano Metroplis i.s land trans.fer 

such purchases. encourage land hoarding and delay ir1 la .. 1'1d. 

development for speculative purposes. It was discov.ered 

in the ~ourse of this study that an individual could 

hôi:\:td as ma.i'lY as 10 ... 1s plots.. Simila:rly, i t is the 1."Ule 

t•7-an 1 
ra.them thè e,ccepit:ion: for a plot to boe A\SSOt:d.â't:ed: \-tl.1:h 

2 "" 3 transfers from the time o:f i ts first alloeatiom 

to that of development. Needless to mention, that alll 

these encourage speculatio~. For one thing, the lanµ 

speculator has to keep thesé plots for a loog Pëtiod, 

pe::rhaps till a time when he i s convinced 'that thê prof! t 

that would be acrued therein meets his expectations. 

In a:. sepe.rate interview with some land vendors, 

it was discovered that more than 6Qï: and 45j5 of all 

P.lots in Gadon-kaya and B:adawa l~youts .respectively 

have at one t ime or the other been bought and sold by 

two or more .buyers.. Consequently,, i·t was o~iscpvered 

that a plot in Gadon-kaya that cost W.O, 000 - Nl5 ,000 



CODESRIA
-LI

BRARY

. . 

. 76 

a,/! "t;he time b:f i ts al location ( 1987): could today cost 

as much as W'lOO, 000. Similaily, plots at the time of· 

allocatioim in Badawa which cost between :W5, 000 ... W.7, 000 

is today sold at the cost of N-!15,000 ·~ :w20,oooo 

lï"n particularJ 63.,6% of the owners of the undevelop~d 

· plots and 18. 2% of each of the owners of uncompleted 

~t\)developed plots .:-,,:f gave travelling out o:t recent pur­

chase as their reasons :for delay. This i.s made up of 

?4.efli,of the undeveloped plot hoJ.ders in Badawa and 

9.'.1% of those from Gadon-kaya and all the 18.2% :for 

1 dev.elôpedl o!llè)uncompleted plot owners came f'rom Badawa:P 

This resul t contradicts the expectation that respon:dents 

in Gadon-kaya who are mainly bussinessmen and con'tn:act.ors 

who t.ra..vel alot and ha\re money to purchase JJ.a.nd s,.h.ould be 

affected more by these two fact.orso . 

ln:. the preceeding sections, an a..ttempt has 'been made 

to explain the delaying factors in ±solat.ion o.f one ana ... 

thero Im t.his sectiom~ the association; between these 

variables ïs the subject matter of interest. L.t maiy be 

wrong to assume that these fac:tors operate in total 

isolation. Many are interwoven, i .. e. mutually linked-up 

w-l th one another.. However ~ the level of this relationm.'. " 

sh:iiJJli may involve only· two or more f'aat;ors even-though a 
.. _. fi 

fa.et.or may assume over ... iidding in:fluence., In1 othe r wo;i:;ds v 
' ' ' L' . ,· 

the presence of one major proble.ro. strings alon~ other 

minor problems wh:i.ch1 would be solved immedia.tely; -when the 

.major one is solved. Wor example, eost. of inputs . 

would cease to be a,_ p.,roblem when there is sufficient :funds,. 
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ündoutétlly, the problem o:f building ::êund is a 

stumblli.ng biock for many developers i.ee 62.5% of thé 

ufidevelopedplot holders, as well as 29.,5% o:f the 
-

tittê6ïf.(p1ittéd. lahd oWners éithét eJépressed dl.tect1y or 

:î.ndireèt1y.. Con séquerttly· these proportions of respon ... 

dents considered that with :funàs at their disposal, 

most of the remaining problems would have been light .. 

Essentially, theri, the high number of respondents that 

complained of building :fund as a major problem in the 

dev2lopment of urban residential plot in relationi. to 

eost of building matc~ials and labou~ 
a~~ ' 

tor~[~ot be suptise no11, shoulô. it lzle 

tion. 

w11on9 oth(:o: fa~\<'!! 

vi ewed in isola ... 

5.8 ENI-lANCI}'tG QUICK DEVE1QPMBN1} OF un.BAN RESIDENTX,A.L I?l.OTS. 

Opinions differ significantly.: am.ong respondents 

as to how development of urban residenti al plots could 

be enha.t1ced. Based 011.1 using standa!d materials,the 

highes.t responise ~ame from respondents who opt for 

govémmet1t "s sUbsidised building materials.: Ïlhis 

accoùnt for 95'~59S and 62.3% of the undeveloped plot 

awners of Gadon-kaya and ffadawa layouts respt1:1?ctively· •. 

For the holders of uncompleted structures, 79.~· from 

Badawa and 76.9% from Gadoim-kaya would like .th~ p-!I'ices 

of building materials to be subsidised. Im fac.t, the· 

owners of the developed plots recorded 5~ and 63.1% 

from Gadon Kaya and Badawa respectively: in favour of 

., 
t. 
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SUplt~singly however, very few people are of the 

opinion tha':t the provision of bank loans can en}:1ance 
,. . - ., . . ~· ' 

f~ster develüpment of plots. ~bis response account for 

2.,2% and 5 .. 1% of the holders o:f undeveloped plots; 

12o5% and 9.7% of the uncompleted plots, 13q 8% and 
' ,•. ',' ' \ ·.: '-· , . ., ... ,• . . ·- . '. .. 

5. 3% of :the developed land holders of Gadon ... kaya and 
. . ! • . -·. • . • ' ' . 

Badawa layout s respect.i vely. 
. - . 

Howevex-, not1e o_:f the hoider s of undevel.aped pl.ot s 

in G:adon,.,kaya wants governmenrt to de"Welop, these plots 

for sale to the applicants. Son1e of their counterparts 

in Badawa suppo:cted the measure 9 recording 20.8% of the· 

respondei,~; Se 'those ill favour' of th<:! provision of si te 

and s~::;,cvices as well as the provision of developed .. 
bouses for sale by the richmen mr private companies are 

quite few. In fact, it is only two respondents (5.,1%),i 

from am·~.:mg the uncompleted land holdœrs in Gadon-kaya 

that supported the matter. Similarly, only three 

persons ( 4., 7%.j think that f aster development of .urban 

residential plots could be enhanced wi th the const ruc­

tion of ~ouses for sale to the applicants.: 

· On the other hand, 21% and 3.4% of the· mvners of 

de'Welop_ed and uncompleted structures in Badawa layout 

have no alternative measureso A sinlila:c :response was. 

expr.ess:ed by 2.2% of unde~eloped land owners of Ga.don-

l<aya layout. 

