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ABSTRACT

This study has looked into the causes and conse-
- .Quences of time-~}ags !:between the acquisition and deveibpm

ment of'residential plots in two layouts in the Kano
Metropolis. ’
Using(g450nvenience sampling, a total of two hundred
and ﬁn&xty&respondents,(gqmples) consisting of the ownexs
of ﬁndeveloped, uncompleted and de&eloped (completed)
pioésyin Badawa phase II and Gadonw~kaya phase II 1a§outs
Weré investigated. The research was aimed among other
things at e#amining and identifying the causes and conse=
queﬁces.of dela&s in the development of Urban residential
plots in Kano PMebtropolis.,
My findings have confirmed that there are a long

‘period of delay between the aquisition and development of
residential plots in the study.area. The reascms for this
delay include higﬁ cost of building materials, small size
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.
discovered that these problems are to a large extent
inter=~related, one factor reinforcing the other. However,
the problem of lack of fund was identified as one of the

" most impoxtant preblems affeétiﬁg;many respondents. .

" Finally, the failure of Lands and Regional Planning

Directorate and Kano State Envianmeptal Planning and

Protection Agency (KASEPPA) to discharge their duties: ..

effectively in terms of proper supervision, adequate,
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and timely supply of the necessary infrastructure in the
layouts, and their failure to apply lailid down rules have

compounded and encouraged such delays.

]

ﬁhe effects of such delays were fdund to have some -
sefious conseéuences. These include Land speculétion,
congestion, increasing rate of residential land demand
andéhigh éo#t of rent all of which worsened the already
depiorable housing condition in the study area as developw
memit of ne& houses have not kept up with demand. Im'. |
additiom to these, "leapfrog' development pattern was
observed to have created the phenomenon known as "urban
shadow" i.e. irregular and patchy development. Worst still,
the uncompleted structures are said to.be serving as
hide=outs for hooligans and othex undesirable elements of
the society. 2

Leng and short term measures are recommended to help
solve these identified problems. These include the

provision of site and services and integrated Land Policy

among other things,
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CHAPIER ONE

1,1 INTRODUCTION

nand‘is perhqp3; mankind's most importan*
_ resource, Man)haS‘siﬁce the dawn of c1vmllsatlon1beena
associated with land for most of his actnvmties. Not
unexpected therefore, this lead to the adoptlom of
;different policies on land administratiom throughout the
Ehistory_of Nbrthern N&gﬁria: ihese policies,;(either
gformal.or informal) have guided the acquisition{and |
disposél as well as pianning and development 6f land,
‘Change in land system which is am inevitable phencmenonm
;to any societal dewelopment may be more of gyolutiénlthan
- revolution and it can be progxessiverr retxogréssive;
collectivelyfﬁ?ndamgnﬁalcx cosmetic: ini both changes and
outcome. As %he region passed frpﬁ the pre@coloniél era
through colongalism to independence, so did its land
resources acquired a degree of nationalisatiom {(by the
enactment of the Land Use Act (LUA) in 1978;

With pauclty of documentary evidence9 a definite
account of the pre-glhad customary Land Law of Northem
Nigerian people is very difficult to come by (MCDowell,
1966). Although, it is a fact that the re@xon in qpeSu
tion has many people of dlverse’cultural background and
Land Ownershyp has been 11m1ted and depended upom member~
sh;p)of a groupnl.e. ethnic, llneage, v;llage:q; fam;lwu

| Most of the Jihad perlod (whlah lasted for ug»to

+ - a century) witnessed some majox q901etal changess



the esﬁabllshment and development of Sokoto Caliphate and

‘the introductiom of Islamic Law. Land, bclng an age-old’

resource, has not been left untouched. The virtual

super-1mposxt10n of Islamic Law om traditional 1and

- system on the pre-Islamic traditiom (as observed by

Mortimore, 1967 p.677-688) has €Pcouraged 55 orgerly

evolutiom of closely defined and regmlated pattern of

land holding, However, this was sparingly applied even in
£Sokoto Caliphate in respect of land. For example, Wakf

:iniits'private sense was not practised in the regiom

(MCRDOWELL, 1966 p.7). However, the introduction of

Maliki Code made it possible for female members of the
‘Muslim family to inhexit upto half of what is inherited

"by their male countergarts:

Cblonﬁalism marked a new era of change in the
socio~economic and political transformation of Northem .
Nigeria. It established a formal handing over of land -
adminiistratiom from the Fulani to Colonial m%siezs
hence the dawn of Statutory Land Law ensued. The series
of land legislations introduéed by the British centrally
revolved round their hegemony om land coantrol. Subjece

ted to trends im structural modifications, these legise

- lations mandated them to use the coumtry's land resotur.

ces whenever needed. 7Thils formmed the basis of land

capitélisaxiom.particularly'by the taking over of 1and

contrel by the State: (Colomial Maﬁtexs)o"Moreover, the
introduction of monetary economy facilitated this

process., However, it should be moted that the coleonial
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land éontrol did‘not necessarily represent 1andlnationa;
lisatiom (Main: 1988; p;38): The taking over of land
contxrol gave them the ultimate authority of rights to
expropriate and to allocate land. That: is; it helped to
determine who got what‘land; where and at what quantity. ’
This in turn sowed the seed of Cadestralisation of land.
On the otherx hand, colonial monopoly over land weakened the
Communal ownership: of land and set in metiom new planning
purpéses as brought by new technology ((industrial revolutiom).
This was eloquently express by Marx (1966) in Main, 1988.

"Land should not be common propexty '

«oe it should confront the working

class as a new condition of production

not belonging to it, and this purpose

is completely fulfilled if it become

a state property ... the common propexrty

of bougeoise class of capital,"®

Although the colonial government's iand.policy succeeded

Pl {

in the appropriation of land for its ﬁse; and in the centrol
of land . speculatiom, it did not however succeed innestablﬁm
shing itself as'the sole landlerd (Main, 1988, p.3). %This
might have been caused largely by lack of an outstanding

system of cadestralisatiom. In fact, land tax as noted by
Lugard (1922) produced a gap between colenial land p@liéy’inw
in theoxry and practice, Individuals were fxree to sell,
lease or transfer theix iand because there was ne official
restrictions to blood relatiom,

Independence means sovereignity im statiehood even-though
the adoption of coleomial legacy im most of thé secietal
operations of the new state is the rule iather than the

exception, The off-sheot of the Colenial legislations in our

1&nd_policy is reflected to-date.



In,lgézb'the seminurbah capitalisation of 1and received$
a boost with the enactment of Land Tennre Law, Many uxbm@
centres in Northem Nigeria i;e. Kano and Kaduna expanded
into the Agmicultﬁrally productive land through the process
‘@f'gaxing poorer farmers and subsidising iicher urban resﬁ;
dents (Frishman, 1977 p.308), |
The ecomomic bouyancy of the oil boom in the 1970%s
characterized by massive muﬁal;urbaﬁ;migratibn and high land
demaﬁd resulted in further acquisition of land by government
and its Ageﬁcies in a magnitude larger. than was ever known
‘before. Todate, government has proved incapable of méeting
the demand for urban residential land. As a consequence, the
formul ax of allocating plets to potentially able developerxs
‘or applicants only (as used in the col@ﬁial days)) was re-inkxo-
guced, Niet enly this, time-lag in theléllacation process
became inevitable while, delay before development aftex the
actual alleocation remained the rule rather'than exéepticnu
Similarly, land speculation became and is still remains one of
the most striking features of urban land holding. Thus, lané
_ is increasingly hought fer épeculative rather than preoductive
purposes; This according to (Main}'lQBB, p.4) is evidently
clear in the rising cost of land. = The ' promulgatiom of
Land Use Act (LUA) was aimed not only at solving these pro-
blems but also at making land available to all and sundry,
check the prﬁblem of land fragmemtatiolm and prevent land
commoditisatiom among other fhings; However, with more than
one decade of opérationg the Land Use Act (LUA) remains

questionable in most of its salient objectives, In fact it

has been aigued that its promnlgatiom: has made things nore

k53



' difficult for the common man (Liman, 1989'p;4-6).

all land uses, urban land is ene of the most waluable
and residential uses constitute one of the major*uxbén
land use ((at least in areaL.extent). In some urban
-cent;es, over 50% of the tetal land area is used for
housing.

STATEMENT OF THE RESEARCH PRDBLEM

Kane, the study area, is one of the largest cities
in Nigeria and one of the most densely papulated urban
centres in the country (National Population Census, 1992),
As the pépulation of Kano is growing, @e is the demand
for more land to be develeped for residential housing.
Undoutedly, Kano Metrepolis is one of the many uxban
centres in the countxy that are characterized by heousing
shertagéAdue largely te the fact thit demand fax outstrips
supply and development 1ags far behind allocatiom. In
Kano Metropolls, large propertion of undeveloped plets
and those left in the process of development for years
can be found in substantial numbers in almest every
layout. This situation has hightened the already deplo-
rable housing'condition in the study area. It leaves no
one in doubt that the present land pelicy in Nigeria can
not doe much in alleviating this problem let alone meet
the future expectations and requirements. Indeed, timow
lag in residential plots development is not a new thing

in the study area, it only assumed a high pxopertiom in

time,



" Ihe financial ability of an individual to develop

‘the land allocated to him within two years reﬁain one of
the criteria of urben residential plet allocation

(Adamu, 1986 p.82; Koehn, 1984, p.68 and Liman, 1989'§.4)u
This being the case, it should be assumed that a large )
propertion of the allotees arxe in the position @f developw=
ing their plets. This policy is presumably adopted te
reduce land sale and speculation. That the policy seems to
f;il raises a number of questions. Was the land allecated
" to the wﬁong people or did the allotees change fheir mind
(of developing the land} after the actual allacétion, |
should the plots be revoked and reallocated to promising
dévelopérs? Or should all land be allocated irrespective
of financial dapability ? '

) A review of our land policies since the Colonial
days reveéled that effective solutions to our land

administration problems can not be ignored and‘neithe;
can the problems of its administration nor that of its
pelicy be solved without knmwing the root causes of such’
problems. The Land Use Decree (LUR) was promulgated in
1978 with the sole aim of-seiving these problems (aftex

' their actual identification). Sound as the objectives
of the Act are, their twansfommation from theoxy to
practice remains an uphill task todate., Moreover, consie -
derable lapses persist and in some cases new ones have
emerged i.e. the pxoblemé of .allocation anﬁ'development°
In fact,'in>practice, the overall effect of the Act has

been contrary to its noble objectives. Instead of ..

using its theoretical powers of exprqPiiétionxand



' reallocation to achieve equitable distribution it hasiin

1.3

1od

practice been used to favour those.with connéctions

(Main, 1988; p.7), - |
‘Pfincipally then, the need to undertake this reééarch

stems ffom the high rate at which plots are either leffw,

uﬁdeveloPed or retained in the process of developﬁent,fox

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

such conditions for 2«7 years after the actuAl allocation

. even
or commencement of the project and sqmetimes:ff lenger,

AfM\ AND;OBJECTIVES
The ﬁain aim of this research is to examine the
causes and consequences of time-lags in the development
of urban residential plets in Kano.MEtropolis.
The specific objectives to achieve this aim are teo :
i) determine the causes of timéulagsvinauzban
residential plots development im the study
area;
ii) find out whether plots are changing hands
(transacted) from the original allottees to
the present holders and
iii) 7To assess the allotees' capability of financing
deveiopment after allocation bearing im ming
that plets aré allecated largely to p@tentially

capable developers or applicants.

HYFOTHESIS
| It is hypothesized that :~
(a) Land speculation is a major factor ' explaining the
causes of delays in the development of urban

residential plets,
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“(9) Einancial ability.of‘an'individual allotee or plet

buyer:, is a principal facfor'in embaxking on deves
lopment. |

(c) Development would be faster if people could beu”
allowed to build ﬁéing the materials they can beéfﬂ
éfford, not by using regulated building matérials
requirements. |

JUSTIFICATION AND' RELEVANCE OF THE STUDY,

As a vital resource to all mankind and nations
(irrespective of their technological development'or econo«
mic prosperity) land, will remain a pre~requisite to any
meaningfui development,

| Ovwnership of land (particularly developed one in
the form of houses) is a determinant'ef wealth, prestige
collateral

and an acceptable™ 7 to the bank in the study area.

As a consequence, both rich and the poom want to acquire

. and develop land but the present policy for its distribue.

tion does not févour all, particularly as it relates to
its allecation to those whe can develop it (Sende, 1990
p.53). Certainly, the land allocation arxrangements which
applies to a‘particular group  of people are among the .
potential determinants of social relations, economic actie
vities and political power (0ffer, 1981}, 1In fact, the
structure and patterns of its ownership is an ihportant

. determinant of several aspects of the physiéai growth of
our cities (Mortimore, 1965 p5105;119fa

It remains an undisputable fact that the study area is

‘one of the fast growing urban centres in the country and

S a melﬁing. ground of migration, Different people from

different areas (both wi.thﬁin and outside the country)



f1.'migrate tq Kano fox,différent'mmtiﬁeé:'.Withoqt doubp;
this implies an inére&sing_dem§nd for more ﬁouses t§
shelter them. Unfortunately the raté of this migration
and pbpulition growth outpaces the rate at which new
.houses are deweloped. As a consequence, many plots are
left undeveloped or are im the process of develdpment-foz
years. Buf 1t should be remembered that :

"The quality of urban life depends om

the way the guality of land available is

used . o+ o The guality of urban life

means an appropriate use of land for the

whole urban population not just for some

strata of society" (Darin =~ Drabkin; P.6).

The increasing demand for land and the cozfespandlng
‘nature of inelastic supply make it necessary to device
an effective means of distributing and developing it

wisely. .

1.6 LITERATURE REVIEW

There are wide varieties of researcher: and case
studies that deal with problems of residential land
dewelopment particulaxly in the urban cenfres. Probleas
identified include the problems of accessibility, lack
of development fund and low level of income as well as
stringent buildiﬂg standard requirements. Others are
high cost of building materials and laék ofninfrasﬁruce
tural services CAbrams, 1964, p.29 and 56-7; Frishman

1977 p.39; Sada, p.74; 50ebn; 1984 and Sende, 1990 .80,
Similarly the studies of Utille (1985 95) on Makurdi,
Omusx, 1987 P.82) in Kano and Sende (1990 P 80) “on: Gboko

support theser findings.
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- Lack of infrastructural services, particularly roads

were]discovered to be one of the main pioblems of residene
tiallplots development in Makuxdi apd Gboko in Benue State
(Sende, 1990), Sende's findings revealed that inaccessibility:
within layouts constitute a bottleneck to many developers
particularly as allottees have to paﬁ compensation and then
'provide roads joining their individual plots# Similarxly,
substantial amount of money have to be spent on land
clea?in;. In faét, the problem of physical inaccessibility
was mentioﬁed by 25% of his total respondents. &s a consee
quence leaving the fiots undeveloped f@r years is quife>
common , He found that 18.,8% of these respondents had not
effe;teq any development on their plots.for 3-5 years while
18,8% left the land undeveped for 6 (six) years and above.
.This trend is bound to be inevitable because by the time
such money was spent on road-cénstruction amd shrubs clearniﬁg,
the money left over would be too small to embark on substan;
tial development {Adamu, p;95-8). However, the problem of
physical inaccessibility is not as pronounced in the Makurdi
layout as in the local government layouts of Gboko in the
same State. This is because the fommexr provide some of the
accessible roads. A Lrong delay increases the risks of
revogation even though incideucgj revocatiom according to
lands officials has been very raxe. Plots are revoked if
any part of the agreement of occupancy is violated such as
non;payment.of rent, failure to develop the lahd after a
long period of alienating the land ﬁithout the consent of

'

the Governor.
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doweVer, for the magority of people who cannot secuxe
QOVernment a5815tance ie.@c in tﬁe foxm of 1aam 1n the prOVlSLQ
of theix accommodation, the set of standards operated by
local authorities constitutes the single most 1mportant“
obstacle in building their own houses. The majority of.iow
inccme earners find it difficult to secure the loan’or ctﬁer
. form of assistence for building their own houses that is
recognised and acceptable to the authorities jet,.the,plan;
nung authorltles have the right of demolltlon peasant
houses which are regarded as sub-standard. Certainly these
standards for the majority of developing countries have beeni
criticized as being too inconsiderate judged by the realmtles
of thelx economic SJtuathh. Slnce standards are means of
assisting individuals to achieve a comfortable living,
authorities must cons;der the reallties of the yeaxnlngs
- and asplratlons of the target p0pu1atlon%
Undoutedly, the issue of bulldlng standards‘is one of
the central problems in providing shelter for the large

majority low income earners. But =

"A policy that cannot gurantee easy
~access to residential land by the
poor, but rather encourages specula-
tion and turms back to question the
validity of 1nd1v1dua1's tenure Y
certainly erodes the ba51s of mts
‘acceptability" (ulman;1987, p-7)
So the emphasis has to be changed and the colonial
1egacy has to be dropped to meet the realltles of oux tlme,
: ey 1

‘80 long as the popular obgectlve of hou51ng for all by

. year 2000 is to be a reality. What many deve10p1ng countries,
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failffo.understahd is their hiind imitation of the so—célledi
‘foreign law (éither iﬁported from abfoad or inherited as
part of the colonial legacy). It should be noted that these
laws as 1ntroduced by the colonlallst were meant to ma1n¢a1n
the;r 'home taste'! in the new territories. After»all, in -
many instances; they lived far apart from the local natives.