The fact that many respondent s opt :for· subsi.di siri.g 

buiJ..,dm~ mate:ci.als is not. unconnected with the ~~.~e 

wrl: th which that option, can °b'l!? i111plememtèd:--: · 'Dhe resparn ... 
". , l' 
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·compensationn and allocat:i,on of land vis-a-viz the 

p~ovision o:f the necessary inf'~ast:i:uqtures in :fo:uu o:f 

si te and. services can cause a.lot of qelay an<}. defy ._ 

immediate solution. 
;' 

C:Onc:erming their disregard of the provision o:f bank 

loans, many responqents arg,ued that mo:ney bor:rowed f:i:om 
. •,, ... 

banks can not gïi ve commensura'b:Jie s:t ructure on the g.cround, 

pa;rticularly· if such structure is to be sold. 

'Dh:e f oreg.oing not-wi th-standing, · a large proportiom 

o'i: respondent s believe that development. would be :much. 

faster if ·ctevelopers are allowed or if. people 'IM:>Uld be 

m~re interested to use any material they can lay thei:r 

ha.nds Qn~jupporting this view are 89o6~ aiid 8$.7% ot the 

owners of undev-eloped plots in Gadoi-1-kaya and ll'adawa la;,:,out s 

respectively. M,ore: respondents a,mong the holde:rs of 

. uncompleted ]ilots {94.4% and ·94.,7% mf G.aclom .. k<."\ya and Bad.Awa 

respectively) accepted the id.ea. Supris;ingly al.1 :r:espon ... 

dents (100%) of the completed plo·t owners in G.adon-kaya 

support ed the idea. However, in the case of Badawa layout 

only 50% of the holders o:f the comp1etecl plots were i:i:i 

fav.OU:lt'o 

According to many respondent s that accep·ted J:he idea. 

such provision would not only encourage faster development 

of urban residential plots but would go along way in. 

solving the acute short age of houses in the. urba<( ce.,:tt:res 

and set irn motiom the possibili ty of achieving the objecti ~ 

· of "shlter for all by the year 2,ooouo 

But some of the f ew that rejected the ide a across 

the three categories in both layouts advanced that if 

·,-') 
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such should b:e allowed, the br.eauty of the ci t.y v.t> uld 

b-e lost,. So111e even wen:t o:n to sa.y. tha t some pe6ple 

would no Jlonger be interested in b.uilding additional ' 

bouses if such trend is encouraged. 
. . ·;• ., '. ··~-·. 

I.t i s sup :r.i sing 
; ,,., 

that u1any respondents are unaware tbat use of local 

materials is al lowed by the provis101is of Kano Sta-te 

Environmental Planmi.ng and P.rotectiom Agency~ 
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CHAF'TER SIX. ~..-.~.~ 

This research has confirmed that.for various reasons 

there is a long period of delay between alloc~tion andi 
... 

dev..elopment: of residential plot$ in Kano Metropoli-s. Such a. 

a delay in the developmen1: of residential plots has 

inhe:rr:ent coniseqµenc:es whi<"..h shal.l now be highli,ghted., 

60 l; CONSEQUE~~_§ 

Land s11ecu.l~:tiirull, whi~-~ is. an ac~ of holding a land 

resour'ces for ( l,ong )) period of time in an anticipatbxi1 

of a better profit has been recognised as one o:f the 

major consequences of time-lags in the development of 

urban residential plots in the st.udy a,reao Specula ... 

tion of land can involve the conversion of one land 

use to a more'. beneficial use. Similarly, the tenn' can 

be extended to cover the actiom of buiJ.de::cs and land 
i 

developers who de'1telop land fo:r: va:rious u:ses ""' such a.$-

for houses and shops, and later sell the-se structures. 

to prospective buyers at high prices.. '.llhe a.et of land 

speculatioro can be categorl.sed into three sub-divis.ion:. 

C:onversion of land use to raise the land p:ric~, .from 

say agricul:ture to industry; the buying of :fannlands, 

pa:rr.ticularly a.round· the urban peri.phery in a.r1 antici­

pation o:f higher ret.urns by the p:ayment o:f comp . .ensatiorn:i 

and the hoarding of residerrtial land up-·to a time 

when the demand has reached i ts climaJc ((!)musi v 1987 and 

Liman, 1989, p. 7)1" .. 
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. 'Jlhe,/:.tii·rst two categpries are directly rel.atéd to gove:t.nment• s 

acquisition and allocation of u·x:'ban land while the J,a.$t 

category is associated wi th delay in ur.ban reside_ntial 

plots development suc::h as on-e under: study in Kano Metropo­

·1is0 1.roday, land. speculati.on·. has attained a deg:x:ee of 

' sophisticatiollll mani,f ested by. the se three lev.els of inte ... 

raction. As reported earlier, it was discovered that sub­

sta.ntial number of the ~amplled plots .in the two layou.ts 

has at one time o:r the other been bought and sold. '.ll'hi s 
i 

suggests·some delay in putting the land into meaningful 

dev.elopmen.t. Inevi t:ably the price coul.d have doubled or 

even t:rippled im the process 11 to an a.IDJOunt which is beyon.~ 

the reach of many people. 

Aniother consequence of delay in the plots develt,pmen·t 

is an inadequ~t~ provision of a~commodation to mee~ the 

need of an increasing populatiom. 1lliis gave rise to over 

\ls.ing the exist:tng in:f:r.astructur,aJ. services. This 

include schools and piped home water.. C:ertainl~·, Kano 

Mr:'ttropolis is presently undorgoing aciite housing p.robl1.:.w1.) 
of 

over ... crowding and p:rolif'eration / .. slums and squatt.~r 

settlement s. Worst still, is the deteriorating conàitio:r.rs 

of the existing Offes. l'.hus, directly or indiirectly th.e 

occu:.c~:nce o:f time-lags hightens the dema.nd :for. urban 

residential plots.. lJt leaves no one in doubt that the 

ability o:f the public sector to meet the ev~r-increasing 

demand :for uicban residential plots is very remoteP at 

least given the present rate.. As the a.llocated plots are 

given to .those who do not develop i·ç, the tendency is the 
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.. 
applica.tioms of 9enuine app-liiean.ts or devei'0pers to 

continue to pile-upv Furthennore, with increasing 

realisation o:f the nor,1t-responsive attitude of the a.utho­

ri ty concerned towé;,1.,rds revocation of plots, many people 

use the system as an avenue of mald.ng a fortune by the _,.,, 

sale of the allocated plots •. 

Simila:r:ly, development in the .form of "Urban Shadow" 

has; been generated in the study area... This is evident from 
. . 

th'r frog ... leap system of development which leaves $Ome 

sp~ces between developed and undeveloped plots. ox course 

a situation whereby new layouts ,axe designed and allocated 

before the development o:f the proc:eeding .. oneS'should be 

expected-to create undeveloped patchy open spaces and W1even 

spatial development·. 

Furthe:anore, i t has been observed that some o:f the 

uncompleted buildings are useçl as hideouts by hooligans. 

This in turn constitutes a societal nuisance as many or 
' 

them are thieves. and drug addicts. 