However, in the Philipines for example, the story is
different. In an investigationzconducted by the National
COmmission in 1964, it was discovered that high lahd cost as
englneered by 1and speculator was one of the greatest obstao
‘cle to replannlng of developed areas. Abrams, (1966 pP.56)
has cautioned that the Philipines case is a disasterous one.
His étudy revealed that a large proportiom of suitable urban
land is left undeveloped in the hands of their ownexs who
are not willing to release it fér sale  to the potential
.developers irrespective of high demand and préssure ox eben
the anticipations of profit thereini. Invariably,'this has
serious economic, political, social and physical repexrcu-
tions particularly in the major cities.

Certainly, most of the Nigerian urban centres are
characterized by a high rate of undeveloped plots caused
largely by speculaiive activities. 7The expectatiom of a
higher profit necessitated the land vendor ox spegulator to
withhold his land from the market and even if he puts the
land on salé; the exorbitant price prevents many potential
useré from buying., It is quite common, as 1eérnt from the.
land vendors, for a land sﬁeculator to buy and hoard as
many as.15 - 20 plots for 2-3 years time Or even 19nggx,

~until such a time the price rise.
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(
However, it may be wrong to think or even con31der
'speculatlve activities as the leadlng factor 1n explalnlng

the high land cost. In fact, geveral factors can be attriw
buted to this. Sdme of these land problems include the low
tax or lack of imposition of taxes on vacaﬁt land.,  This
has collectively made it possible'fdr land to be withheld
 from use and this has contributed greatly to the persistence
of lineage ownership in many parts of Nigeria. Similarly
1ack§of readily available investment avenues partiéularly-in
the ﬁhi:d-erld countries has made it safe for individuals.
'to invest on.land particularly because of its unique éuali-
ties;relative'to other resources. Worst still, even the few
exisfing aﬁenues are not publicised thus putting more and
more investments on land (Abrams, 1966);

) Writing on Makama Woxrld Bank assisted housing programme
in Baué%ii?g§90 revealed that the high cost of building matem
rials has dashed the hope of many potential deuelqpers from
developing their plots: He condenned the role of middle-men
in skyrocketting the prices of building inaterials° Their
negative roles in: this matter is very glaring when the market
and company prices are compafed.- In many instances, more than
40% increase are made on those goods well ovex the company
price. No wonder, the hope of building a house by‘many senior
civil servant end up as a mere dream. If such fear can bhe
expressed by such people what more of petty casual 1abouxexs.
Alot could be achieved by sub51dlslng bulldlng materlals to
genuine land developers and dlspos1ng these goods through
co-operatives instead of middle-men bemause it reduces the

cost,
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‘_unfortuﬁa¢e1yrhowever, in many areas, income is so low
that buying land or buildding materials for'ifs development
at whatever cost is beyond the means of the families. “Very
many families who own land are frequently unable to borrow
moﬁey with which to improve it. This low level income ”
group coincide with squatters settlement in Kano where
Abdu, (1986) discovered that their lcw earninés coupled with
their multiple problems have necessita%ed them resorting to
squétting.on illegal land and using any available fesoqrges
@naterialsj for building their houses.

Certaiﬁlyfthe role of government is crucial in removing
such problems. In the same-line, government has the power
to guide land use planning in orxrdex to avoid 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 h;s not yet de&eloped a rational land policy
that can cater f&r all, |

From anothex perspectivé; in a suxvey conducted by
Burrows, (1977) it was discovered that the problem of
' vacant land is one of the multiple pxoblems facing the
inner city of most countries. Aifhough; it has been argued
that such is a clue that the city may be associated with
problems, such as in-accessibility. He howevex”mqintaine¢
that whether the problem can be attributed entirely to
private land market is subject to debate even though, it

was shown that 75% of such plots arxe owned by public ssctor,

principally the statutory undertakers and local authority. '

o
s



1-n° this end, a reconnaissance survey conducted by thig
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‘researcher in the study area has revealed that a large
number of the allocated plots are left undeveloped or
in the process of being deveIQped 2«3 years after the -
actual allocation or purchase, ‘

‘Indeed, it is quite common to discover that aboﬁt
% of plots in most of these layouts are left in such
conéition for such a long period. This results agrees
w1th the findings of Maxlock and Partners (1965) that in
1965 out:of the potential number of 2,100 plots allocated
in Tudun Wada extension (in Kaduna) less than 150 Qere
dguelqpedo

From the foxegolng, it is manmfestly clear that thexe
is need for a sound land policy that will improve or . .
solve the identified problenms. mhis needs becomes necgw
ssaxry when one considers the rate at which urban centres
are fast gxowinb vis=a=viz the pace at which piots are |
allocated and developed. It is now time for shifting
the emphasis towards a better and lasting solution to the
land development, particularly in the urbanlcentres of

this country where the pressure is on the increase.

OPERATIONAL DEFINITIONS

Residentizl hoﬁsing'within the framework of this
research is used to embrace much more than its mere
conventional terms such as dwelling or shelter. It refers
to the dwelling unit and its environment within which
human families live, especmally water, waste disposal,

zonlng conmrol and recreatlonal fa011m$1es.



a Undevelopedlpiots are plots 1eft vacant w1thout any('
_ ind1v1dua1 structure, even where r0ads and other 1nfras-:
_tructures are provided 1.e. in the foxm of electricity
or watéx. S

~ Developed land?is.use& to mean more than a meie physiégl‘
Timp:ovement in infrastructural provision i.e. watei‘or:aw
electricity.;’lt'is uéed‘to fefer to land develqéed into
completed buildiné(s); that can be used for iésidential
_ﬁur?ose. The emphasis here is on Cqmpietionu Anything
sho;t of this ié consideredhas‘uncampléted.

'Uncompléﬁed plots on the other hand are plots fhat havéyu
"lgftqthe undbueiqgédfstége>but stop'short of.compléted
‘buiidingsf It may be at foundatlon 1evel or structurally

completed but unroofed.

Kano Metropolis within the framework of this research is
{
11m1ted to three local governments - Dala, Mun;clpal

and Nasarawa. : y
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CHARTER TWO

THE STUDY AREA

' 2,1 HISTORICAL DEVELOEMENTS AND GROWTH OF KAND

Kano Metropolis (the study area) lies on latitude
'12°03'N. and longitude 8°31'E and situates at 472M above
the seatlevgl. Located in the Sudan savannah of Noxthern
Nigeria the'city falls within the Kano closed settled
Zane (Mbrtimore; 1972) . mccordingkfo him,out éf the
érovincial total of 4;3 millioﬁwpeoﬁle the Kano closed
settled zone had more than one half of the total populaw
tion. ' | |
' The grbwth and developments of Kano Metxopolis like
other pre-colonial cities in the cqntinent (Afxica) has
witnessed and passed through three'distinctdphases:
Pre-colonial period; Cnlonial periodJ and independence
era. However, the concern of this research is on the
last one. leferent factors throughout hlstory has made
the developments and growth possible. This range from the
transaharan trade (which brought with it industtrial and
commercial prospects), to its . ideal locatiom and
its fertile soils. OtherS’are.the industrious nature
of its people, its potential markets (particuiarly-xuxmi
and Sabom Gari), its political position as an admini; |

strative centre (since ihe colonial days), the establishe

‘ment of railway line, the state creationzﬁi;e. its

positiom as State capital), the ,0il boom of the 1970s

and its teaming populatiom (which constitutes potential

markets for companie s and lndustrlal goods)
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THE S'l UDIED LAY OUTS
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' Undoutedly, Kano had enJoyed a long perlod of sedentary {

i
k

opulaxlon11n an oxganlsed emmrate.
~ ‘Cerxtainly, Kano had enjoyed a long perxod of ecomomic
prosperlty and commerc1al product1on characterlzed by long

Vet L

_dlstance trade in craft manufactured goods and groundnut o
p:oducthn for export. This gave rise to the deuelqpment of
»'stafe apparatus'that played'an importanf'role in land tax

_ collectlon from the rural pxoducers as early as\lsth century
(Lubeck 1986 p 10-20 26). - B L

Accordmng to Cargill (1980) it is certain that thel;
Kano Emlrate Operated a fiscal poliicy that had the effect ofv;“f
encou;aglng productive actlv;tles. However, land taxes were
not fixed but dependent upon access to a_market; So; to |
encourage high production, valuable land that are used for
gralns are- taxed though depending upon its potential produce
_ tion._ lhis clearly mean that hehlnd the farmer's efforts
towards productlon there was an imp051ng mechanlsm (tax)
-that the state apparatus used to achieved its end.

The pre-eminance of Kano as a centre of commexce was

rested upon: three lewvels bf'comme#dial intexcourse. VFizst,‘
as a melting ground of the locally produced hand crafts,
- foodstuff and leather product from both withinuxanoland neighe
bouring emirates, second, as an imbortaﬁt terminus of pmoducts
involved in the local trade such as gralns, 1ndlgo-dyed cloth "
and salt from the north,and the transaharan ~ trade from |
both withim and outside Af;ica, Southern and Eésﬁern trade
with Yoeruba States and West African trade plus Boénp.

(Lubeck; 1986 p:23-4)g



Fig. 2)MAP OF KANO METROPOLIS - SHOWING R
THE DELIMITED KAND METROPOLIS' .
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" Prior to the advent of the Colonial Mastexs; the
expansion of the major cities im Hausa~land . i.e. Kano
and Sokoto were largely guided by the principle of gida

ya kori gona ("the house drives awayhthe farm%). The uge

p

of this principle permitted the Emir to expropriate
(confisticate) peripheriall farmlands for urban uses.
Usually, another plot wpuid be allocated to the displaced
in lieu of their farmland wbich1uoﬁ1d‘nqt be required for
an immediate urban use.

| The équy 20th century, precisely 1903, marks the
beginning of yet another political era., This Was‘thé
British rule - which brought with it new socio-economic
chahges, and another boost to Kano's development and pros-
perity. Kano was made a District and ?rovincial headquaz~
ters. The living -.standards of Kano peocple was improved
with the bouyancy of groundnut- and cotton production. 'Thisv
was however largely attributed to the extension of railway |
line to Kano in 19)4. The changes in political set-up
in Kano brought new developments; Similarlyb the pmgﬁious
land use types were significanly altered, What used to be
confined withim the wall noﬁ exfended far from it. Qové;nu
ment Residential Areas (GRA) were gst;b}isygd to accommodate
the colonial masters. Similaxly, to provide additional
plots for the growing population, new layogts were made i.e.
éabop—Gari,.Tudun Wada and G@agwaruwg, Residential layouts
were equally provided around the urbangpexiphexy_’ = such
include Dakata and Tarauni quarters.l

. Although the incorporation of Kano into the gapéyéiistic

.wprld economy, which emerged after the industrial revolution



has brought about changes in the manufacturing industries,

" Kano still plays and occupiés an imﬁortant role and position
in commerce and industries throughout the 6ountxy today.

It has been argued that the period that culminated
the urban expansion and introduction of capitalism (whicﬂ;

started in Britain, nearly one hundred years.back); have

o

multiple consequences (effects) on urban housiné in Kano
Metropolis. According to Main, 1987, these include :

"the renewal of urban and peri-urbam
neighbourhoods for commercial, industrial,
transportational and other governmental |
as well as residential purposes; the
creation of low density elite residen-
tial areas and of smaller pockets of
somewhat similar housing in many govern=-
ment institutional compound; the creation:
of "low cost" housing designed for middle
ranking civil servants and used in many i
instances by wealthy people and those under
their patronage; tremendous demand for
accommodation in those highly density
residential areas of legal status (inside
Birnin Kano, and in Sabon Gari, Tuden-Wada
and other layout) where rental costs for

housing were beyond the pockets of many
of the urban poor and; the presentation of
highly effective legal and logistic obsta=
cles to land regularisatiom for those,
typically but not exclusively perrurban.
residents, who have obtained their land
under customary tenure"., Main, 1987,
P-4 = 5) .
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~“POPULATION GROWTH IN KAND METROFOLIS
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moday; Kano is one of the fastest population

"gIOW1ng centres and one with a hlgh p0pu1atlon1den-

sity in the country Mortimere, (1962) has thhllghted
that the province contains one of the densest qoncen»

trations of population on the African continent, with

about two milliom.living at densities in excess of 300
persons per square kilometre in which he referred to
‘as Kano closed settled zone, although, there is. signie

‘ficant Var1atlon in this density (both within the

metr0polls and the region as a whole) W1th1n the c;ty,

the highest denSLtles are to be found in’ the Blrnl.
‘This is followed by Sabon Gari, Iudun Wada, Fagge and

Gwagwaruwa., The GRA has the least density, largely

attributed to the size of an individual holdings.‘
Otherx éieas, especially the newl& developed ones i.e.
Sheka and Sulziman Crescent fall in between these two
main groupse.

The soils factor has an impbrt;nt pgéition in
explaining the present day populatiocn: distribution
pattern in Kano province; fheSe soils are different'in
their ggrlcultural potentials and product1v1ty thus,
explaining their dlfferentlalh'capab111ty 1n supportlng
population although this may be bound to change as agrle
cultural activities are gradually gearlng towards
c0mmerc1alisatlon among other thlngs. Thls, a;ESIding to

Mortimore (1962) if viewed from this persPectlve, the

role of both economic changes and -history have to be

perceived and considered independently in explaining the
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 present poyulationldistzibﬁtioﬁ, ‘The above assertion is

very supportive when one conéidexé that one{of the
ﬁighest population: density of 540 person per square kilow
metze is associated with productive brown soils, Siﬁilarly5
the same area (characterized with the soils in questi&%»

is associated with a.n,orga,nised economic and politica._l
leadership that lasted for centuries,

From another outloolk, ™ it has been argﬁedjthat the
ﬁre-colonial population growth of Kano Metropolis has been
fargely-associamed with migration, This is quité convin-
cing whéh one considers the economic prosperity and poli;'
tical stability of Kano duxing that pefiod. Therxe is no

doubit that Kano served and is still serving as an important
melting ground for migrations and migrants from every part
of the country and even outside, This is manifested in
some ward names which refleqt the indigenous artisants
living in them 1i.e. Soron Dinki (tailér's ward) .

According to 1962 census, Kano State had a total
population of 4,329,000, By 1972 this figure was estimated
to rise to 5,612,000 and later to 2n estimated number of |
7,279,000 by the year 1982, 'At any rate, the Metrxopolitan
(Kano) population contributes about §0% of the total State
populatiomn. For Kano city, tﬂe annual‘increasing rate |
from 1952 -« 1962 almost trippled the growth rate of the
State as a whole. The projected figure rose from 249,000
(in 1962 Natiopal census) to 436,133 by 1972, At this
point, it is important to note that the 1952 = 1962 annual
growth rate or increase did not continue owing to the 1966

~civil war that witnessed the flight of many southerners
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‘tc the southern states. This was. estimated at about
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35,000 peOpleg However; according to the just concluded
National Census (1992), Kano State has the total popula=-

tion of 5,623,040 peocple while Kano Metropolis (as used

2

:

within this research) has 1,114,954 people.

CHARACTERISTIC OF SOCIAL PATTERNS IN METROFOLITAN KANO

The social pattern of Kano Metropolitan like those
in many other urban centres, is a réflection of its his-
%ory. In urban Kamo, three distinct types can be identie-
fied. Inside the Birni (walled city), the classical
Hausa = fulani accounts for almost 100%, Extended family
is the usual and common family type. There is however a
growing evidence which indicates that the social pattexn
of the past is fast changing among‘the young generation
ie.e. puidah. Similarly living together with one's family
particularly for the new céuples (married)} are gtaduallf
becoming the éxceptiom.rather than the rule. .MDreover,
this trend wi 11l change faster with increasing acquisiw
tion of western education by the inhabitants.l

On the other hand;-Sabon Gari is predominantly
Ibos; Yorubas and other minority tribes. all income
groups are fairly represented, Sabon Gari present a

distinet social structure different from the city,

Mere, over-crowding is one of the most striking

feature, Tt is quite common for 5«7 people to be

sleeping in a room., Rents here are high relative _
to inside Birni and the family ties, quite unlike the

city is not vexy important{



is largely inhabited by Hagsa.
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"Other ﬁxe-colonial énd-colonial residential areas

1ike Fagge, Dudun-Wada énd Gwagwaruwa are associated
=9 :

‘with almost all income groups even though ethnic

-J da
comp051t10n may be slightly dlfferent. Thus, Tudun Wa

Fagge on the other hand,

1

5  mix representae-
are mostly Hausa and levantine whereas, M 36)

N ‘ ' other
tion of the Hausa, Yorubas and Ibos as we{l as

i £
minority ethnic groups represent the poPulatlgn o

i i income
Gwagwaruwa. The township is also a mixture of }n

igher and
‘groups representatlon though the GRA has a higher |

medium income earnersS.

LAND USE TYPES "IN KAND METRQFOLIS

Land use is a primary indicator of the extent and
degree to which man has made an impression on the

earth®s surface. It reflects political, social and

f

economic aspects of human culture and provides an index’
of the intens;ty of human life#style;'
Urban areas represent a complex association of popuw

latiom concentration, intensive economic activities

and diverse land uses and lifestyles. They are

microcosm of human activities and frequently express
rapid changes in land use that need to be understood.

According to Mortimore (1966) the pattern of
a o :
land use in Kano iereflection of a chain of decision
by public authorities concerning the zoning of the

different urban activities. He noticed changes in the.

replacement of arable land by residential dwelling,

railway line and other urban uses.



'2.4.1 RESIDENTIAL LAND USE - ‘

Residential land use in Kaﬁo Métxapolis like in
many other urban centres accoqht for about SO%ISf
the developed total urban land area. This aséextiqn
is particuiarly supportive in the case of ggggé-.
(old city) before the colonial era.

Quite unlike the contemporary metiopolitan Kano,
the old city has no standard laﬁd use plan particularly
prior to coloniai period, even though (asvpointed out
earlier), it is a fact that large prOportién of t@@ f
city's landscape were used for residential housing.
These houses are mainly made up of mud, sand bricks
and sticks, Most of the buildings are non-storey
types and the roofing is done with thatch, sticks,

. mud and grasses. The roads are quite narrow and’
meandering. This makes it impossible for vehicles
to move fréély around ém many of these streets.
Similarly, this also affect the supply of some basic
infrastructures to some areas until recently, 7To
avoid similax mistakes and duplication of mixed and
unplanned city nLand usgprweﬁty-year development plan
for Metropolitan Kano was planned by mrevalliom

(1963 - 1983), |

‘The period 1969-1981 witnessed an increase in
residentiél developments - in Metropolitan Kano.
In all, 36 areas of residential units were allocated

. capable of housing 300¢ ,0000. persons of an gverage

density of 100 persons pei hectaré. Facilities and

,infﬂ@sirutur25. are sgmetlmes provided over‘;ecent



. yeéﬁs. Same large part of'agricﬁituréi land in )
the urban periphexy are illegally subdivided for!
residential use. These developments can be found in
Shekar Baxrde, pafts of Rijiyar Lemu; and Kurna, -

They constitute serious planning problems and represent

p

a haphazard growth of Kano Metropolitan. Their -
improper planning, misuse and abuse worsen the
supply of needed services and infrastructure to

these areas,

COMMERCTAL LAND USE

-Kano can be described as a comﬁercial metropolis
of theé ﬁestern'Sudan. The predominaht role of the
Kummi market in the pre-colonial era and the develop-
ment of Sabon Gari market during the colonial
period further strengthen the'cohmercial activities
in Kano, The wide varities of goods and services
rangiﬁg from leather skin to textile mate:iais' |
continue to'attract large numher of buyers and
sellers as well as: travellers from both within and
outside the country. |

In 1975, there were about 500 commercial institu-
tions in Metropolitan Kano engaged in wholesale,
retail trade, restaurant and hotels. There were about
135 financial houses which include'finanting; insuf;~w
ance, real estate andzothér businésskéeQQiées.'iKAnS
account for over 50% of all trade in the N&kth
(Kano State statistical year book, 1975). With no
-doubt,fhis number @ill have incieaéed substéﬁfially

today.



In1ail; commerciai 1And usé $ccouﬁted for
151,4 ha. in 1985 (U&B.lQBS); Like other land ﬁses'
in the city, commercial land use has over the years
chénged.significantly. | M

It has been argued that today, Metropolitan Kano's

~Moerphology no longer displays the discrete multiple

nuclei of the colonial era. Instead a single domie
nant Central Bussiness District (CDB)»cohtaining super
markets and banks, international hotels and airline

offices, other commercial and government offices as

" well as canteens and market stalls, is sited at physi=

cal heart of thé urhan area., However, around the

CBD, a morphology displaying both concentricity and
sectorality 1S emerging (Main, 1988 p.6). Im pthex
wnrds, the CBD may be described to inélude the whole

of Bata area including Sabon Gari market, whole Aéo
Bayero road,, substantial parts of Bello Daﬁdago, Ibrahim
Taiwo, Murtala Mohammed, Bompai, Hadejia roads, ahmadu
Bello way and Abatoir roads among othle rs.

INDUSTRIAL LAND USE,

Kano has for the past two to three decades been
an importanﬁlindusfrial centre ih the Gouﬁiiy! The
industrial revolution started around 196d's'wifh
groﬁndnut and textile materials . manufacturing.
Later', there was a shift to furmiture making} soap, |
metal and confectionaries and other ligﬁﬁ'induﬁ&ries;
Today, Kano is a conglomerate of industriai ventures
amﬁunting to many hundxeds,‘ with increasing growth
in population (which in tum provide potential consumer

markett) the attainment of staﬁehodd ih‘196é aﬁd_dil
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large sc 1
g / é.elndustrlal

development thus, making a substantial increase in the

._boom of the 1970's brought abo t

industrial land use,
| The main industrial layouts are Bompail, Sharada. --

{(phase 1 = 3), and Challawa. ©The first is the oldest -
1ndustr1al layout in operation Ilght before the creation’ of
the state; the second, quite unlike the ﬁlrst one is
represented by multiple phages amount to three. By fer,
it has the largest industrial number.u The third major
grouplls the most recent one in use, In addition t0 thege
ones, there are some pockets of these industries scattered
withim the metropolis particularly along the maim roads
going outside the city i;e; aloeg Zaria and Hadejis roads.
Wiée varieties of goods are sold ile;.insecticides; flour,
soap, and soft drinks; Other goods are'footwears, iron
sheets and_textile materials. They oonsist of both laxge
and medium as well as small scale industries. Quite unlike
the pre-colonialadevelOQment, these industries Iare largely
located outside the city. According to Kano State statise-
tical year book (1975) there were about 467 such industries
in Kano Metxopolis with a combined aﬁﬁuel output of N100,000
nillien worth of manufactured goods, some of which are
exported outside the country. |

Im pdditiom to formal 1ndustr1es, there are: qulte»a
large number of the informal type. They 1nclude dylng |
industxy, leather and craft works, cloth, textrle, perfume
and metal 1ndustr1es. Their large*concentratlon qulte o
‘unlike the modern 1ndustr1es are 1ocated.1nelde the EiEEi

In all, industrial land use accounts for 2,096 ha. in

1985, The conversion of agricultural land to othex urban
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'}ﬁuses (industrial use inclusive) will continue for |

i
'

unforseable future,

2,404 HEALTH AND INSTITUTIONAL LAND USES.

 The two land use'attéihed.pﬁominence aftex iﬁdepen«
dence in 1960 and weie at their booming stage by 196& .
(with attainment of statehood) and 1970%s (oil boom exa).
Large proportion of urban and peri-urban land were
- used for schools anﬁ hospitals among other thdnégx
é Large tracts of such land turning into hundréds ang\
5 thousapds hectres were acquired} Bayero University
New cﬁmpus and its teaching héspital (along zaria Road)
. as well as Bukavu barracks are typical cases in point,
. The immediate ‘consequences of 'this is proletarianazatiom
of subeurban farmers. MHawing being derived from
their age old means of livelihood (itheir famlands),
the immediate altermative left at their disposal ié
migrating toaurban Kano for any available césual labour,
2.4.5 COMMENTS o -

Ihe present rate of population growth and increasing
degree of urbanisation; coupied with the ever increasing
demand for urban land for various uses will certainly
lead to more“changes in the existing land uses. Such

. changes will particularly: be around the “;b?? periphery.
be this reason, there is a need for better management;
allocation, planning and development of land resources
in the area. This need becomes urgent especially when

mmx one considers the unique qualities of land relative

to other resources and the future land requirements.

a0



; {
A\ccording to the urban dewelop’ment plan f°#k,the yeax
2060, a gross density of 300 persons per hecta,_reLrequired
in,lexisting residential areas (minimum requirements)

up to 2005, Therefore, people in areas of higher &nsit"’i/es
would bé requir@d to settle the excess population.’
IThis will be on the basis of gross density of 115 persons
ha. Kor the new areas at an annual resettlement rate

of %%A(UD'B, 1985)/,' The total future El;and requirements
(eséciudihg the existing ones) using this measure is put

at 10,734.2 ha. by the year 2005 (Pagge, 1990 p.40-1).
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RESEARCH MBEHSDOLOGY

INDRODUCTION

The reseaich has been carried out in Kano Metropelis.
Reasons and justification for the cheice of the study .
area has already been highlighted in chapter one. rhe
task of underttaking and‘presenting a research of a wvital
resource like land development in a place like Kana
eﬁﬁails cutting across many sources and requiréd'many
censidefations in the methodology with a view to bringing
out a gennine report, To this end, the study has been
undertaken in three phases: pre~fields; Field and

Post-field stages.

3.2 RECONNALSSANCE __ SURVEYw: (PRE-FIELD STAGE)

Familiarization visit to acquaint oneself with the

development trend of each of the two sampled layouts

constitute partiof this stage. The studied laybuts are

Gadon Kaya (PhaseIl! and Badawa FPhase II), collecfively
allocated by the Directorate of Lands and Regional
Planning Kano in 1987, Refer to figure 2.

Several reasons were taken into account for selec~

'ting these layouts as a result of the reconnaissance study.

These are : to give a comparative analysis of plots
deVElopment withim and out51de the Birni particularly as
one of the layout is 31tuated right ingide the walled clty

while the other is located outside the Birni a;ea. More.

.over, their locational set up permits the measurement of

the confoxmity ox otherwise with the western txend of
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| re-allocating residential housing from the core to the
Periphery. There is no doubt that theée layouts were
allecated five years back. Thus, the.time period in itgelf
Provides an adequate room for their sfudy with a view of ™

assesSing the allotees' financial stand of developing the

land. This is particularly after the lapse of the two

. Year development - Period as well as to examine the .’

inhibiti imitiAq - thei 5
: ng factors llmltmyj . their development (if any),.

In a?ditio§ to this, the period (1987-1992) covers a period
. when the economy moved from a time of relative economic o
bouyancy to one of serious depression. Equally considered
is the fact that a substantial nﬁmber of plots in Gadbn.xaya
is ailocated as resettlement plots, presumably involving
all categories of the income classes.‘ mhe Badawa beneficia~
‘ries in addition to those allocated as compensatiom: consist
of several economic- groups alsé; These c0mpositipnal
fomations are assLmed to be a healthy ground for studying
the competence of the economic groups to develop theix
allocated plots. |
Similarly, the nature of the services provided in these
layouts were examined and noted. it was discovered that
some of the vital infrastructures are lacking. This include
piped borne water and electricity supplies, roads and
drainage. In fact, in the case of Badawa, neither electri-
city nor water (piped borne) are provided in the layout,
Even the access roads to link plots wére iackiné. Oh the
other hand, in Gadoanaya.nﬁped.borne water is limited to
a small area. Conversely, plot owners in Badawa have to

' dig wells or link alot of pipes in order to tap water.
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Ghdonpka&a which is right inside the city is more
developed. Overwhelming propoxtionuof these plots
are in{theix developing stageo..Ihis high rate of
development relative to Badawa'piots (which were
allocatted same year) may not be unconnected With.'“
its proximity to mdre developed neighbourhoods
and existing infrastructural services coupled with
the easy accessibility from botﬂ\withintand!oumside
the city, From iits western directiom, the layout
is bbunded by Kabuga phase II ((currently unﬁex‘
conStructiony. Om its south, it is adjacent to
Gadon~kaya phase I, while Sani Mainagge is situated
at ﬁfs eastern end. Although there is no electiicityg
water and drainage for most part of the layout, it is
by far better service~wise than.Badawa layout, It
has beén suggested that land<holders in Gadankaya are
rechmen from!inside Birni. who move there in order
to avoid the congestiom in the Birni. areas. The
assertiom may be true bearing in mind that.a p1ot im
Gadonwkaya cost 100,000 gn awerage. The amount is
7»12 times the eost of an average plot in Badawa.

DEFINING THE FROPRULATTION.-

The sample population cused in this research

are the original plot allotees of the two sampled

layouts that still maintaim their plots since the time

they were allocated by the government, ©Others are

plot holders that got their land by transfer of

. ownership (either through purchase, gift or inheritance)

Im otherwords, an origimal beneficiary

(who was allocated first) will net be part of



A'  the.sampled boPulation-in'sﬁ far”as heﬁShé Sold his/her
‘plot. Instead, the secoﬁd or third party (or whatever
party) will be interviewed so long as he is in the
curreht pdsseésion of the plot. Sﬁch respondents i;cluée
the owners of undeveloped, uncompleted and developed‘%¢
or completed plot owners. l

A break down of the sampled plots (as §hown 1n{§i3§e
3..) shows that more than one half of the plots are|undeve-
C et Uncaenfle vy » '
loped/in both layouts. The few ones which have been
éompleted constitutes only 25.3% and 26.8% of Bad@wa
and Gadd#-Kaya layouts respectiQely. Inlély the samplé
plots taken from each layout represent 31.5% of the

total plots in Badawa and 38,2% of Gadon-Kaya.