Like the menance of land speciilation,"Urban Shadow" 

development and over streched use or thé available inrra~ 

structures as well as the social problems maniÎested 

by the act o:f hooligans are collecti vely caused, directly., 

or indirectly by the failure of the Land and Regional 

p,1anning Directorate to per.fonn i ts duties e.f:fectivel.y .. 

If every plot is effectively monitored from the time of 

allocation to that of development, appropriate regulations 

applied to undeveloped plots and effected aiter two year 

development lapse, inevitably suc.h prompt ,action covJ.d. have 

. at_ least reduced if not eliminated the prot>J.ems of land 

speculation and that of Fro-g-leap development prrocess in 



CODESRIA
-LI

BRARY

tJie layou.ts. E.ffecti ve moIJ.i t9ri:r:ig wouJ.d have also 

·prevent illeg~l sales, while adequat~ p:r:ovi~ions 
. . . .. . . . . .. . . . ; ... · ... ·'· · ..... L .... 

of infrastructure would encourage timely d~velop-

ment of layouts. 

DISCUSSION 
<Ji --·· 

·~--. 

Wi th the catalogue ç,.f ~t?.Pe~i C ~~f) es îaking ,., 

place oyel: the years partic1:Llarly the devaluation of 

the local currency and the rising cQst of building 

materials, many developers .find '·th11t thei~ ipi tiç3.l 
. . ~ ' . ·, . . . . . . ' ' ' .. 

monetary estimates intendted to be spent~ in 

deve.loping their plots have been doubiled or t:rippJ.ed~ 

For ~vage earners, tbi s increase ~.~ cp~t ~~pl~~~ ~o~e 

Yf.::aX's of savings while f~r p~tty i;;ad~rs and cztsftal 
. ' . ' .... · . '. ' '• -. '" - . 

labourers~ it ldlls the chances of continu, ing to 

develmp; their plots • 

. SpeC1:J:l~ti ye delay and re~ ~~l~ n~~~ t.~·.i .1:P~ 
principles of Land allocation wh:i.ch aimed at develo ... 

ping the land when allocatet'\., Such a practice 

equally cpnt~adicts tpe lo~a:L ~r~ti8~ ot 1~~~ 

pplides such as the Land Use Act H!~~) ~ 

llt is the convic·ti.on of thi s researcher that 

alot could.be achieved in the de,yelopme.nt Qf U~ban 
. , '•,• " , ... ' . . .. . - ., ~ ... 

r~sidential land in th~ study area by channeling 
1 • • ,., • • ~ • • •• ·- •• _.. ' • : ' • .. •• ; • ~- '• • •• i . _;. _____ , __ , .. ":.< 

tl~e pu;i.ldipg m~t~;rials :tq :r:~~~:i.~ers p;r: ?,~ye~~<::f~ at 

:çeasonabl~ p::(if~S pi;).rticu1,ai:ly to t4e low-iµS2!n~ 

T.h~ ab~\1.~ f 0 P~~ct.~:çf1.~i~f' ~~H1~~ ~~ t~~ f8fr 
t:ll~ impQrtan,c:e o:f devel'.')pin9 aI1d i:m..piovim:g the local 

. .. \ - . .,. •, 
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. CO!:>'t by about '40% if improved locally prodticed mate~rial S 

are utilized by builders. Wi th timely and p:rop~r 

renovation, building with such local :111aterials could last . . . . ' -, . - . 

up to a century" Typical cases in point are Gidan Dan 

lil1ausa .~:one of the buildings of history and culture 

Bu;eau) and the B·ri ~ish C.ouncil lil,)rarr si tu~~e?: ri~~:t 
in side the heart. of Kano ci ty (Bi rni),.. Unfortunately, 

.. . : .. ' ,. ·, ' 

m.ost developœrs are not inter(;!sted in using '1ocal buil­

clin~ n1aterials despite its lmown eçonClro:lc adyantages111 It 
' ,\ .. ' ' - .... 

is contended that this attitude ~~~ ~~fr~~ ~~ ftt-f~~~~t~ 
t<:> ignorance on the part o:f t l1e dfW~lopers . : con~e:rning 

the p:rovi sion. al low:i.ng the use o:f local ma:terials ((as 
. . 

ga~herecl .from an official o:f the Kano State Eu,,iror:mental 
, , ,• ' · ;. . : . . , ' ' :·l , •' : .. •. ,', .-·~ .. , , t · C: ·. 

l?lanning and Protectiont Agency J, a.nq pa.r~ly due to the 
. ,•. 

high taste of such develope rs for· anythi:ng said to be 

n,uode1."Il". Undoutedly, the Colonial hangovers 9f b~:tb: 
,/. . . . 

eli tes and il li;t~rates tow~rds ".1!:>~-~~ the s~·~c~l-.~~? 

"We?t:ern Modern" building materials is also a reason. 

1·t is a :fact that many of them C(?nsidered lllnything outside · 

the "Modern" scope to be ·· ..... out-dated, ciegrading i1 le$.S 
. . ' . . . . ' ' ' . . ' . ' . . . .. :· ·..;~' :·. 

fashionable and in.ferior .. · The goverrunent• s attitudes in 
: . . . ~ .. · ·'. '··, ( . . . ; : .. . '. ·. '· - ~ ' :-;- . 

this sense has not helped matte:cs., The use and app.lica,, .. 

~ions ot suçh ~aterials could h~v~ been denlons~rate~ 

e,çtet\~;i yely ~~t~on-yr,i.d~. Ir, :f açt i ??.7-!1~ 9t tr~ ~it?~:~;}~~r- ~~· 

h,ou~ing ·estates c ould have been used as a modela One 
• ,,P ., ,-. ,•• ,,' ' , ,. '•, • ;·· ,• '!' ··,';(~. . 1. ~-:~:: •:..1.<: .. : ~,_\_!} t' 

~ubm;it·s t:q.at if such relatively cl1e~p local bµilding mate~ 
- ' ' ,. . . . . ~. ~ . ~ . :· ·~ .... 

r;i.a.1 s are disrE;:gar<:ied inevi tably ;th~ cost Qf the ekmodern" · 
.. .... ' . •: . '.' ...•.. ··-.,· ' .. ,,;.-. ·. ·,-:·\ '.1), ·~:.!~.'.·~·:- 1 ;11:t_;1· .. :..,:: .•. ::: ·,'. 