3.2,2 PIIOT QUESTIONNAIRE :

'Having defined the target population and their tupes,
the next'thing doﬁe was to underfaké a pilot suﬁvey with
a view of testing the workability and éfficienby of the
questionnaires,

At this point; it is pertinent to pin-pbint that the
initial plan of contacting the orxiginal holders using
their contgctxfaddresses~fouhd'in their application forms
for the questionnaire administration proved not only
difficult, but practically impo#sible for many respéﬁdenté.
This is‘particularly because 6f thé sétiés 6f chénging
or txanéactions that these plots hgﬁe undexrgone. It is
quite commonr for these:plots to pass through twoc to three
buyers before reaching the preseﬁt ﬁolder; This hiéh#
1ights the extent to which plots areAspeculated fox

‘profit sake at the detriment of its-dévelopmehto



: # Having realised t_his 'diff:i;cultiés at the formative:
stage, the need of devicing a new means of contacting
the respondents become necessary. To do this, a good
rapport had to be established with the land vendozs,

~To cpnéider the research with: utmost importance, thé?/

-.Ward Heads of the two layouts were contacted ané infore
med fully of the purpose and objectives of the research.
They were : . equally infomed of ones desi;e to be

; v?inked up with the land venders operafing inrthg wards.
This method was adopted bearing in mind their potential
positioh in land transactiom as it relates to who own
what land, when was it acquired, from who and at what
,ﬁrice}' Overwhemlming majoxity of the respondents

contacted were done using this method.

3.3 MM SURVEY STAGE

© 3.3.1 INERODUCTION

The quality of data collected for any reééa;ch is
one of the pre-requisite to any meaningful project.
Any investigation that is based on half=baked data is
invariably going to be shallow in scope and half baked
in production. To this énd,'the sourees of the data
‘collected were-diversified with the ultimate goal of
exploiting different avenues with the full hope of
coming out with a well balanced result. Broadly
speakiné, two main sources of data were useds: pripary
and secondary. |

3.3.2 % Y7 S0 PRIMARY DATA

Primary data is the first hand informatiom {data)

collected by a researcher himself or with the help of



hls research assxstant(s) 1n the fleld or 1aboratozy.
ﬂhls form of dat@_ls one of the most vital of all the
 other sources. In the case of thls research, questionnaire
conStitute one of the principal sourcesof data. With-the
help of the two research assistants, four types of quesw.
tionnaires were administered to undevelapedg'unmaﬁpléfeds#
and developed or completed plot owners. The fourth cété«
gory was administered to the officials of Land and Regio-
nal}Planning Directorate and Kano Stafe Bnﬁironmehtal
Elaéming and Protection Agency (KASEPPA). 1In addition to
the#e categories pointed above, interview was conaucted
with a number of land speculanoré. Personal observations
were equally used, o

As poxnted out in the pllot survey stage, substantial
number of the underdeveloped, uncompleted and developed land
owners were interviewed with the help of the land vendors.
In fact, some of these land Qendors have plotsjin these
layouts and thus were part of the respondenfs. Oﬁher reGw
pondents were interviewed in the layouts either ih the‘
morning oxr evening when they came to éupervis@ theixnwozk
unde§ cdnstruction|chat is in thevéase.of'uncompleted“
owners). Still others have to be met at home and in théir
places of work in order to answer these questionnaires.
In particular, the contributions of the land vendors and
that of the two research assistants have been found verxry
helpful., Virtually with no eXCeptioﬁf each 1ayout (1n Kano
. Metropolis) is chaxaatexlzed by land vendox stall izme;ia
1t-'ad3acent to it; or right 1n51de théAlg;éut, usually

occupaying one of the uncompleted structures, It is there



‘that 1nterested buyers and sellers of plots, ﬁﬁéompléted,
. developed or even un@@m@l@p@@ i pwems and structurés
uSuall}' g0 " "~ vwhen in need,

In collecting the infommation, a great deal of
explanatlonzhad to be made {p clarify the motive behwn&ithe
research to the individual respondents, Quite often,
one had to use one's University identification card for
prgper identification of intention, Inspite‘of all efforts
made, many were stlll very suspicious of the purpose of the
research and would not answer the questions, Undoubtedly
the data collection hag - been quite hectic, |

The ¢§ntent of the questionnairxes are broad, touching
wide varieties of areas on rZwt development (see appendix 1-3)
1l » 3). These include questions on hoﬁ the plot was
acquired, when would the development start or has started,
whethexr there is time-lag in the development process, what .
caused it (if any), how development could be fastered,
sourxces of financing development project, reasons for
acquiring the land, the issue of building planning permis-
sion and the certificate of occupancy, occupations of the
respondents and their annual income, the issues of alloca-
tion,developmentzand revocation viswawviz the question of
sige and senvices; Others include causes of delay in land
deueloPment; land 3peculation; consequences of delay and
the duration taken before dévélmpments

At this point; it should be noted that the iﬁdluslonx
of developed (completed) land owners is done bearing in
'mind that they might have faced similar problems curieﬁtly

" faced by the undeveloped and uncompleted plot owners in the



“‘gourse of their deuelqgmént; 'Similarly,itﬁ@ﬁx expogure

might be a basis ““-upon~whiCh subsequent recommendation

on land development could be built,

)-3-2 SECONDARY DATAY

. 3'304:

~ Secondary data ﬂi_are collected to compliﬁent f;é
. primary type. This include the library researcﬁ, appli«
‘cants allocatiion files (used in the case of the few
allotees who still maintain their plats), iayout plans
énd allocation list'of the two layouts.
: The library research was carried out im order '{°
éstablish the extent of the literature review, while |
the matefials collected frcm the allotées application
fo:ms were already highlighted. The layout plan gave
an insight on the number of plots within the layouts while
the corresponding plot numbexs'were'used to see which plot

belong to which person {using the allocation lists),

SAMPLING TECHNIQUE AND STATISTICAL ANALYSIS

" Gonditions of development of the plots was used to
stratify layouts into three main classes of plots i.e.
undevelopedl, = uncompleted and developed. This imply
that each plot type repreéenf a. stratum that can be stu-
died independenflyffxom others. |

Having stratified the plots into three main groups
within the two sampled layouts, the sampled respondents
were contacted. It is important to note that the initial
plan of employing random sampling was not possible as
fhose suppose to be contacted at the random.manner could

not be traced, As a consequence, convenience of resching
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the sample respondents was used..
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The data collected were presehted in tables,

pexcentage and.mean were used, while figures were -

employed for 111ustratlons.

TABLE 3,1 -« Sampled Respondents from The Studied
' Layouts (Allocated In 1987)

: Plot Total Undeveloped | Uncompleted. Developed
Layout (S _= Sample) [Plots Plots Plots
Badawa | No = 441 260 106 75
-: S: = 139(31.5%) 90(34.6%) | 30(28.3%) 19(25.3%)
o B ' ’ Yo :
Gadon- | No = 264 137 18
Kaya $=101( 38.2%); 50(36.5%) | 40(36.7%) 11(26.8%);
Field-work, 1992

Source =



CHAFTER FOUR

CHARACTERIZATION OF TIME-LAGS IN THE DEVELOFMENT
OF URBAN RESIDENTIAL PLOTS IN KANO METROFOLIS,

CHARACTERIZATION OF RESFONDENTS, e

3ﬁe respondénté have been characterized by occupati;m,
annual imcome and house ownership bearing in mind their
vital role in determining the respondents' interest in
o@ning a house aé they may equally ﬁighlight thé possible
rgasbns_why such time-lags were encoﬁntered in the course

of developing the plots;

4,1,1 OCCUPATION OF THE RESPONDENIS.

From the data collected on the respondents occupation,
it is clear that only the soldiers ¢o not feature as

owners of undeveloped plots, Majority of other respon-

“dents are plot owners of undeveloped plots. KRox example

66.7% of the farmers have not developed their plots, so
are 60% of the ‘civil servant and 60,5% of the ﬁussiness~
men. 55.5% of others which include d&iversg. carpenters
and employée of private companies are yet te déwelq?
their plots.

' From another outlook, the sbldiers have the highest
proportiom or percentage: of developed plots although,
this is not anything to go by considering their number =
3; this constitute the least numbexr of respondents,
among the sampled occupational categories,. For more

detail refer to the table helow.
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- TABLE 4,19 « OCCUPATION OF THE RESFONDENCS BY PLOT
OWNERSHIP TYFE,

Types of Undevelqped‘ Unconpleted Developed

Occupation Plot Owners | Plot Owners | Plot Ownexs| No. %
: !

Farming. 66 .7% 12.5% 20,8% 24 100

Working in '

 Civil Service 60% = 27.7% 12, 3% 65 100

Bussiness or

Contracting 60.5% 31.2% 8.2% - (109 100
Soldiering .- 0% 66 .7% 33.3% | 3 100
Others ' 55.5% 22.2% 22.2% 9 100

Source : FRieldwork, 1992

At thiis point, it should be noted that the bussinessmen
,and contractors groﬁpshave the highest potentialfécquisitiom_
either through allocation, purchase ox othex means.,

In the. case:o% the.. civil servants, it may be possible
that their awareness of the activities of the Lands Direc~ .
torate coupled with their limkage: with the Directorate's
officials particularly those in the top civil service made
theirx ailocation relatively easy. ‘xhe opposite situation
may be used to explain the low pr0poztlon of otﬁe;s group
and perhaps that. of the famers. [ fact, many ofh later

group (fammers) have the plots as a means of compensation ox

resettlement;
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4.1.2 - ANNUAL INCOME OF THE RESFONDENTS

In some 1nstances, there are positive correla-

tlons between one's occupatiom and his annual :a.nc;ne
as well as between the annual income and ones abili{&
to develop a plot. Thus, it may be assumed thgt top
company workers and bankers stand a better chance of
developing theix piots than their counterparts in the
civil service., In other words, theirxr occupations hawe
placed them in a bettex salaxy Bracket which eﬁable
then fp meet their daily demands and have something
saved fox buﬁldingjhouses; The same explanation can
be extended to bussinessmen and contractors.
In line with this assumptiom, it should be expected
that é_substantial proportion of the completed residemns
1ial houses should be built by the larger income i
earners, Howevex, our results have not confirmed this
relationshipﬂ For example, table 4,2 ‘shows that 81.6%
earners of
of the pilots owned by the/N10,001 -~ N20,000 are: undeve-
loped, 10.2% others are uncompleted and only 8.2% are
completed. Also 85% of the plots owned by the highest
earning groqp(gﬁéo,boo) are either underdeveloped
(41%) or uncompleted (44%) and only 14,7% completed.
Cnnﬁersely, 17.1% of the’plots owned by the lowest
< incoﬁe group (¥N6,000) are completed, However, it is
also cleaxr that those in the highen:indome bracket
secure the larger number of plots. For example,
the two groups secure 118 plots wbile the lowest two

secure:89. In fact, the highex the income the

higher the mumber of plots per gmoup;.
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' Table 412 ANNUAL INCOME OF THE RESFONDENTS

Undeveloped Uncémpmeted Dewelaped
Income Groupw Mo | Flot Owners |Plot Owners | Plot Qwners
L M6,000 ] 35 68.6% 14, 3% 17.1% .
M6, 000~N10,000 | 54 50m - 37 .0% R
 ¥10,001-§20,000| 49 81.6% 10,2% 8..2%
% %20, 000 61 41% 44.3% | 14.7%

SOURCE : Fe Field-work, 1092

It shéuld be moted that the inmome classes g$ed i
the tabig reflect the grade levels of civil servaﬁts;
Thus, the first group: (beleow ME,OOO) represents the basic
annual income of a civil servant below grade level 08,
6,000 = N10,000 represent grade levels 08-12, M10,000 -
M20,000 on the other hand, are for grade level 13 = 14,
More than Mi20,000 annually are for top government ciwil
‘servants,, bankers and other private campany workexs.
Fundamentally, most respondents that belongs to this
income group (more than MN20,000 per annwmj, . have theix
money ..« . ' ranging fram N30,000 to N50,000 annually.,

Few among them exceeds NlO0,000-per annum .

4.1,3 HBOUSE OWNERSHIP

The question: of whether or not a respondent has a house
already was asked bearing in mmnd 1ts strateglc p051t10m
1n determlnmng how qulckly one may have1;o take in the
deweloPment of his plot. ‘Tt is assumed that individuals
~who have already got theirzpersonai houses may Li@ely,
not deyelopradditidnal plot(s) as gnickly as: those who

have got none.

i
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It was discevered that majerity ef the respendents

- from Gadon-Kaya layout have already got their own

houses in addition te the acquired plots. The results

shows that 77.1% and 72% of the undeweloped plots -

owners of Gadon-Kaya and Badawa have their own, houses

-apart from these plets.

Hewever; at Badawa, 50% of the uncompleted plots

' have existing houses, The ﬁroportion is 56.4% in
EGadon-Kaya layout. This certainly accounts for why

5incomé_dééé”not correlate positively with plet develop-

ment earlier discussed.

. DEFINING TIME-LAG

Time~lags may assume three manifestations & lag in

'the demand for residential land; lag in the allecation:

ef such‘land and lag in the developgent of it after the
actual allmcation: The cohgerp_of this research however
is on the thi}d ongftiﬁe %ag in the development of urban
residential plets in Kano Metxepolis. The remaining
sections of this chapter will examine the nature and

operational pattern of time lag as it relates to - _

~residential plets develcpment in the study area.

DIME-LAG BEFORE AILOCATION

The inverse télationship'between demand and
supply of urban residenfial plots in the study area
has brought withbit a timé;lag between application and
allocationfqﬁite often; many applicants have to wait

for years beforejthey have their applications considered,

.
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n fact,_it;is quite éomﬁon.fér these apﬁlications to
remain unattended for 3 - 8 9ears or even 1onger;
Securing an allocatiom in the first year of application
is ex@xemely'difficult but not in any way impossibié.
_With top xight connection and influence, allocatiom i;

. withim the year of application can be achieved. However,
this is not so when plots are allocated iq lieu of
;monetary compensation; especially since such allosation
Eis carried out among the common people. Even‘though
Eplot to plot compensation is faix, it takes a long time
before‘such allccation-iS<effected.l Moie.of such cémﬁon

-peocple are encountered in Badawa than in Gadbﬁ-Kaya.
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" Figure I shows that as many as 55 SA of the rebpondents
1n Badawa layout had to wait for 3 « 4 years whereas
only 36.7% of those in Gadon«XKaya héd to wait that i;ng.
Cbnve;selﬁ, 36.7% of those in Gadon-Kaya only waited |
for one to two years comparxed with only 22.2% foi
Badawa owmers. It is also significant to nofe that
nqbody in Gadon-Kaya secured allecatiom in the sane year
he applied and even among the Badawa respondenté,‘only
oﬁe person: enjoyed such a rare opportunity.

LENGYH OF TIME OF FLOTS PURCHASE .

Haviﬁg seen the timewlag between applicationxand
ailocation as it relates to the direét allocatiom benefie
cmaxles, we would now address the length of time since the
non=government allotees bought thelr‘plots and how soon
these buyers hope to develop the plots. |

It should pe stiressed that ihe 1978 Land Use Decree
(la' ter Land Use Act, 1979) has made it unlawful to
alienate any interest in land by way of a551gnment moxt—
gage, transfer of pOSSeSSlonS, sub-lease or otherwa_ses
without the consent of the approved local government or
State Governor (Section 21 and 22 of the ~ LUA). This ié
without prejudice to whether fhe land i; ﬂéld ;ﬁéé¥
customaxy, or statuntory right of occupancy. Similaély,
as contained in sectiom 26 'of the Act, fallure to obtain
the Governor's consent and approval before any transactloh
of land may lead to outxlght revocatlon of the £i§££ Sf |

occupancy because the whole transactiom could be decléred

nul and void,.



‘back rank the highest in both layout with 51.6%"
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As we have pointed out earller confréry to the .

prov1szons of the Act, plots are not only freely bought

and sold but “they are frozen. This research has §hown

that plot owners who bought their plots 2 « 3 years

and
55.3% for the undevelped plot owners of Gadon-Kéya énd
Badawa respectively,

Next to this category are those xespondents who
bought thelrs baxely one year before the studyo " The pro=-
portion of these respondents is higher in Badawa (42.5%)
than in GadonwKaya (35.5%) The difference may be assom
ciated with the high cost of plots in the later than in
fhe former., At ahy rate, the opposite is true over longer
periods of purchase. Fox example, 4 persons out of the
31 respomndents (i.e; 12;9% in» GadonwKaya purchase theirx
plots between 4-5 years. While in Badawa oniy one person
(2.1%) out of %he 47 res@ondents interviewed had purchased
his plot for that long.