CODESRIA
-LI

BRARY

.;._'.i-:· 

Another a~ea of concern is t~e proyi~oJ~ of 

adequate infrastructure in new layouts~ But~ considering 

the current economic pxoblems facing goverrunen.ts ~~i· th;:~ 

h:i.gh demand of urbqp res;idential l~nd in the stuqy ar.ea, 

.the hope for imn1ediç.1,te solution to this p:roblau is 

dashed~ Moreover, the low processing fees of appl~c?­

tions for ur.b~ residential has r~m~;in~cl W1·ci1~ng~g i:p:K: 

years further complïcates the prob:tem. ar land specula,tio.m; 

and :freesing. Ideally, each layout ·should have the _ 

required-basic in:frastructural services but th~ ç9~t 

should be re:flected in the fees c!larÇJ~d :fg;i: ·pie 4ppli~a­

tion for the plots. The dr~w ... bp.cl< t:o inc:reased appli­

cation fees howeyer is that it may red~ce the.cp~ces 

of the low income group frolll acq~~tçi:A?:g p*c;>ts" 

\ 
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SEVB.N __...._._ __ 

7,~ 1 SUMMARY 

1 • ~· 

Many fac1i:ors are responsible for time .. lags in _j 

'. ,· 

the dev:elcpment of urban reside.ntial plots in the ~.rtÙ.dy 

area. The :fac.tors can "be c~tégori sed into ~ix ;a.in 

: groups i o e .. laçk o:f .fund; l1igh. cost o:f building mate­

/ rials, un sui table location of :plots; and tl'i.e smal 1 
. . 

, s:i.ze of plots. Others are lack of infrastri.tc1l~ral 

services in the layout and spoculation or trasfer oi 

plot. 'li'he relative importance of each :fac.tor clif:fers~ 
. ' 

• but J.ack of fun.di i s one o:f the most import.an 1: leadi.ng 

. faci:or. 

Explicit fran the stùdy also is the fact that the 
... , • I 

alloca.ted pJ.ots changed hands from the time of thei1: 

allocation to; that of dev:elopment., ]n fact, i t can be 

safely inferred that three out
0tvery five plots in the 

sëµllpled lay~uts have in one time or the other been sold 

and boÜght. 
• ' 1~' ·1- • "I •• 

'Dhi s ~learly shov;rs ho,; pJ.ot s àre speèiilat~d 
·-

instead ~f their developm~nt ~ I~-~identally, th~sê · 

transactions are not official. Thus~ they vould be 

regarded iliegal. 
~·· ,.., . • .••,,• ·~ :,:•• (I·~. ·~ .. , ~-·:,' 

Cbntrary to previous f1ndings, 

~~pabili ty ~f an indi wi.dÙ.al all~too t~ embark on 

dev:êlopI11ent is not s11.d.ctly ùs~d alth~~igh; it is 

;iightly impnsed in sci;~ iris~~~~~~ by i~~ ~ifi2:i~i~ 
oi tl:ie land Direct~r.ate ~ 

•••• ,·-~. 1 \ • .:. ~ : ' ·' •' -·_ :~· ·:r· i::- ,,::, ·.: '.,: .. ::r, ... \ .' ·' :' 1 . .1 .' ; Hovievér; ir:respective of its 

degree of appiicatio111 a substanti ~J. riiuuber of the 
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.. 
·. allotee.s seems, to bë using the system as an· avenue of ; 

making a fortune through :false declaration of financial 

capabili ty through the use of their weal th to stalnd.li se 

for their economic advantagee lin othe.r words some of the 

b.enefi~iari es ~re· praétically, incompetent financi.ally· o;f 

developing their plots while othe:rs are .finamicially able 

but very spec1..üative~o 

Allocation o:f land par·ticularly i:n the u:rban · ai:·eas 

has been a subject of controversy among researches for 

long. In' fact, many :r;egarded the system as a hEeed!timg 

ground :for Ctiîrrup.tion_ and .favoritiSlllo Howe\rer, · ' .ou.r 

:findings reveale<tl that the allocation system is theoreti­

cally designed to be a right vide the LIDA but practically 

orient:e& to be a privil.edge; -_, in most cases.. Simiilarly » 

there are diverse cri teria used in detenninin5who are the 

potantial allotees. Such criteria used include the 

socio-poJ.i tical atmosphere prevailing at the t ime of the 

allocation and the time period sd,rice the applicatim}, wa.s 

submi tted. A cross section of the allotées f1.irth.~r revealed 

tha't irrespective o.f their economic g:r.oup the tendenc:y :for 

such plots to bo lefi; und<?Vel;op,,zd or uncompleted :f.or 

yea:rs is veey high. This asertion is sùpl')ortive when 

oné consider the composition ( econom:i.cally,) of the a.llotees 

:from the two sampled layout s. 

Èqually, ît was observed that màny,, of ~he regp~nde:nt~ 

were using or iütended to ·use theii përsoriai §àvings for . 

. developing thei r plots.. Many of' them found the money they 

had, ei ther j1;1st inadequate ôr. grossly· inadeqha_te t o. 

e1nbark on these deveiopment. ±hi s is .fuéide worse. by high 

cost of biiilding mate:i:-ials. 
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' de9:ree of p.lots d:evelopment ::i.n · Gadon ... kaya is ::relatively 

higher than in Badawa. 'J)he clifferep.c~s, have been ~~plained 
~·· 

by the ·provision of better infra;;t.ruc.tur~ se;yic~s. 'l?he 

proximi ty of developed neighbo~rhooc:ls at.Jd ~h e acc.~ssi~)i~J ty 

and strategic location. 

'Dhe initial hypothesis are r~solveµ as :follow:: 

Land speculation has not p:qly bf:}en found f o b,e an est ab li,.. 
· ·• ~ .. ,,,.'! ...., \; ' ' ' •• 

shed cause of delay in the development of urban residen­

tial plots in the study area, but it also contributes 

significantly in dashing the hop~ of a common man in. 

ow~ï6_5 his pilot for building ~. bouse.. Furthermore, delay 

in the development of plots has been observed to be one 

of the leading fac1i:ors in explaining 1:h~ ~sut~ hoµsin~ 

problems in the study area. 
1 

Faster development coul~ q~ achj:rve:1· if developers 

can use af:fordabl~ ·btdlding material$ they can afford 
.. l ~_, . ... .._ 

CONC.LUSIONl ~~-..;,--
Land sp~«tulation i,s on.ie o:f the most !lïtriltlng f"ea.t.'L:\.re~ 

of lai~µ tra~sactïon i,n the study· area. 
.. . l. • • '..J.~ \ ,. !!, ..... • ' 

Si111;i:I~:}:3h lp,Xities on the paxt pf tpe ~µ1;1:u~~{tY to 

en.force rev,ocat~pn' on tmdeveloped plo~s has le.ft many 

plRts µpçle:velope<i for ~ore than the two r~aris a.1.1.~~~~ fRf 

de':'(?lopm~nt. Al !nough, this hil~ ~~':,~ ~~;~~~f ~~~ t!P.t(f~d 

· to favouri ti ~, Jaek of roanpov~er pe~sonne~ a.rid capi té!:1 • 

1-:-ilce thf.? ttre~d in the weste~i· ·:- P~BP'll:l:'ies., re.'toca"'.' 
. ' , ... ~ ,. ·~ 

~~119 r~si~~nti~l a.~~ll~ng s :frBJP. ~p~ f':),f~ ~.1n~~9:~ 8~ ~jn) t:o 

thl2 pe:riphe:iry, was oos~rved i11 the stt\?-~ a:rt?a~ 
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.Many of the p~ot owners in Gadon-kaya have expressed 

their desi re to move from inside. E3ti. rni to the said 

layout. The pr:inciple is however more true :for 

Gadon-kaya_ than for B-adawa layout., This may be connec· 

with the number of points raised already i.e. Gadon­

kaya:s-._._ relative proximity to some developed neigh­

bourhoods. Such a trànsfer or relocating of one•s 
. . 

house may equally;be linked with the desire to live in 

a well planned lay,out devoid of congestion, over-crow­

ding and in~accessibility. 

_Development of plots amon9 the sampled layouts 

shows negli,k,le~ relation ship wi th changes in the 

economic set-up in the country between 1987, when the 

plots were allocated and the economy by then relativ~l: 

:fair to 1992 when the economy is in bad shapeo In 

.fact; many developers d~veloped theii: plots when · tl}e 

cost. o.f bui:lding materials has become very· expensive~ 

All in all, time--lags in land allocation .and 

developmen~ have created additional burden .to the alre 

dep1orable housing condition in the study ~rea, land 

speculation1 and "Urban Shadcw 11 development among ·other 

things. 
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7~3 RilCOMMENDAT IONS-: 
~~~~~~ 

'JJ'.he rècommendations given in this study are 

broadly divided into two main comP;onen~s:: L<?ng and 

short term solutions. '.Dhe :fonner c~msists q:f an 

integrated land ~olicy or alternatively the adoption of 

site and services scheme. On the other hand, the later 

consisil.: of immediate measures that p~ tempora:r.ily 
',.··.:· ,. ,, ···' .J, ' 

. ). 

be implemented to reduce the intensity of the identi~ 

fied p:r.oblems. -{uM 

; For a long lsolution 1 ·intèg:-tra,itcd- lanci policy is 

reconunended. As the name i:mplies, ~ _integ_~at~~; +.~:Hd 

policy en.ta.ils the cor11i11.g together of all the r~lt?Wtnt­

policies working collectively as o~e in achieving the 

de si red poli cr on land. It i s be~:Ï:~Y~P. th~t.,. t.P:~!~ 

co-exi stence will h9-nnoni se t~1,~ 11>,rq)~f ~xectq;i~n o:f the 

desi red obd ecti ves. 

E ss·~t.:ial;-y· there.fore, simple logic dict~tes that 

when the acquisi tiorn, compensa't:lon and ~ 1-P~~tion- of 

land as well as the materials and fund for its. develop ... · 

me.nt. are provided i ts fast development wil 1 be enhanced., 

'Jlhis will be made possibie becau$e ~he re.ley~Ilt p():L:i~ 

cies would ha.ve simplified their f4r~îfPil,~ t~ th~ 

real~s~tion of the desired policy on lan.d. This should 

be done wi th the provision of suf:ficient land made 

aya.ilable :for publ~ç pur:pose as ~~4 ~p~~ ~e@~~~ ~S.?@~ 

cial lyr for the qenefi t of the l~ss priviledgecl s~c~1:om. 

o:f the socie~y .. 
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11-he i:n1teg}.t'atiot® of the land policy wil l provide 
~/ 

easy access· to land by all people and at all times more 

especial ly the low incœ1e eamers. The :fu:nds n.eeded 

:fo:r: i ts. developments will be provided by the financial 

institutions including banks. To make it more effective, 

laans should be tied ... up wi th some const:ruction ma.t.exials 

ioe .. cernent and rooring sheets. With the necessar.y 

in:frastructures supp:Lied by P-lanniing ,1\uthority and suhsi­

clised builllcling materials (by government) and produced by 

thé manuf'acturing companies and sold cheaply to the low 

income grou.pi vis-a-viz the strict .imposition of development 

and planning comtrols i .. e .. revocation of plots coup"iled 

wi th an articulated housing p·olicy that aim at providing 

housing for a..11, land development including residential 

li>u:Ulding wil 1 be enhanced. 

lt is the contention of this researcher that the i' 

present oper.:1.tion of the land· policy ((i.e~ Land Use Act) 

in isolation is ,~hat generates land speculati on and ,the 

ti1ue..,lags in plots developments. So to imR:.rove the situa­

tion, the ab ove pml.i.cy has to be oper.ated simul t,:\.11.eously 

and collectively in enhanc~ng the px;oper execution, ox the 

Land Use A.et.. The emphasis in this · p.olicy however is 

very much on the low income group with a view of assisting 

them to acqui..re the land and means of its develôpment oa.sil.y!il 

Anuther recomme.ndation is the adoption o:f "Si te and 

Services".. Al though, lack of infrast ruc.tures acoount ior 

onily.1 26 respondent s, limi ted to only und(:::veloped plot 

owne:cs, and occupying a third position ( ru.nong the delaying 

factors advanced by the lease-holders)', its consideration 
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( n'si te and_ services"1)) is home out of the' f'act that 

quite un1ike provision o:f loan, ttsite and servicesu 

is meant to benefi t alot of people, In .fact, th~ entire 

people ~aving plots within the s~~y~~~è arE;~~ i':1\~:ç~qv~r,, .. -· '·- . ~- ·. . 

the fac~ that substantial part of the hQl..lsing wlit can 

be cons1t:ructed (rto the indi vi.dual s concerned} clearly 

mean that a great deal have t>eer.i accomplished t~~si 

leaving _an individual with not too ~upll, t°. qo. !v1p:re 

6:ften than not, respondent s consider bui&di.ng :fund as tho 

a~P.ha and omega of plots developmen,t.. ~' factor which 

many u.s~~ to summ~:ris~ or ma~~~ f3., ~~~:-:1=8~~+ gf ~h~ff 

entire problems generating the delaying faC'tl.ofS ~t the 

det.riment of the other facilOrs. Thus, explaining the low. 

represéntatipn of some of these factqrs. 

Many govor.:nmen:t s axe now d.~i "' ...... · "'. "" .. :· t4 .. ,,._ ., ... "' •·•,:.~ - quest:Lo~ of 

siite and services a second thought Îor hmusing the ~ow 

imicame ea __ rner~. Th:Ls is t tal · ~ o shi:ft !rom th~ ~p.rwen ... · 
t.ional meithod o:f o • t · c ns;r..ruc 1.ng houses di rectly..- b~· · the 

government. 
'llhe me1lhod of direct construction has been 

:.tfound to b= uneco · al d -... nom1 c an . mnsui table in mee~ ~ng the 

deman.d of many people. Pre.sent~y·, th~re is a widt';: 
. . . . .. ,' . - L' 

acceptance of the need t o o · d b Pf vi, _e . asic s~ryices for man? 

peop~e rathc~ than provid:i.ng :few h · ;ousip.9 uni ts for a 

lin the scheme~ the ~a~ic !?ff~~tfHF~Hf~f. 