Estimated Length of Time Between Acquisition Angd
Development of Plots =

Adnittedly, plots are given to potentially able
developers but . we have shown that an applicant may have
hidden motives for his applicatiom even when he is capablé
of developing the plot within the two year mandatory

period. Thus, it has been discovered that quite a few

" took some time before t hey developed theirx plots Lrxom

among thosé who had.developed.or'are developing such

plots, Xt must be stressed that the<tésp6ﬁ§ésliﬁ this

" respect should be treated with cautiom because respondents



have proved somewhat erasive. hhus; the estimates of
duration they gave seem to® be what they want officials
to believe, In the case of those who are yvet to develep

<

their plets, their hope depends on bank loan or even
ﬁnexPected ?xgﬁc?a¢%°3§ually not known by the respandénts
for certain. The ﬁailuré of such hopes to materialise
may mean delay and continued walting fox better tonmorrows.
: Figure 2 illustrates the estimated length of time
for those who are yet to develop their plots. From the
figure, itfis quite convincing that those with uncertaim
length of time for starting developing thei;.pl@ts constie
tﬁde the majority. The least response came from among
those respondents who hoped to staftldeveloPment within

3 ox more  years from the time of the study. This category -

are from Gadom-Kaya layout.

N
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However, a substantlal pr@portlon of the respondents
started their development in 1992. This categoxry
constitubtes 31.6% of respondents from Gadon kaya an&
QOQQ%:Of those from Badawa, The proportion of respanéenté
thatfstarted a year before the study in GadonmwKaya
(31.6%) trippled their counterparts from Badawa which
has 9.1%. The difference betweenithe two layouts at it
r?lates‘fo those respondents that started thei£ develop=-
'm;nts 2 = 3 years before the study is qQuite neglible.
Whereas for Badawa,it is 22,7%, for Gadon-Kaya it is
20%, One.interesting thihg woérth noting among.Ghdon Kaya
respondents is the inverse relationship between the numbex
ef years when development was started and the number of
respondents recorded. Thus, those who started constructiom

* feour to fiQe years back are fewer than those whe staréed

two to three years back (20%);, or just withim the yeax

31.6%) .

4,6 EXPECIED, PERIOD OF COMPLETING DEVELOPMENT

As in the case of the estimates of length e¢f period
before- starting developmeht,'estimaxing how long it
wo uld take to cﬁhplete an uncempleted structure is not
an easy task. As such, estimates depend on the matey
rialisation of similar hopes;

As méy be expected, many respondents in fact, the
hiéhest representatiom from both. layouts do nét know when
‘they would’cOmpletg development, These are 40.6%
(Gadon=Kaya) and 38;1%,(Badawa»;' Conversely, the second

' highest.repzeséntatioh 23,9% (Badawa) and 28,1%.@G§don-xaya)

are optimiistic that they would be completing theirx



"dQWQMO@ment within the yéar'of study. Hdwever, thexe

' was no response in Badawa from those who hoped to

complete development between 2 = 3 years@ The lowest

response came from Gadon-Kaya from among those hoping

to be through in 4 « 5 years period (3.1%). )
In all, it is discernable from the table 4.5 that

reSpondents from Gadon-kaya layout have a higher propen=

sity of completing their developmenyuoﬁer and abové

iy

their counterparts from Badawa layout. The only execep-

tion is found among the category of re9pondents hoping
to be thfeugh in their development between 4 = 5 years
time, where Badawa scored 28.6% to Gadone-kaya 3.1%.

ﬂable 4.3 » Expected Period of Completing Onw-going

Dev@i@gment
Duration Badawa Layout Gadon-¥Xaya
' N=12 o Layout N=31
The year of .
study - 1992 23.8% ' »2$.1%
1993 9.5% _ 12.5%
In 2«3 years time - 15.6%
In 4=5 w Hy 2806% 391%
Il donot know 38.1% 40,6%

SOURCE. ¢ Field work, 1002

TIME-TAKEN BEFORE COMPLETING DEVELOPMENT

Te confirm the condltlons that operates in both

layouts, those who have completed development of the1r

ploets were asked certain questions as stated earlier.

0ne of such guestions is how long it took them to ccmplete

Ve

building their houses esp901ally im view of the operatlng

~ economic. situatiom. It has been found that developersiﬂ

Badawa layout took longer time in develeplng their pl@ts

than those 1n1Gadonhkaya. Of the 19 sampled davel@@ed
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plots owners, only 2 (10.5%) spent upto 3u4 years while
26.6% spent less than one year. However, there was an
eqaal proportiem of responses for those who spent 1 = 2
years and these who spent upte 5 years in the course @fd
their'deval@pment; each category has 31.6%:suggesfing.t£at
these time frames are the common ones in Badawao, Table 4.4
shows this point as it relafés to both layoufs. It is
qhown that the development precess is much qplcker in
Gadon—kaya since all the ten (10) respondents completed
their structures withini two years of staxting,

Table 4.4 w DIME-TAKEN BEFOIE COMPLETING DEVELOPMENT

Duratiom Badawa NE19 Gadon-kava N=10
Injless than

4 year 26 ,3% ' 50%

l=2 years 31;6% - 50% |
3ud years 10.5% - |
5 years . 31.6 -

SOURCE : Field-work, 1992

If we are to go by the principle of land develepment -
within two years' period, a .. substantial number of pl@ts
owners in Badawa could have 1ost theirx land. However,
revecation of allocated plots hardly occurs in Kano State,
as gathered from the officials of land and Regional
planning Directorate, Kano. PRerhaps such laxity partially
exPlains fhe high rate at which plots are left undeveloped

for years.

En
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RUTLDING PLAN

Building planning permissiom by itself constitute
a delaying‘factor to potential deueiqpers. Accexdingcy
to regulations of the Kano State BEnvironmental ?lannlng
and Pr@tectlon Agency ﬁKASEPPA), gvery application. forxr
the appmoval of building plan should be supported with
a copy of certificate of Qccupancy.ar any valid docu=-
mént i}e; letter of grant; three sets of architectural

diawings‘which shall include ¢ a site plan showing the

dimensions of the land, building and any eother existing.

identifying features at 1:200 minimum scale; floor plans
at a minimum scale of 1:100 at least two different elevaw
tions at 1:100 minimum scale; cross sectiom drawing
showing different structurzl parts of the building an@

the stair case, if any, at 1:100 minimum scale and detailed

>drawings showing the exact lecatiom of preposed sewage

dispesal system, including septic tanks, soakage system,
and pipe line from toilets, kitchen and bath-room. I
additiom, all these should be accompanied by applicatiom
fees determinable by the type of building propesed and
the existing raﬁés approved by the Bobard.

It has been found that such strict requirements have
not been respected by some big developers, For example,
that wasi® what made 35.7% and 36% of undeveloped plot

owners of Gadon-kaya and Badawa respectively to decide not

to look for any approval for their building whenever them

intend starting theirx project;.

s
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. Several reasons are reéponsible for this ;tand. iFiist.
amonyg those respondents 26,3% and 57.9%. of Gaon-kaya
and Badawa respectively consideréd the whole thing as a.
a Wikl of time. The second reasom is that thelfees~f
are too high, This view was given by 13,7% and 68,4%
of Badawa and Gadon«kaya undeveloped ploy owners

~ respectively., | , . . ;

Aﬁthough a majoxrity of 64.%, of Gadonh£§ya and
E 64% of Badawa expressed their desire of gettiing
appmovél fox théir building before constructiom, it

~should be stressed that whatevery-may be the'objecﬁ$ves,

Eit remains compulsory for any deweloper to have his

=Bm%ﬂd&ﬂg plan approved before embérking on: his project.
FPailure to do so is tantanmount fo.an offence subject
to punﬁ#hment;

Howeverxr,: some other respondents argued that their
reasons for not going te apply for the building plan
did not fall among these three responses. According
to one respondent, he intends not getting the approval
because his first trial was.futile effort daspite a.
long period of follew-up. Thus, several developers
continue to build disregarding an approved plan,a tre;gizm
has serious implications for appmopriate planning an@

2 develeément in these laﬁeuts. Inn#l;jthis categpry is
represented by 18.4% frem among respondentéaof Badawa

and 5.3 of those from Gadom-kaya.
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#  Expectedly, the offiéiaisi view regafding this !

matter is different. The officials claim that: the

Planning Authority does not waste time in approving
a building plan so long as the applicant meets the

< oed

basic requirements. Howgver, problem csuld emerge when,
Applicant& are selfish or are unable to present ;tandard
plans that,ame acceptable to the authority.At any rate
inability of the Planning Authority to disehargg its
d?ties promptly will constitutes a hitch to amn intending

develmpero

CBRIDIFICATE OF OQCCUPANCY

It should be noted that according to the pravisions
of the LU%, individuals and organisations that desire to
obtain new residential, commercial or indnsfrial plot
in govemmment's layout as weli as seeking té canvert‘
custcmary rights of occupancy inte statutory title must
apply to the State Governor for a legal grant of Land
Use right known as Certificate of Occupancy (C of Q).

Quite unlike the uncompleted plot owners, majority
in fact 78 .6% and 70.4%‘of the develéped plots owners
have processed their C-oflo.. between less than ome yeaxr
and ine to two years respectively. This trend is

explained by the table 4,5 .

Table 4.5 = DURATION OF C-OF O PROCESSING

Duratiom Deve loped Uncompleted
) Plot Owners P, Ownexs Tatal
Less than 1 year 78.6% - 2l.4% 42
1 - 2 years . 70.4% 29,6%. 71
3 w4 M 505 50% 6
5 years - ‘ 100% e | | -

SOURCE'. ¢ Field-work,1992



PFrem our research, it was found that the piepertiom ‘
of completed and uncompleted plot owners who spert 3 = 4 years
in obtaining the C of © is equal althmughfthe stoxy ﬁsﬁu

2

different among those respondents who spent 5 years for |
the purpese. In fact, only one respondent of a developed
plot falls into this category.

It may be argued that the high p0959531on of Certificate
of’@gcupancy among the owners of developed plots in Gadone
kayaémay not be unconnected with the occupation of fhe
. ovners of these houses who are larxgely bussinessmen -,

With:the cer%ificate of occupancy, the chance of secuxing

bankzloanS'is quite high, And even among the land speculaters,
" a house with C of O is more expensive than one without it.

On the other hand, the low responsive attitude of the
hncompletedAplot owners to process the C of O may partly

be explained by the nature of their development process
~uncompleted structﬁre. It may be assumed that when comp;eted?

the tendency for the Certificated plots to rise is very

high as the number of the developed plot owners applying

for the C of O become higher than the uncompleted plot owners.
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CHAPIER FIVE: -

A ' ' {

FACTORS AFFECTLING URBAN RESIDENTIAL PKOTS
DEVELOPMENT 1IN KAND MEﬁPDPDLIS

- INTRODUCRION

‘This chapter highlights the factors that inflﬁence
urban residential plets allecatiom and development i&?

Kano Metiropelis as confirmed by the questiennaire survey

and other studies. Such factors include building .fund,

~infrastructural services, size of,?lets@ land speculaw
‘tion and cost of building materials as well as location

i of plots. These variables shall now be discussed in

detaill.

' BUILDING FUND.

The importance of fund to any meaningful land dewa.

- lopment cam not be over emphasised. In fact, it can

be described as the live wire or-néxve of residential
plets dlevelopment, although the extent of the signffiu
cance of fundavaxies from one type .©f development to
another. The position of building fund in landidevelmpu
ment is parﬁicularly'crucialAin.ﬁrban‘residential plots
development, Quite unlike.xuxal housing, the urban
person lhas to invest substantial amount of money im
building hislhouse. In fact, none of the materials
required in the preocess (including watex) cén be
obtained free of charge nor cheaply. ; |

is
The lack of fund to embark on develcpment pr@cess/

'by far the most important factors that explaln the

occurence of time lags in the dQVelopment process.

| Its importance cut across the three categprles ef the

samp;lng respondents. Not only is it 1mporuant te the
.. B - 2 I.:,v; Lo ’
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~'J;holders of the undewel@ped plots,'it is equally |
significant to the owners of completed plots to whan
a lack of flund was a stumbling bldck in the course

of their development, Thus, 62,5% of the holdsrs of

o

undeveloped plots cited the laclke of find as the

single most important factor stoping them froﬁ develop=

ing their plots. Howevef, this proportion reduces as .-

one moves from uncompleted to completed ﬁlot OWNners.

The former has 29.5% of respondents while 7.9%vconsti~

E tutes the lat.er category. However therxe is #egligeble
difference between the proportion of undeveloped ploi
owners of Badawa (48.6%) and Gadon-kaya (57.1%) who
sited lack of funds as a problem. However, the diffew
rence becomes quite striking among the developed plot
owners (Badawa 46.1%) and (Gadom=kaya 1l,1%). Such
a wide difference may be explained by the occupational .
set up- of the two layouts; Bussinessmen and coentractors
rank}?pin tﬁe occupational cadre of the Gadonekaya
plot owners. Logically, they should have an easier

, access to . money for developing their plots than
their counterparts in Badaw#Awho are mostly farmers and
civil-servants..
Table 5,1 illustrates the ¢auges of the observed

time~lags among the three main catiegories of respondents

interviewed,
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" TABLE 5,1 - CAUSES OF TIME-LAGS IN THE DEVELOFMENI

" OF URBAN RESEDENTIAL PFLOTS IN KAND METROPOLIS

- Dew@lo-:

Uadevoes | Uncoms : %
loped pleted | ped ™ 7 Total
- Plot - Plot ®Plot ,
Factozs Quwners Ovnerw Owners Neo.
Lack of fund 62.5% | 20.5% | 7.5% 88 | 100%"
Cost of buile | ,
ding materials 21 ,7% 56,.7% 21l ,7% 60 1004
Lack of infrae- -
structure 100% ™ - 26 100%
Piot too .
small ' 100%. o - 1 100% .
Unsuitable
locatiom 100% - - 5 100%
Others 63 18,2% | 18¢2% | 11 100%
| ,
SOURCE ¢ Field work, 1992

¢ It left no onme im doubt that the problem of build ng

fund is more pronownced (62.,5%) among the undeveloped

plot owners, explaining why their plots are undeveloped

to date.

5,1,1 SOURCES OF FUND FOR FENANCING. RLOTS DEVEIOPMENL

The money planned 6r set aside for plot deuglope

ment must come from somewhere, This may be from

personal savings, bank lean oxr fram both sources othexg

than these main sources.

!
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- DABLE 5,2 - SOURCES OF FUND: - {

8)

Undeve~ Uncon. Develo-
loped pleted ped
. : ~ Rlot #?lot Flot ~%
Sourceg of Fund Owners Owners Owners Nb _Total
(&) Bank lean - 62,7% 37 .5% 8 100% .
(5) Personal ,
Savings 66.4% - 21.9% 11.7% 128 100%
€} A& B abowe 63.8%  12%%  23.4% - 47 100%
Oﬁher sources 100% - - 1 . 100%

SOURCE : Field-work, 1992

- Most. ef the developed plot owners have nevei‘enjoyed
bank loan as only 37.5% claimed to have used the source.
In fact, net a single iespondent came from amcng the unde-
welped respondents, However, its highést representation
was recorded among the uncompleted plot owners of the two
layouts with 62,7%. That notwithstanding, the general
pictur@:of'the table shows that bank loan as a source of
building fund has one of the least numbex of respondents
among the sampled population withlonly:@ight people out eof
the.on@lhundméd and eighty four re5pondents;

General ly, réspomdents using or intended to use their
personal savings constitute ump to 70% (128 of the 184)

' total sampied'populationualthbugh this is highly
concentratéd among the undeveloped plot owners who intend
using it when they come to develop their plofs. This
represent 66,.4%, For uncompleted ploet holders, the numbex
of.r95pondents‘using'personal savings for their development

. account for 21,9% although this proportion drop to about
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'_;Vhalf of this (11.7%) amohg the dEWeioped;p}ot owners.
| Nuite unlike baﬁk loan alone; thg use of banklloan
and personal saving has its highest respondents (63-8%)
among the ﬁndeveloped plot owners. Ihls is lnflupncpd
1argely by those respondents (Undeveloped plot owners)
intending to use'thelm-peié. 1sav:n.ngs.