nieeded for developing the land a.re provided. 

~fHY.}~~~ 

püs 

include ~~ter, elee~r~c~t~P access road and sometimes 

(· 
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uti.li"ty. ~lsp, wal ls or co:re lth'.:>l.H~ing imit $ can be prov:l.dr~d 

but. the main const.ruction is usua.lly l~:ft to :indiv:id1.ials 
' ' • • .- • 1 1 • ' .•••. ,' ·• ·• ,' .. ,,,;,,, ,: 

or groups and is usually carr~~d out on a 5-~lx~h.~1.P 

basis •. Essential~· therefore, the system encourag~s an 

individual to explore his skills and techniques in1 develop~ 

ing his land through the use of the ë+Véi::P-~bl ~ reso1.p:9es-:' 

Further, credits are sometimes offered by public A.gencies 

to help develop these plots; and the prodt.ict,ion cost 

is relatively low·. 

Site and $ervices as u~ed to d~~c~~qe a sphe~~ of 

positive .9PVernmen"t ... encouragement of the g,ccow.1.1.h and 

improvera en-t of t own has; :ctJI in addition t o th~ s ob j ~c:~i ve, 

the :prime desire) of ensur~ng that a town 9.row~ suf:f;ici~.ntly 

t:o accommodai.te the g.rowth of i.ts population. ':Dhe third 

objective is to ensure tha.t the schemes are carried out 

in a minimum cost and are there.fo:r:e af'fordable by .t!le low 
' ' " " '' - ... ,, ' ' ' ' ' • 1 . 

income groups.. The schtml.e is dif~~·IDfa~'t :fron1 the ptte:s,.mt 

sy~em of pillotslallocation in the followingi ways: Size o:f. 

the project: which ~peraites in v~ew of the e)'I?.ecte~ 9.1;0,wt;h 

of the towns. Infrast ructural p:tro':'i si<>n V;7hiçh é:l~~ :put 

in place right before allocation. 1?1.ots in this scheme 

are sold so that the cost of the expenees are recovered 

for embarld.ng on ~other n~oject br t~~ QPye1:nm~nt. i ~~11.e? 

must be readily, a.vai;L,z+lüe 1:P be 1:1:~~4 in J?}F:Ce3.i~~H,g !~t~ 

QX' provide~ the iP:frastnic!,ur~ before it is genera}~~1. 

from the beneficiarie so Similarly, indivi<fu.al:s. ë,l.r~ p;rpy4,..~ 
' ' .. , ........ .' •. , .,,-- ., ~ .•.• ~- ,... .~ ~ .. -· ' ~ .... i 

d~li wi th a lioan in a forlilJ of lllffi:~.~~ÇJ~i -~8. i~~±}? ~B~~±f1H~:!' t? 
build his structure.· .. 

Hpwever, it should be nqted tha.t a si te and services 

vrogramme in any growilil9 t~wn: ~~e ~~nQ ~~!:.t8:BB}~~ is 

_,.,., 
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ori]y1 fully effective if govemm.ent purchases enough !' 

land to n1~tch the population growth.. t:f the prog:tamlll"ê 

is too smal l the:t:"ê will be too mueh eo.mpeti tion xe.r the.: 

available plots and their market p:rice will increase 

thus,. bringing them outside the reach of the lowest 

income group •. 

,, 

A si te and services programme is there:fore cri tically 
·. •I "/''' .~. _,. 

dependent upon reasonably; accurate data concerning the 

needs of the intended ~ccupants in terms of house and 

plot provision, and their financial statuso Some 

reasonable estimates of the gro,vth of the tow11, o:f· cost 

o:f const,ructing va.rious standards of urban service, aJ.1d 

of the renta! and eapd. tal values o:f the resulting hou.sing 
._ .. . ,.: . .. -·. .'·_: :· .:·.c -~ i,:~ ._;L-·. :-.. ~: ·\~: ~rj i:· ·L~l -

;i.s alao required., A feasibility stucly of :iny proposed 
. , ·,,, ·,~"·:·.\' :-;T .. t~<::::- 1) f. .'

1
; .'. '~, 

project is therefore essta.ntial ~ 
1 

I11 view of the time that may lilœly be taken b.efore 
. ,:.:.,. 

the impJ.e.menta1;ion of the long tem measures recorom.ended 
l / :i.. _ ... ..-. . . .~ .. ~.: . ... 

above, the followi ng short te:rm measures are sugg,ested .. 

l'he pire,sent system of mort'sllaw,;i:~.dn the country should 
. . .. 

be imp1roved. 'Jlllis calls :for centralisi.ng its activi ties 
,· _.... ' .-.:;·,.~ : .. · .. ~;_ t. · ..... 

at the state level and establishing as :ma.21,o/ bi:canches ·as 

possible to ease iits orreration. 

Enough fund should be provided to both Direct:orate 
· ..... ,: .. · .•· ·; -~:. l~ : .. 

o:f Land and Regional Plam1ing and KASEPE'A, so that 
•. ,", .. :_·,::::.·,... . '·-···':.. :y,·.1_~.J. ·:<r\,~~ ... ~ .... =.?,-~ ... s..:_~ -~:.:,::.i..t 

enough land can be acqµired and con1pensated wi thout dela.y .. 
;: : ... ,.•.,~ , ,, .. ··.,, .. ·.·.:.~.;;_·._:-_, .... ,.'.·._·.,:.:~;r.:_.,i ... ",'', r::~.--~ ! ... \_1/ .; 

©n the othe:r hand 9 infrastructural services should be 

provided by KASEPPA 
. - ~ ~. . . . : . .:: ~ ,' 

so tha.t allocated ·: ,pJ.ots can be 
• _ ... ::.:.- •••• ::. • _,. ~·

1
_ J.. ::~-:~_: .:. ,.: 1~-~. J~, .J. t'.)'.~ ,:;: t:.::.~Ll iJ e . 

develop:ecll ea.sily; •. 
' ·-, • .• L~, ,,.,,, 
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· Sîince land sp:eculatiom is one of the leading fa.e:tor 

in expla.ining delay gove:rnment should en:force a st:rict · 

penalty :for any plot that is left undeveloped for more 

than five years. This measure become necessary beca.use 

the two-year development period i s too ~i_· :'~:-. _,, -~~ ~:: ~·~·{., 

considering the rate at which plots are left undeveloped 

in different layouts vis-a-viz the current economic . _ 

recession fa~ing the country. To this end, ground rent 

for a bare plot should att:tact high ci1arges.. To ru.,;;.ke it 

:more e:ff ective, instant revocation. should bO: enfi:n:-cied ôt:t 

any plot . that is left undevelop.ed after fi ve years.. .Such 

measures wiil reduèe the problem oi: land speculation.1., 

Further.more, government should avoid unnecess:acy 

delay in: di sposing urban residential land to genuine 

developers. 'Il.o implement this e:ffectively'/right measures, 
1 

have to be taken in1 allocating the plots to most deserving 

ones not to th6se who use the avenue as ground· for making 

a fortune. 

]11 addition to the se ,.government s and other financial 

institutions should give ou·t soft loan (i ~e. inter.est 

free) to developers to facilitate their land dev~lopment 

partiêularly to the low income groups. To imple;m.ent 

. this successfully these loans sholild be li:nked with some 

building mat.erials such as roofing sheets., 

]Lt is an undi.sputable fact that no housing policy 

èan succeed wi thout an assured supply of bui:.ldin9 1uate ... , 

rials.. To this end, effort shouid be ihtensifi.ed by 

g.overrunent s to encourage the. use o:f the availab le local 
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. fraw mate:rials~ This equally èalls :for more rêsearch 011 

these resou:rces as i t also requirëd the govemment to 

. ,!, '· 

.. 
demons1t.ra.te the use o:f these materials. ·• in constnt.c±illig 

some o:f the bw.,.ldings. 

To reduce the tension of àciitê lt\:01.ising supply and 

high rent of h.ouses, governme~t should decree that all 

banks and o,ther pxivate companies should in addition 
' " .· 

...• 1/ 

to the p,rovision o:f accommodation to their s·taf:f use some 

portion of their annual profit .·.~, in. constructing low cost 

houses for both renting and direct sale to t~e people~ 

Equa~.ly, impo:i:rtant is the need to review the IJ..and 

Use Act with a. view of keeping it up.:.to-da.te,. This should 

e.ffect changes espeœial ly· in areas suëh as acqll:i.Sii tion: 
and compensation of lë.nd as well as the question of land 

holding ceiling among other thing s. 

'l'.o enhance proper development ôÎ layouts~ government 

· sh6Ùld :tèlàX some of the building p1artnihg r~qui;r.ê ... 
. ' ' i 

roents such é\S the use of sO.akage systeruj detail site plan 

and architectu:cal drawing with a view of removing the 

st:ringfl:l\rlt demands a:fter a1I:i. :Ut was shown -tha·itt:, ·· 

substantial, .: numbe r of respondent s did nôt honour such 

requirernents. 

It is the belieÎ or this resea1reher that alot could 

be é;\chieved by im.plexi1entin.ÇJ thêse mèàsûrês:; 
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APPENDIX I 

.BAYEOO. UNIVERSITY, KAl'D 
GEOG1<APHY1 DEPAR'.CMEN'.t 

~SC •. LAND RESOURCE~~r:_JM.?...:~~SAf\RC~-! 
QUE ST 10 N!':J'AI RE TO _ U]'!DS VELt~E§!!_~AJ~!D"_ ALLQ:™ 

.,ii .... , 

1.,a· How did yow ge1t your plot ? 

(a)1 Direct: alloca:tlion (c) Gd.ft 

(b ):i Purcha.se {.d)j inheri ~ed 

(:e) Others - (specify) 

l.-bi2 How long did i t tal<e from the time of your application 

to tbat of allocatiom 

(a) Less than 1 year 

(b).. 1 .... 2 y,e:ars 

( c) 3-4 years 

(d,) More than 4 years 

2 .. a Wha1r' was your ob-jecti ve in applying for the pfliot 'ï!' 

(::a) 1!o deV-elop, it fc)) 1!.'o sell i.t inunediatr.:l~,r· 

(b)) 'J!'o keep, it until later C~d):. Others (specify) 

.2.b If the objective was to develop it, why have you qot 

develop it?, 

3 

4 .. a 

(a)., Laclc o~ money (d) Unsuitable location . 
1 

(b}1 !?-'lot too small {e) others, (plea-se specify: 

(c) Lack of infractural services 

'When do you Tu.ope to develop, .it ? 

(a) 'I.his year (1992) {c). I:n 2 ... 3 years time 

(.b )) Next yea:r (1993) (d) More than 3 year.s 
f :r:am now .. 

( e ); IL don ;jt; kn,C>w 

Flow adequa t.~ is now the 

proposed to develOQi the 

( a) Vecy adequate 

money wi th which you eaz:lier 

land!? 

{c) .(G:i:ossly inadequate 

( d )i IL d01\ e,t lcnow (b)., ]nadequate 

4 .. b If inadequat..e on- g_rossly in,adequate· why so ? 

(a) High cost o:f buiildi.ng mat erial s · 

(!b)1 C..ost of labour 

{c),1 o:tthe1:s (:please specify), 
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now? 
· ( a) Bank loan (c) A and n. above 

(,b) l?ersonal Savings (d) Othe rs ~p,lease ~:ecify) 

6 oa Do you intend getting building planning pe.nnission 

before developing the land ? 

( a) Yes (b ): Nô) 

6.;b I.f N!oli why ?. 

( a). It is a waste of time 

. (i,b) The fees are too much 
i 

'.(c) Others (pJ.ease specify)1 

7.. • What do you think should be dbrre to en sure faster rate 

o:f land deve:J.opnxent ? 

(a)l Provision of bank loan 

. (p) Subsidising building materials 

; (c) Rich people or companies should develop it and 

sell it to applicants 

(cl) Si.te and services should be prov:ided 
(e) Government should develop, plots ànd sell i t to 

public 

ff) Othe~rs 

( g ) I don ' t ltnow. 

8., Do you think dev:elopment voculd be .faster if people 

can be allowed to build according to their ability to 

af:ford the build:i.ng materials 

(.a) Yes (b) N~o 

9.a l:s this 'Rl.ot your first ailocation.1, i.f given through 

direct al location ?: 

(a) Weas (b) No, 

If no, since when di~ you. buy: i t ? 

( a) 0n::e year back (.1991) 

·(b) 2;..3 years 

(c) 

( d) 

4.;.5 years 

6 years and above. 
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10 Iilbw long did :i.t take you to obtain the C of O ? 

(a.) JJrn less than one yea:r. ( c). 3 '"' 4 years 

(b). 1 ... 2 years (d) 5 years and above. 

11.a What was your initial type of building ?. '~"" 

(a)· R'ersonal residence ({c) A and B; abov~ 

(b) Renteq. residence (d).. Residential and 

11.b Has it changed? 

: (a) Yces 

Commercial {shops) 

(b) No 

12 ; Do you have a house in addi tiom to. this plot ? . 

(a) Yes G.b) No 

.13 occupation[ ? 

(d) Soldiering 
What 

(a) 

(b) 

is your 

F>armd.ng 

working in Civil Service ( e) Others (,please specify). 

( c) Bussiness/Contracting 

14 What is your annual income ? 

( a) Less than N6, 000 

(b) N6,000 - Wl0,000 

(c) w10,oo~ - N2o,ooo 
( d) More thap N20 11 000 

15 How much do you intend to :Spend on develop:ing the 

plot ? 