The proportions of uncompleted and devgloPed owners
aiming for such dual benefit are 12,8% for the formex,
2?.4%.for the later. Suprisingly however, only a responwe
dént from the undeveiqped plot owners expressed his will

to exploit other sources than the three main ones discussed.

501,2  MATCHING FINANCIAL ESTIMATES WITH FLOTS DEVEILOFMENI.
%mhe amount of money to be used for developing a plot
is a product of an indiwvidual's estimates of goods and
services required in the development-process “ as well as
" the quality of the structure and the type of S@rvicesfit
is hoped to provide. These are usually based on the
current prices of those things in the market,
The quality and services expected of a house also
depend on the financial strength of the Builder. All
these would determine the'reqﬁired capital and the estimate
. .. of responden;;s° In view of eertain econonic difficule
ties, such estimates should be handled with care. |
It has been found that an overwhelming proportionxef
the sampled respondents prefer to embark on modest develops
ment projects that range from N20,000 - NSO 000, and
 M50,001 ~ N100,000. Thus, 23,9% and 43.4% of Gadon-kaya
respondents gave estimates of N20,000 - 50,000 and "

N50,00% - p100,000 respectively. The coresponding figure



. for.Bad&wa's undeveloped plot owners are 26 ,2% and
41.2% respectively. ‘ .

‘The number of respondents hOPiﬁQ to spend N100,001 «
N250,000 are higher (23.9%) in G?adon-kaya than those from
“Badawa layout (16.2%). ‘ » o, -

| In all, the highest response céme from the ca.t‘ef«-
gory of land holders wishing to spend between N50,004 -
jﬁxloo,ooo as 43.4% came from Gadon-kaya while 41.2%

are from Badawa sampled groups. These and other propor-

tions are illustrated in figure 5.

V‘G
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jIAﬂ?riticél examination of'fhis'figﬁre.éhdws that in all,
 the §r0portion of respondents in Gadon-kaya wishing fo
uée larger amount i,e, ra:;g;.ng from MS0.00’& - 100,000
and N250,000 and above are higher than their couwnterparts
from Badawa. In fact not a single respondent expraessed
his désire from among the Gadon-kaya sampled populationy
te use less thaniR0,000 for developing the plot, |
As explined in chapter 4, most of thesé estimates
a?e well above the annual income of.iespéndents. To
g;neratgs what is required will certéinly going to be a

pxoblen,

5.,1.,3 FINANCIAL ESTIMATES FOR COMPLETING D& VELOFMGNI

. Glosely related to estimates for plots development is
what is required:. to complete an uncompleted structures
| what is needed for completion is the baiamce between what
is spent and what was usually eammarked for the whole
development prqject; The e#timates are also affected
by the degree of development and changes in ecomomic
situation between the time of initial estimates and the
time of study. For example, the money required for
completing a structure that is gt roofing level cannot
be compared with that at foundatiom: level (assuming that
they have the same building ?la@}A These points should be
borne in mind as we consider the results; |
Substantial numbex of the xespondents from both
layouts expressed their desire to spend more than
Mi30,000 which falls into the range of N50,000 « N100,000,
However, a few needs N150,000, Those requiring more
than M30,00paccount for moré'ﬁhan half (55%) of thé‘

sampléd-poPulation at.Badawa layout and 47.4% of those
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am Gadon=kaya, onwever, very few people require less
-‘:than N10,000 for completing their structures.l This |
account 7 9% from Gadon-kaya and 5% from Badawa layout
respectively. Those requiring such amount as observed
in the.caufse of the field work and'questionnaire:
administratiom have done substantial parxt of the;r develop=-
ment. |

Finally respondents needingimlogooiiw 20,000 are
higher in Gadon-kaya with 18.4% than those from Badawa
(iO%Dbut the reverse case was obtained among dévelopers
requlrlng N20,001 = N30,000, as 30% came from Badawa
and 26, 3% from Gadonwkaya, )

At this point, it should be elear that thé money
réquired for development or for its completiom is a hitch
to an instant dewelopment, This hitch can be better
appreciated since many respondents in fact, the highest

‘ representatiom from both layouts do not earn anythingtnear
their estimates, and do not know when they would’acqyire
sufficient moneyp? complete their development. Invariably,
the development proces would be delayed perhaps till a,
time when the economic condition of the developer
improved, |

5.1,4 INADEQUANCY OF FUND.

Inadequancy of fund set aside or earmarked for develepment
is noet uniform among respondents., Whereas, respondents
have qxoésly inadequate money set aside, others have more
of less adequate provisions. However, some respondents .
cannot even say with precision: whether such money is @nougﬁ
or not., Respondents of this nature were largely encoun-
tered from amomg the uncompleted and undeveloped plot

owners,
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In AIl;-alﬁost a half of the sampled respondents 0}
"the undeveloped plot owners of béth layouts have grosslyA
( inadequate money . This represent 42.8% of .. Gadon-kaya
and 42.3% of Bada@a. On the other hand, 25% and 38% of the
uncompleted land holders in Gadon-kaya and Badawa expressed
that their inadequate»nature of their fund is negligeble.
. However, 33.3% and 9%9.1% of.Badawa and Gadon~kaya owners
of developed plots are very much satisfied with the amount
of @oney they set aside for developing their plot§,. In

other-words, the capital was very adequate.

Howevet,'an'appieciable numﬁer of the undeveloped piot
owners of.BadawA 15, 4% and Gadon Kaya 21,4% advanced that
the§ are not sure as;fo whethex or not‘theiIUY capital would
be enough; This account for the highest respresentation
among the three set of plot.owners; No wonder, they are
still at theixr preparation stage;

The brealk do&n of the financial inadequancy ;xelamivg
to its causes among the sampled.populafion further reveals
that 84.4% and 88,9% of the inadequancy of the undeveloped
plot owners of Gadon-kaya and Badawa was caused by high cost
of building materials, Similarly; the same problem wa@l
advanced by the already developed land owners as 93.3%
from Badawa and 72.7% from Gadonwkaya complahi@ of the same
problem, o -

- However, not a §i99}? respondent among the developed
land owners complained of labour cost, and even among the
undeveloped piot holders, only 7;4%|of Badawa are thinking
of laboux COét to be.aastumhling block when they wish.to

embark on theirxr development; For their counterpaxts from



68

“Gadonwkaya, the problen aig not get. any gxound as |

“ nolyody complalned of it,’ - ' . ;

Onm: the other hand, 15,6% and 27;3%,of undeveloped
and developed plot owners of Gadonwkaya have different

problem other than the two discussed earliex. This

view was equally shared among 3;7% and 6,7% of the

undeveloped and developed land holders of Badawa layout.
According to them, their main problem that‘caused
1nadequancy of their fund was the 1ack of a prov151om
of light and water to their plots by government which
they have to provide by themselves.

INFRASTRUCTURAL SERVICES.

The provision of infrastructural services is a
éompliment to a comfortable housing development and its
sulisequent occupation. Amenities and services in the
form of-electricity, Piped borne water, accessible fbads,
schools and market among oﬁher things are some of the
pmux:equisites‘ to some land developerxs foxr develdoping
their plots ¢« To some however, these are mere pgckages

that can at best be described as secondary. BEssentially

- then, with or without them the plot development will go

unabated provided that all ' other things are moving well
i.e. development fund and building materials,'

As a matter of fact, provision of a compiete
infrastructural services to residential layouts have
for long not been in operation in Kano Metropolis

according to KASEFPA's officials, Presently, only

physical services are provided in the form of roads and
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-Jdgainage. Howevei, the teseaichér di;cdberedlfhat even
these physical services are not adequately provided and
the existing ones are not efficientiy done.

It may be submitted that the trauma. of today's”
problems has made people to view the provision of
finfrastructural services particularly electricity asIAt
mere luxury. No wonder, majority of the respondents in
the two studied areas showed lack of concein for their
provision. | ; ~
: However, the high response of 26% stating that a lack
of infrastructural services caused delay in development -
amond the undeveloped plot owners of Badawa layout may not
be unconnected with the locational set-up of the layout
relative to others whiégrbetter off service-wise.
Moreover, this may be coupled with the fact that most of
the respondents belong to the low and medium income
groups. These: groups «reférs to table 4.3), considering
their annual i;come (below ¥6,000 » N1LO,000) may find it

impossible

difficult if not/to provide these services with their
meagre income. Conversely, the faet that none of the
holders of the uncompleted and developed plots in both
layouts considered:: this factof as important may be
linked up with their development stages, and with the
economic level, It is known that many of the'well to=do
land owneré?F;Yid%;these amenities for themselves through
the installation of stand-=by generators and the drilling
of boreholes; For those who cannot affoxd these amenifies,

hand dug wells and lanterns are used to supply water

and 1ight respectively,
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'SIZE OF PLOT - P .

4

The plot size according to many respondents (99.5%) .
is not the issue at stake, Under ideal condition of

operation,; the plotsp’lmfnded

{(including 50m by 50m type}
can be used to erect 4-5 bedzooms bungalow. MOwever,wt
for a one storey building this numbexr of deIOQma couia
be doubled (@o produce 8«10 bedrooms). None-tha»less,

a few respondents considered size of plot to be too small
and they have to seek addxtlonal land near theix own to
merge° - The demand for an additional plot)s) is 11m1ted to
well to-do people because, fox .the common man, a 51ngle
plot usuallly takes years to be develmpgdo For this, only
a respondent of the undeveloped plot holders-of Badawa
layout advanced that it was the small size of plot that
delayed its developnent. Undoubtediy, the cost of an
additioﬁal plot in itself can delay a potential dguelcpe;
particularly if he is not financially/bouyant,

It becomes clear that the rate at which plot§ are
left undeveloped (34.,6% and 36,5% of the sampléd popula=
tion respondents in Badaﬁa and Gédoﬁukaya layouts)
convinces one to accept that the size of plofs is not
a pressing préblem among the delaying factors.: The
inability to raise adequate fund owing to the prgsgnt

economic doom in the countrxy is a prime factor in explaine

ing the low representation of this responses.

COST OF BUILDING MATERIALS

The period since mid=1980s has witnessed an increa~-

.sing up-surge in the cost of materials particularly for

building, Virtuallyg_with no exceptipp the cost of all
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‘~Jc6h$truction materials has been inflated by (from 106 o
1000%), In fact, in some cases, the increases is even‘
| muchrhighe;; | ' »

To this end; 21.7% of the undeveloped plot ownexs.
in the two layouts believe that their cause of delay w;s
high cost of building materials. The breakdown of this
proportion between the undeveloped plot owners of the
two layouts revealed that this figure isg ﬁade up of
uﬁdeweloped plot holders of Gadon-kaya alcone, and those
of Badawq_did not give the cest of bgilding materials
as a delaying factor,

woweveig.the cost of building =« materials constitute
aiformidable delaying factor'among tpe owners of un come
pietgé'gi both layouts (18.3% in Badawa and 38,3% in
Gadon«kaya); Even those who ~ ° have completed their
plots development still cite the cost of hu;i;ding

materials as a ﬁxoblém: This was shown in the next figure,

figure Ge.
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;f One interesting ficture arising'éuf“of this figure
is fhat most of the - affected respondents_aré from
Gadon-kaya layout where a lot of buildings were observed
tv be undex construction. The competition for available
métefials merely help to escalaté prices further,

At this point, it may be difficult to say with
precision: the percenﬁa@e increase of labour cost over the
past years but, it was clear from the intefview with
some builders that the labour cost has recorded an

éppreciable increase particularly since the mid-1980"s,

'~ In many instances, the labour charges are not fixed so

negotiation has to be made between the two parties, (the
potential developer or plot owner and the construction
fim or builders).

The cost of labour was seen gs'a delay factor by 2.&5A

"~ and 8.3% of the undeveloped plot respondents of Gadonrkaya

and Badawa respectively while 9.5% and 15.4% of the responw«
dents with unbémpleted and developed plots respectively

in Badawa layout also gave it as a factor. This means

thaf " quite unlike the high cost of building matere
rials, the cost of labour as a delay factor is more
pronounced among Badawa reSpondents than their counter-

part from Gadon=kayae.

LOCATION

Of the 90 and 50 total number of the sampled popu=
lation of Badawa and Gadon-kaya layouts, 5.5% and 2.8%

respectively of the . holders of-undeveloped'plots

pin-point that unsuitable location of their plots was the

~single most important factor delaying them from =~
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developing the plots. Coincidentally this categoiy of
response is only limited to fhe undeveloped land owners
of the two layouts. It stands to reason that the owners
gﬁagn uncompleted or developed.pldf cannot complain of .
ug;ﬁitable location: knowing fully well that such problem
existed right before the commencement of the project.
Of interest also is that this negative response on loca=
tion came largely from beneficiaries of government resi=-
dential plots allocation,.as against those categories who
purchased their plots through land market.

Moreover, this findings underlines the fact that
government's allotées who aré allocated plots almost
freé of charge stand a higher risk of facing poor loca=
tional problem. It is an established fact that places
théi havé gieatéx accessibility also have higher comparae
tive advantage. Importgnt factors such as monetary
consideration involving travelling cost to work and
non~monetary considerations such as well'drained and
undulating locatiom may be presented as good for acce~
ésible residential location. In fact,it has been argued
‘that the higher the accessibility, the higher will be the
value of the land in question. 3@£ecti§é1y"therefore,
the pattern of accessibility creates a pattern of urban
land use which wili be concommitant with the pattern of
land values" (Balchin et al, 1977). Similarly the
relationship between accessibility, land uses; its
values as'well as the intensity of utilisation are well
documented. Thus,with increasing demand for an accee
ssible site, the tendency for the same plot to be deve=-

loped faster is higher (Ibid, p.13).
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5.6  OTHER PROBLEMS T T {
Other problems classified here are broédly of two.
main types. These are delays due to out of town FRSlw

dence and delays due to land speculation and or re&ént
£

o
a‘

‘travelling out of town could have adversely affécted
‘the ability to mobilise respondents!® meané of develo-
ping: the land especially if such travels are prolonged.
@n the other haﬁd, those who hava:j?st,bought theirx
%lcts fram the original allotees seems not to have had
the time to put things together at the time of the stmﬁy.>
However; since one of the most striking features of
ﬁrban land holding in Kano Métroplis is land transfex
§uch purchases encourage land hoarding and delay in land
development foxr speculative purposes. It was di scovered
. in the course of this study that an individual could
hoard as many as 10«15 piaé's‘a Similaxly, it is the rule
rathexg%ga exscépftimn: for u plot to be assoeisted with
2 = 3 transfers from the time of its first allocatiom
to that of development. Needless to menticm that all
these encourage speculatiom. For one thing,; the land
speculator has to keep these plots for a leng period,
perhaps till a time when he is convinced that the profit
that would be acrued therein meets his expectations,
.Infa.separata interview with some land vendors,
it was discovered that more than 60% and 45% of all
plots in Gadon-kaya and Badawa lgyouts,respectively
have at one time or the other been bought and sold by
two or more buyers. Cansequéﬁtly,_itAWaé discovered

that a plot in Gadon-kaya that cost 210,000 - H15,000



ait the time of its allocation (1987) could today cost

as much as M100,000, Similarly, plots at the time of

allocatiom in Badawa which cost between M5, OOO = N7,000

bt

is today sold at the cost of MN15, 000 N20, OOO

In partlcular 63,6% of the owners of the undeveTOPed

f]

‘plots and 18.2% of each of the owners of uncompleted.

qdbdevelopéd plots =+ gave travelling out gr‘recent pur-
chase as their reasons for delay. ThLS 15 made up of

54 Sbof the undeveloped plot holders in Badawa and

9 ‘1% of those from Gadon-kaya and all the 18,2% for
developed.oﬁbuncompleted plot owners came from Badaway
This result contradicts the exPectatlon thut respondents
in Gadon-kaya who are mainly bussinessmen and contrtactors
who travel alot and have money to purchase léhd should be

affected more by these two factorss.

RELATIONSHIP BETWHEN THE DELAYING FACTIORS

Im the preceeding sections, an“axtempt h#é been made
to exblain*the delaying factors in *solation of one anoe
ther, Im this sectiom, the association: between these
variables is the subject matter of interest Lt may be
wrong to assume that these factors opexate 1n total
isolation., Many are 1nferwoven, i.e. mutually 11nked=up
with one anothex.. However, the level of this relationw’. -
ship may involve only two or more factors even~though é _
facuor hay assume over-~ridding inflﬁence“ Inﬁother woxdsg

the presence of one major problem strlngs along other

minor problems which would be solved 1mmed1atelw when the

major one is solved. For example, rost of 1nputs .

would cease to be aapxoblem when there is uufflclent funds,
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Undoutedly, the probleﬁ of building fund is a
stunbling biéck forxr many deve1Qperé ie@, 62.5% of the
ﬁﬁdeveloped,plot holders, as well as 29,5% of the _'
unésipleted land owners either expressed éirectiy of
indireetly, Consequently these proportions of responw
dents considered that with funds at their disposal,
most of the remaining problems would have been light.
Essentiallyrthen, the high number of respondents that
complained of building fund as a majox pxoblem in the
development of urban residential plot in ;elationxfo

cost of bullding materials and labour among cothex fage
" ﬁ.l 13

‘ axe -
' tors?mot be suprise nox, should it be viewed in isola~

tion L] N " ' 3 L

ENHANCING.QUICK DEVELOEMENT OF URBAN RESIDENTIAL PLOTS.

epinions differ signifiicantly among respondénts
as to how development of urban residential élots could
be eﬁhahced, Based om using standarxd materials,the
hi@heaﬁ response came from'respondents who opt forx
govexmment®s subsidised building matérials.é This
account fox 95.5% and 62.3% of the undevelo;ed plotA
qwnérs of Gadon-kaya and Badawa layouts resbectively;
For the holders of uncompleted structures, 79.3%'fr6m

Badawa and 76,9 from Gadom-kaya would like tha prices

~ of building materials to be subsidised. Im fact, the

cwners of the developed plots recoxded 50% and 63.1%

" from Gadoen Kaya and Badawa respectively in favour of

such subsidy,
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$uPiisingiylhowever, very few people are of the
ijnign th;t tke provision of bank lqans can enhance
faster develppmenftof plots. This response account‘fo?
2.2% and 5.1% of the liolders of undeveloped.plcts;
12.5% and 9.7% of the uncompleted plots,.13,8% and
5.3% of @he develoeped land holders of Qadopnkaya and
Badawa layouts ;espectively.

Howevex, nene of the hoidérs of undevelcped plots
;ﬁ Gadongkaya wants government to dewvelop. these piots
for sale to the applicants. Some of their counterparts
in Badawa supported the measure, recording 20.8% of the -
regpondent s, Ihpﬁe in favour of the provision of site
and services as well as the provision of developed
houses for sale by the richmen &r pfivate companies are
quiﬁe few. In fact, it is only two respondents (5,1%);
frgm among the gncompleted land holders in Gadon-kaya
that supported the matter. Similaxly, onlﬁ three
persons (4.7%) think that faster dévelopment of .urban
residential plots could be enhanced.wi@h the construc~
tiqn of liouses for sale to the applicants.g

'Oh the other hand, 21% and 3.4% of the:owners of
éeﬁ@lnpgd and uncompleted structures in Badawa layout
h@yg no alternative measures. A-similax response was.
e&p:essed Qy 2.2% of gndeyeloped land owneré of Gédép«
kaya 1ay9ut. .

The fact that many respondents opt fo;-subsidisiné
tb@%i@iﬁ@ materials is not. unconnected with-ﬁhe @@3@ |
wi, th which that optiom can be impiemenmed$' The xespﬁmm

ﬁaﬂﬁs argqed thaﬁ'th@ inherent pxoblems of adquisitioﬂb-
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“a f
N . i

‘compensatiom and allocation of land viswa-viz the
provision of the necessary infrastructures in form of
site and. services can cause alot of delay and-dafy -
immediate solution. ' | _ C
ancnrning their disrégard of the provision of bank!
banks can not give commensurabide structure on the gxound,
particularly if such structure is to be sold.

: nhe fore901ng notuw1th-stand1ng, ‘a large proportiom
of revpondents believe that development would be much
faster if developéis are allowed oxr if people would be
more intgrested to use any material they can lay‘their
hénds on, §upporting this view are 89.6% and 88,7% of the
owners of undeveloped plots in Gadon~keya and RBadawa Layomts
respectively, Moxre respondents amohd the holders of |
'uncompletéd plots 694;4% and'94g7%/;f Gadom-kava and Badawé
respectively) accepted the idea. Suprisingly 2Ll Eespomm'
dents (l00%) of the completed plot owners in Gadonwkaya
supported the idea. However, in the case of Badawa layout
only 50% of the holders of the completed plots wexg in
favuux,' |

Accoxding to many respondents that accggted ;he idea
such provision would not only encourage faster development
of urban residential plots but would go along way in
solving the acute sh@rtage of houses in the.urbaw‘centres
and set 1n~mot10n11he possibility of ach:ev1ng the cojectlvw
"of “"shltex for all by the yearx 2, OOO"

But some of the few that "rejected the idea across

.the three categories * . in both layouts advanced that if
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such should be allowed, éh@ ﬁuaufy 6? iﬁe ciiy wﬁﬁid
be lost, Some even went om to say‘tﬁai sﬁmé'peéplé_
would no longer be interested in building additibhai -
houses if such trend i; éﬁcoﬁraééd. it is sﬁﬁ%i;ing 1;
fhat many respéﬁdents are uﬁaﬁaré %ﬁéé use of lbéél
materlals is allowed by the provxsmons of Kano State

Env1xonmental Plannnng and Protectlon Agency.
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CHAPTER SIX.

CONSEQUENCES OF TIMB-LAGS

This research has confirmed that for varicus reasons
there is a long pericd of delay between allccation andi
develophent.of residential plots in Xano Metropolis. Sdéh a.
a delay-in the development of residential ploits has |

inherrent consequences which shall now be higlilighted,

6.1 . CONSEQUENCES }
': Land speculatiom whieh. is. an act of holdihg a 1anc1’.~

resources for (long)) pericd of time in en anticipation
of a béttex profit has been xrecogniged as one of the
major consequeﬁces of time;lags in the development of
urban residential plots in the study area. Speculaw
tion of land can involve the conversion of one land
use to a more beneficial use. Similarly, the temm can
be extended to cover the Actionlof builders and land
developers wﬂo develop land for various uses « such as
for Houses and shops, and later sell these structures
to prospective buyers at high prices. The act of land
speculatiom can be categorised into three sub-divisions:
Conversion of land use to xaise the land price, from
say agriculture to industry; the buying of farmlands,
particularly aromund the urban périphery in an_anticin
pation of higher returns by the payment of compensatioin
and the hoarding of residential land up~to a time
when the demand has reached its climax {Dmusi, 1987 aﬁd '

Liman, 1989, p.7}.



'Tﬁhekkirét two éategnries are diréctly ielatéd to goverpmeni's
acquisition and allocation of urbanvlapd vhile the last
category is associated with delay in urban residential
plots development such as one under atudy in Kano Metxopo«
Jlis., Today, land speculation has attained a degxee of wi
sophisticatiom manifested by_these three levels of‘intew
raction. As reported earlier, it was discovexed that sub.
stantial number of the éampied plots in the two layouts
has at one time or the other been bought and sold., This
suggests some delay in putting the land into meanlngful
development, Inevitably the price could have doubled ox
even trippled im the process, to an amount which is beyond

the reach of many people.

Awother consequence of delay in:the plots developnent

is an inadequate provisiom of accommodation to meet the
. ¢

‘need of an increasing populatiom., This gave rise to over
using the existing infrastructural services. This
include schools and piped borne water. chrtainly3AKanu
Metxopolis is presently undergoing acute housing problen,
over«crowding ang prollferdtlon ?fglums and sguatter
setilements, Worst still, is the deteriorating conaitlons
of the existing enes. Thus, directly or lPﬂmELCTEJ the
occurgnCe of time«lags hightens the demand for urban
residential plots; It leaves no one in doubt that the
ability of the public sector to meet‘the ever-increasing
demand for uxban residential plots is very rémote, at

- least given the present rate. As the a1located plots are

gmven to- thOSe who do not develop it, the tendency 13 the



=.apg&ications of genuine applicants or devquPérs to
continue to pile-up, Furthermore;.with increasing
realisation of the nom;r95ponsive attitude of the autho=

rity concerned towards revocation of'plots, many people

use the system as an avenue of making a fortune by the ?

i

0

sale of the allocated plots.-

Similarly, devéloPment in the foxm of '"Uxban Shadow"
hasSbeen generated in the study area. This is evident from
thg frogwleap system of development whiéh leaves some
sp;pes between developed and undeveloped plots. Of course
a situation whereby new layouts are designed and'allocatéd
before the.development of the prozeading..onesshould be
exPected-to create undeveloped patchy open spaces and uneven

spatial development.

Furthemore, it has been obsexvéd that some of the
uncompleted buildings are used as hideouts by hooligan;.
This in turn constitutes a societal nuisance as'many oxf
them are thieves and drug addicts, '

Like the menance of land speculation,"Urban Shadbw"'
development and over streched use of theé available infra=-
structures as well as the social problems manifested
by the act of hodligans are collectively caused, directly
oxr indirectly by the failure of the Land and Regional
Planning Directorate to perform its duties effectively.

If every piot is effectively monitored from the time of
allbcation to that of development, apprqpxia£e regulations
applied to undéveloped plots and effected aftex two yeax
development lapse; inevitably such prompt action could have

‘at least reduced if not eliminated the problems of land

speculation and that of Frog-leap development process in

Ty
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the layouts. Effective monitpriné would have alsé
. . : . . . L. e e o "t s . .:.N{” .

prevent illegal sales, while adequate provisions

of infrastructure would encourage timely develope

rent of layouts.

o

QISCUSSION
© with the catalogue of ecopomic changes faldng ~
place over the years particularly the devalpatioﬁ.of
the local currency and the rising cost of building
materials, many developers find“thgt'tkeig initial '
monetary estimates intended to be Qpents in
developing theix plots have been doubled ox trippled,
For wage eqrpérs, this in¢£ease in cost %@pl@gé more
years of savings while for petty traders and casual
1ab6urersp it kills the chances of continu ing to
dgvelmp:their plots,

- Speculative delay and re-sale negate  the
principles of Land allocation which aimed at develow
ping the land when allocated. Such a practice
equally contfadicts the local operatiom of land
pplic&es such as the lLand Use Act g%q&)?

It is the conviction of this researcher that
alot could be achieved iﬁ the development gf_ggba?
residential land in the study area by channeling
the building materials to retailers or developers at
reasonable prices particalarly to the low-income
earners.,

The above conglderatlon bglqgs to the fore

the 1mportance of developlng and mexov1mg the 1oca1

buxlclng materlaIS. It may bhe possible to xeduce



’~co§t‘by about '40% if impréved'lbcélly px6éuced materials
are ptilized by bgi;ders}x With'timely and’pIoper
renovation, building-with such logal &gterials could last
up to a century. Typiéal cases in point'are Gidan Dan
Hausa {one of the buildings of history and culture

Bﬁreau) and the British Coqncil 1ibrazy situated iigq;.”
inside‘the heart of Kano city (Birni). Unfoxtugatgly,
most develop&rs are not interested in using‘local buil=
dlng naterials desplte 1ts known econamic advantages¢ I?
ié gontgnded that tnlt attltude may partly be aﬁfxx?gted
to ignoxéﬁce on the part of the dgvglopers .Iconge;nLng
the pxovi;ion‘allowing the use of 1oca1 materials @gs
ggthexgd from an official gf thg Kano State 3&2i¥0$%?§¢a1
Planning and Frotection Agency), and partly due to the
high taste of such develbpers fox anything said to be
‘"modern";  Undoutedly, the Colonial hgngovgrs of both
elites and illifgrates towards wusing th; so~called
"Western Modern" building matexigls‘is also a reason,

It is a fact that many of them cqnsi@gxéd enything outside
the ""Modern" scope to be ﬂ%pgtadatgd, degrading, lg§§
fashionable and inferior. The gqyexpgenf?s affitng§,in
this sense has not helped matters. The use and gpplicam
tions of such matexials cquld hayg'beep dgmop;t;gteg
extensively nation-wide., In fact, some of %p%'g%gwfggﬁgw
housing estates ¢ould have been nsed as a gggglé One
sbnits that if such relatively cheap local building mate-
fials ave disregarded inevitably the cost of the MEodems

ones could continue to skyrocket.
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' Anqther area of concern is the provision of
adequate infrastructure in new layouts. - But, consicering
the current economic pxoblems facing govexnménts and the
high demand of urban residential lénd in the study ares,
the hope for immediate solution to this problem is 7
dashed. Moreover, the low processing fees of appliqgm
tions for urban residential has remained unphangg@ fox
years further complicates the prnblém.of-land gpeculation
;nd freesing. Ideally, each layout should have the _ .
rgquiredrbasig infrastructural services but the gggt
should be reflected in the fees charged for the applica-
tion for the plots, The draw-back to increased appliw
éation fees however is that it may reduce the chances

of the low income group from acquiring plots,
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CHAFTER SEVEN

SUMMARY , CONCLUSIONFAND"RECOMNEN@ATIONS

SUMMARY

I

- Many factors are responsible for time;lagé in -

{

the development of urban Ie51dent1a1 plots in the study

area., The facﬁors can be categorlsed 1nto Glx main

‘groups i.e, Jack of fund; high,cost of building mate=-
‘rials, unsuitable location of pléts; and the small

‘gize of plots. Others are lack of infrastructural

services in the layout and speculation ox trasfer of

plot. The relative importance of each factor differs,
‘but léék.of fund is one of the most imbbfiaht leédiﬁg

;fémtoxa

Explibit from the stﬁd& also is the fact'fﬁAt the
allocated plots changed hands from the time of fbéi%
allocation tozthAt of development. In fact, it can be
safely inferred that three out%iVery five plots in the
sampled layouts have in one time or the other been sold
and bought.. nhls clearly shows how p&cts are spacvlated
instéad of %héix develb@méﬁf;- Inc:dentallj, these
transactions are not official. Ihus, they wauld be
;t'éqjai:ded iliééé\l '

Contrary o prevwous £i ndlngs, thu use of flndnrlal

¢apabillty of an lndlumdudl allot&e to embatk on

deve10pment is not stxlctly used although 11 is
sllghtly 1mposed 1n some 1nstannés by the cffic%dlw

of the‘land Dllectorateo Howevex, lrxevpebt1Ve or sts

degree of applicatibh;a substantial number of the
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11ﬁtees seems:to be u51ng the system as aﬁ avenue of
maklng a Iortune through false declaratlon of flnanclal
capability through the use of their wealth to stabilise
for their econcmic advantage. In other words some of the
beneficiaries are practically incompetent fiﬂancia11y~of/
déveloping their plots while others are finamciall iy able
but very speculative:

Allocation of land” paltmculdrly in the urban areas
ha$ been a subgect of controvcr%y among resparches fox
1ong. InAfact, many regarded the system as a bmaednng
ground forlc@rxuption;and favorxitism, However, ' Cour
findings réveale@ that the allocation.system is theoreti~
caily designed to be a right vide the LWA but practically
oriented to be a priviledge 'in most cases. Similarly,
there are diverse criteria used in determinhﬁwho are the
potantialAallotees. Such criteria used include the
socio~political atmosphere prévailing at the time of the
allocation and tge time period sitice the aspplication was
submitted. A cross section of the allotges furth@r revealed
that dirrespective of their ecomomic grouwp the tendency for
such plets to be left undevelopzd orxr uncanpleted fox
years is verxy high. This asertiéﬁ.is supportive when
one consider the composition (economically) of the allotees

from the two sampled layouts.