(a) Below N20,000 
(b) N·20,000 - .N50 1 000 

(c) wso,001 - Nloo,ooo 

(d) w:100,001 ... waso,ooo 
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1.a.1 

.• -., APPEND!X. ·II· ---------
B~YERO UNIV~RSXT.Y, KANO 
GEOGRAPHY OOPARTME NT 

M. se. LAND RESOURCES PI0G1W1ME RESEACH 
QÜÊSD.IONN~J?irs~ÜN~PlE.DËD LANôAUOTEES 
--.... - • ...-~ ... Il;. ·- ,,....,~.. - • ~ 

.. 'When did you buy or was allocated the plot 1 , 

(a);· T.his yea:r ( 1992) . ( c) 4!'"5 years 

(.b) Last year (:1991) (td),: 6 yf,lars and 

1.,b How did you gett your plot? 

(a) Direct allocatiom 

{b). P'Urchase 

Gift 

]nheritep 

•'. 

~bqve 

( c) 

(d) 

(.:e) ©ther.s (p3:e~~,a speci.f:y:} 
.. :. ,,,., .. , lj ,! 

2.. When ·did :You: start dev~loping the p=.tot ? 

( a) This year (1.1992) 

(b} Last year (1991) 
((c) 2-3 years 

3o What causes delay in your development (if any)? 

(a) .Lae.k of capital (c) Cost of building 
(b) Cost of labou:xr mat~rials 

( cl) Others (Please spe~ify) 
' . . ' ...... 

4.. When do you hope to complete yoi1r d eveloprt1ent? 
. '• ' " ,.1 

(a) This year ('1992) (c) In 2-3 :Y!:?ars 

(b) Next year ('19993) (d) .4 ... 5 years 

(e) I don 't know. 

5.. How adequa'.t;e i s now the mon~y ~ ~~ ~hiçh y9u BfC>i:?osed 

to develop the lé3:nd at the · 'timl:? of allocation m: wh,~p 

you first bought the land? 

(a) Verr aœ,qu.at.~ 

(q) :Cna~.~q':1.~~~: 
~ p ~ cs;<>ssly ~Pè:~,~~lh'l:;~ 

( ?.!. ! 4e~ '~ 1:~8tf 
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··~.7 102. 

What is yôu.r main source of financi:! now? ( 

(a) Bank loan 

(b) Persoa1 saving 

(c) à and B above 

(:d) Cthers (1:plef}.se specify) 

ttniat do you think could be done to enhance .faste;i; ... 

development 7 

(a) F"x;ovision of banlc loan 

(b) Subsidising building materia1s 

(c) Gove:rnment should develop :plot and sell it to 

people. 

, 

('d) Rich people or companies should develop· :i.t 3.nd 

sell it to applicants .. 

(e) Site and services should be provided 

( :f) ]: don' t know 

(g) Others fplease speci:fy) 

8., · Do you think development would be .f aster, if people 

are allowed to build wi th the materials the y can 

afford ? 

( a) ·ves (b}, No 

9e Oo you havé anY house in additmon to this ~lot 
( under con ~t rt.lCtion1) ? 

fb). Nb 

10.. How much do you intend spending for completing your 

building? 

11. 

.. 
... .f 

(a) Less than :N20,coo 
(b) W20,001 - N50~000 

(c) ~so,001 ... N:100,000 

(d) Nl00,001 - 2501 000 

(e) N2S0,000 ~-and ~bove 

What" 

(a) 

(b), 

(c) 

(d) 

(e) 

is your occupation? 

F·anning 

Working in Civil Service 

· Btissiness/Contracting 

Soldiering 

Others (please specify):, 
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What 

( à) 

(b) 

is your annual inc:::ome· .1 

L~s.s than N;6, ooo 
N6,000 - WlO,OûO 

(c) w10,001- w20,ooo 

(d) More tha0 N20 11 000 

13 Do you have a C of O? 

{i;i.) Yes 

14 If no, why ? 

15 

(a) It is a waste of time 

(b) The fees are too much 

( C) Others {please speci.fy)) 

How long has i t taken you to 

(a) In less .than one year 

(b) ··1 - 2 years 

( c) 3 ... 4 years 

(d) 5 years and ab ove. 

103. 

. _ _,,, 

. .;.0. 

(b) No 

process it ? •. 
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APPENDIX III -

BAYERO UNIVERSIT:Y, KA.ID 
DE PARI1MENT OF GEOG RAPHY 

QUESTIONNAIRES TO DEVELOPiID LAND ALLOTEES 

1. · How did y.ou ge"t your plot? 

( a) Direct· allocation, ( d) Inheri ted 

., _, 

(b) Purchase ( e) Others. (pl.ease specify) 

(c) Gift 

How long did it take you to 

(a) Less than 1 year 

(b) 1 ... 2 years 

compibete you:r ho-tise ? 

(c) 3 ... 4 years 

(d) . 5 years and above 

3.a Was there any time-lag between its starting and 

completion? 

(a) . Yes (b) No 

3 .. b ].f yes, what caused i t? 

(a) Lack of money 

(b) Cost o:f labour 

{c) High cost of buildi~g materials 

(.d) Others (please specify),i 

4 What was your main source of financing the proj.ect?. 

(a) B:ank loan (::c) A. and B above 

(b) Personal saving ( d)1 0:tihe rs (please speci.fy) 

5 oa Do you have a C o:f O :for the plot ? 

(a) Yes (b) No 

5 .. b I:f no why ?:' 

s.c 

(a) It is a waste of time 

(b) It is not necessary 

(c) The charges are. toc much 

(d) Others (please specifyl 

How long did it take you to process 

( a) Leas than 1 year 

(b); 1 - 2 years 

(c) 3 - 4 
Il; 

(d) 5 years and above 

it 7: 
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6.. .. .:; Ii)J.id yotli. have building permi ssiôn. before you en1bar~ 

on this· project ? 

7. 

a. 

· 9.a 

10 

11 

(a) Y.'êS (:b) Nô 

Wh.at do you thinl< could be done to enhancè 

faster dev..elopment ? 

(a) Provision of bank loan 

(b) Subisi,dising building materia1s 

(c) G:overnment should develop plots and sell i t 

to public 

(d) Rich people or companies should develop it and 

sell to applicants. 

fqs.t:Pr· 
Do you think development would be/ 1:r-people v/ere alloweà 

to büi'ibd wi thout appl.l:oved plan ? (,:a) Ye.s tb) · No1. 

How a~equate did you find the money you proposed to 

develop the land ? 

(a),. . Very adequate 

( b) Inadequate 

(c) Grossly inadequate 

( d) I don 't know 

1.1r inadequate what caused it ? 
' (a) High cost of b.uildi~g xnateria.ls 

(!_b). · Cost ofi labour 

(c) Others (please speci:f.y); 

What is your occupationi ? 

( a) IN1rming 

(b) working in Ci vil-Servi ce 

('c) Bussin-ess/C.ontracting 

(d) Others ('.please specify)l 

\Ilhat is your annual income? 

(a) ILess than J.\l-6,000 

(b) .W6,000 Nl0,000 

(c) Nl0,001 - w-20,000 

(d) More than :w-20, ooo 
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