Bqually, it was observed that many of the respoendentsg

were uging or intended to use their pérsenal Savings for

‘developing their plots. Many of them found the money they

had, either just inadequate or grossly inadeguate to

 embark on these development ., Thig is made worse by high

cost of building materialsy

Lamn,
-
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/ gimilarly, our findings revealed that the |
degree of plots development in'Gadénukaya is'ralatiﬁely‘
highex than in Badawa. The differences, have been explained
by the provision of better infrastructural sepyices.idxhe
proximity of developed neighbourhoods and the acqgssibiiity
aﬁd strategic location. l

The inifial hypothesis are resolved as follows
Land speculation has not only @@gn'fopnq to be ap.establi—
shéd cause of delay in the development of urban residen-
tiél plots in the study area, but it also contributes
significaﬁtly in daghing the hope of a common man in.
owﬁﬁﬁ his plot for building a house. Furthermore, delay
infthe development of plots has been observed to be one
of the leading factors in explaining‘thg acute hgusing

problems in the study area.

Faster development could be achigvey! if developefs

‘can use affordable building materialg they can afford

rather than force to use the so-gglled imported materials,

CONCLUSION

ﬁgnd speculation is one qflthe most striking features
of 1aqg trqpsapt%pg %n the.stﬁdy~arga.

Sim§;§:}yg laxities on the part of the authority to
enforce revocatipn: on undeveloped plots has left many
plots undeveloped for more than the two years allowed for

development. Although, this has bgen largely attriputed

‘to favouritism, Jlack of manpower personnel and capital.

Like the trend in the westem ~ countries, reffoca-
ting residential dwellings from the core (inside city) to

the periphexy was observed in the study‘axea,
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‘Many of the pilot ownefs in Gadon-kayaihave exPréssed
their desire to move fromiinside\@igg; to the éaid Do
layout. The principle is however more true for
G5d0n~kaya:than for Badawa 1ayc;utc This may be connec
with the mumber of points raised already i.e. Gadbn-
kayaggx relative proximity to some developed neighe
bourhoods. Such a transfer or ;elocat;ng of one's
house may equally be linked with the desire to live in
a well planned layout devoid of congestion; OVer-Crow=
- ding and ineaccessibility .

.,Development of plots among the sampled layouts
shows negli&ﬁgf,*relationship with changés in the
economic set-up in the country between 1987, when the
plots were allocated and the economy byAthen relativel
fair to 1992 when the economy is in bad shape. 1In
fact, many developers developed their plots when{the‘
cost. of building materials has become very'expensive;

4All in all, time~lags in land allocation and
developmemt have created additional burden.to‘the alre
deploxable housing condition in the study area, land
speculation and "Urban Shadow" development ambng'othex

things.



7.3 RECOMMENDATIONS:

The recommendations given in this study are
broadly divided into two main components: Long and

short term solutions. The former consists of an

integrated land policy or alternatively the adoption of g

site and services scheme. On the other hand, the latex

consist of immediate measures that can temporaxily
' be implemented to reduce the intensity of the identi#
fie@ p:v:oble:ms.__{MM
; For a 1ongLsolution, irtegrated- land policy is
recommeﬁded. As the name implies, %p_integmated,-%%gdA
policy entails the coming together of all thé relevant.
policies working collectively as one in achieving the
desired policy on land. It is believed that, their
co-existence will harmonise the proper execution of the
desired-objectivese |
Essentially therefore, simple logic dictgtes that
when the acquisitiom, compensation and alleccation- of
land as well as the materials and fund for its developw
ment are provided its fast development will be enhanced,
This will be made possible because the relevant poli=
cies would have simplified their functions in the
realisation of the desired policy on land. This should
be done with the provision of sufficient land made
available for publig purpose as and when needed espe~
¢ially for the henefit of the less privilédge@ sectiom

of the society,
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. The imtegratiom of the land policy will provide

s

easy access to land by all people and at all times moxe

{

eéﬁecially the low income earners. Thé funds needed

fof its developments will be provided by the financial
institutions including banks. To make it more effective,
leans should be tiedwup with some.conﬁtruction matexialéﬁ
i.e. cement and roofing sheets, #With the necessary |
infrastructures supplied by Planning Authority and subsie
diéed buflding materials (by governmeﬂt) aﬁd produced by
thé manufacturing companies and soldldheaply to the low
income group vis-a~-viz the strict‘imﬁasition of developmenf
and planning comtrols i.e. revocétion of plots coupiled
with an articuiated housing policy that aim at prowviding
hoﬁsing for all, land development including residential
buﬁlding will be enhanced.

It is the contention of this researcher that the ¢
present operation of the land policy (i.e. Land Use Act)
in isolation is what generates land speculati on énd,tha
time<lags in plots developments, So to improve the situa-
tion, the above poelicy has to be operated simultaneously
and collectively in enbancing the proper execution of the
Land Use Act. The emphasis in this - policy however is
vexy much on the low income group with a view of assisting
them to acquire the land and means of its development casily.

Another recommendation is the adoption of "Gite and
Services". Although, lack of infrastructures accowt fox
only 26 respondents, limited to only undevelopad plot
owners and occupying a third position {among the delaying

factors advanced by the 1ease~hoiders},'itsAconsidexation
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. (ﬁéite and services") is‘borneAdui of the'fact that
quite unlike provision of loan, "éitg and services®

is meant to benefit alot of people, In fact, the entire
people having plots within the serviced area, ioreoves,
the facf that substantial part'of the hqgsipg unit can:J
Ee constructed (to the individuals concerned) cléarly
mean that algreat deal have been accomplished thus,
leéviﬂg_an individual'with not too much tq‘QO. More
éfteﬁ than not, respondents consider buidding fund as the
;ipha and omega of plots development. A. factor whiqh '
ﬁggv uséd to summarise or make a sum=total of their
éntire problems generating the delaying factors at the
AGtrimént of the other factors. Thus, explaining the low.

:representatipn of some of these factors.

'Many governments are now giving the question of
site and services a second thought for housing the iow
imcome earners., This is a total shift from fh? conven.
tional method of congtructing hnusgs directly=by'th@
government. The method of dirget construction has been
found to be unecononical and umsuitable in nmeeting the
demand of many people, .Preéegtlyg there is a wi de
acceptance of the heed to provide basic services for many
people rather than providing few housing units foxr a
Tew,

In the scheme, the basic infrastmctyral services
needed for developing the land are provided. This

include water, electricity, access road and sometimes



'utllity. Also, walls orx coxe hﬂuqlng untts can he pravamﬁd‘
‘but the maln constructlon is usually left to- indlvmduals
or groups and is usually carried out‘qp a self-help
b#sis,. Essentialg‘therefore, the system encourages an
individual to explore his skills and techniques in: develop=
ing his land through the use of the available KESOQICbS:, “
Further, credits are sometimes offered by puhlic,Agencies
to help develop these plots; and the production cost
15 relatively low. |

! Site and $ervice§ as ugsed to dgscribe a schemeg of
positive governmenﬁ.;encouragement of the growhth and
impxovement'of towh has aw in addition to this objective,
ﬁhe prime desirxe: of ensuring that a town growssufficiently
té accommodate the growth of its population. The third
objective is to ensure that the scheﬁes are carried ouf
in a minimum cost and are thezefo;e'affquablg by the low
income gréupsa The scheme is diffexent from the present
system of pmctskallocation in the following wayés 8ize of
the project which operates in view of the expected growth
of the towns. Infrastructural provision which are put
in place right before allocation. PFlots in this scheme
are sold so that the cost of the expenges are xecove:éd
for embarking on another project by the govemment; money
must be readily available to be used in purchasing the land
or prowide: the infrastructure before it is generated
from the beneficiaries. Similarly, individuals are provis
ded with a loan in a form of mortdage toml@ indiyidual to
"~ build his.sfrqctux@. |
prevei, it sﬁoq}d be noted that a site and services

programme in any growing town: like Kano Metropolis is
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onlyrfully effectlve if government purchases enough !
land to mat ch the pOpulJiiﬁn growtho Ii the progxamm@

is too small fhgre will be too mueh cvmp@tlﬁxon f@x tha
avallable plots and thexr market pxice w111 anrease

s

thusy bringing them outsxde the reach of the 1owest

income group.<

A 51te and serv1ces pxogramm@ is therefore cxltxcalay

dependent upon reabonablyfaccurate data'concernlng thp
needs of the 1ntended @ccupants in terms of house and
plot provxslon, and their flnanc1a1 statuso SCM» “
reasonable estlmates of the gxowth of the town, of cost
of constructlng varlous standards of uxban serv1ce, and

of the rental and capatal values of the resultlng houslng
. N - s TR e Y
{‘ alﬁo required. A feasibmlmty atu&y of any p“npoqeﬁ

Py !l{

pmcgeat is therefoxe es QHt&&la

In v1ew of the time that may lnkely be taken beforn‘

1,

the 1mplementatlon of the long term measuxes recemmenned
‘ above, the followmng short term measuxes are suggested“
The pmesent sy$tem of mort@ag@nln the country should

be 1mpmoved. nhls calls for centrallsLng 1ts actxvmtles

at the state level and establlshlng as many bmanches as
Yo Ariy O rar sl L

pOSSlble to ease 1ts operaflon.

Enough fund should be prov1ded to both Dlrecxorate

L

of Land and Reglonal ?1anm1ng and KASEPPA so thdt
Al Aatasoas A, me Tinat

enough land can be acqu1red and compensated w1thout delay.

4

S e AR Chee LaNi

@n the othel hand9 Lnfrastruc+ura1 oerv1ces eh0L1d bb

o
I

prov1ded by KASEPPA S0 that allscated plots can be

CamlBe eald SRV TN .JJUv, Sonan e

deveIOped.ea81lyu-

o
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-Sﬁncellahd speculatioﬁmisAone of thelleading fa&tox
" in explaining delay goverﬁment shbulqkenforce a sﬁiict'
penalty for any plot that is left undeveloped for more
than five years. This measure becoﬁe necessary becg;se
the two-year development period is too = = . §4weﬁ%i,'
considering the rate et which plots are left undéveloped
in differenf layouts vis~a=viz the current economic . .
recession facing the country. To>this end, ground rent
for a bare plot should attrxact high charges. To make it
Qore effective, ingtant revocation. should be enforced on
any plof.that is left undeveloped after five yeaxs. ,Sﬁch

measures will reduce the problem of land speculatiom.

Furthemmore, governmént should awvoid unnecessary
delay in: disposing urban residentiai land té genuine
developers, To implement this effeétivelyyright neasures
have to Be taken im allocating the plots to most deserving
ones not to those who use the avenue as ground for making
a fortune.

In addition to these,governments and other finaucial
institutions should give out soft loan (i.e. interest
free) to developers to facilitate their land development
particularly to the low income groups. To implement
.this successfully these loans should be linked with some
building materials such as roofing sheet s,

It is an undisputable fact thaﬁ no hqusing policy
can succeed without an éssuxed supply of building m@i@w
rials. To this end, effort should be ihtensified by

'gpvernments to encourage the use of the available local
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x ﬁ&w'ﬁéiéxiais; This équaiiy calls for more réSearch-on
’ these resources as it also required the goﬁeﬁnment to
demonstrate the use of these matefiaié,v in construcking
some of the bui:ldings. | -

IO reduce the tension of acute hbusihg supply and&:
high rent of houses, governmeht should decree that all
banks and other private companies should in addition
to the provision of accommodation tqﬂfhéit staff use some
pbrtion of theixr annual profit 1§,in_b6nstructiﬁg low cost
hﬁuses for both renting and. direct sale tb.fhé peéple; ‘

Equgllyfimportaht is the need to review the Land
Use Act with a view of keeping it upito-date. This should
effect changes especially in areas such as aéquisifibn:
and compensation of land as well as the question of land

holding ceiling among other things.

(

To enhance proper development of layouts, government

" should reélax some of the building planning requirew
ments such as the use of svakage system, detail site plan
and architectural dxéwing with a view of removing the '
stringent demands after all, it was shown -thatt
substantial - number of xeépohﬁéhts did not honouxr such
requirements,

It is the belief of this researcher that alct could

be achieved by implementing these measurss;
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APPENDIX I

BAYEROD . UNIVERSITY, KAND T
GEOGRAFHY,; DEPARTMENIL

M, SC, LAND RESODURCES PROGRAMME RESEARCH =
QUESTIONNAIRE TO UNDEVELOPED: LAND ALLOTEES

l,a How did yow get your plot 7 _ !
(a) Direct allocation (c) Gift
(bﬁ Purchase | (d) inherited
(e) Others = (spécify) ’ -
l,bzg How long did it take from the time of youx application
' to that of allocatiom
(a) Less than 1 year .. {ec) 3-4 years
(b). lee2 years | - (d) More than 4 years

2.a 2 What' was your objective in applying for the ppot %
{a) To develop it (c) To sell it immediately
(b)) To keep it until later @d) Others {specify)

2.b If the objective was to develop it, why have you not
develop it? | ‘ '
(a) Lack of money (d) Unsuitable location -
(b} mMlot too small ‘ {e) others, (please specify.
(c) Lack of infractural services '

3 When do you hope to develop it 7
(a) This yeaxr (1992} (c) In 2«3 years time

(b)) Next year (1993) © {d) Moxe than 3 years
) . fram now,
(e) I don¥& know
4,a How adequate is now the money with which you earliex
proposed to develop the landi ? '
(a) Very adequate {c) (Grossly inadequate
(b) Inadequate (dy 1 dott?t lnow

4.b If inadequate ox grosély inadequate why so ?
(a) High cost of building materials
(b} Cost of labour
{c) Otthers (please specify),
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0.a

9,b

“What is your mailh souxce of Finanding your development

now 7

(a)

(b} Personal Savings

Bank loan (e) A and B. above

Do you intend getting building planning permissian
before developing the land ?

(a)

Yes (b) Ne g

If No, why 7

(a)

(b)
(o)

‘What do you think should be done to ensure faster rate

it is a waste of time
The fees are too much
Others (please specify)

of land development ?

(a)

(p)
(e)

(d)

(e)

(£)
(9)

Provision of bank loan

Subsidising building materials

Rich people or companies should develop it and
sell it to applicants ‘

Site and services should be provided
GQvernmenf should develop plots and sell it to
public ‘ {
Othexs

Y don't know.

Do you think development wsuld be fastex if people

can be allowed to build according to their ability to

afford the building materials

(a)

Yes .. (b)) No

Is this plot your firét allocatiom, if given through
dixect allocation ¥ '

(a)

Yeas - (b) No

If no, since when di2 you buy it 7

(a)
(b)
(e)
(d)

-

One year back (1991)
2.3 years

4.5 years

6 years and above.

- K
oyt

{d) Others (please specify)
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10  How long did it take you to obtain the C of O 7
{a) Tm less than one yeax (c) 3 = & years
(b) 1 « 2 years ; (d) 5 years and above.

(a) Personal residence {c) A and B above -

(b) Rented residence ' (d) Residential and
‘ Commercial {shops)

1i1.a What was your initial type of building 7 A -

11.,b Has it changed 7

. {(a) Yes _ (b)-No
12 % Do you have a house in additiom to this plot 7
% (a) Yes (b) No
13 what i's your occupation: ?
(a) Farming v (d) soldiering

. (b) Working in Civil Service (e} Others (please specify)
(c) Bussiness/Contracting

14 What is your annual income ?
(a) Less than N6,000 S
y (b) N6,000 - N10,000 ;
{c) NWL0,000 - N20,000
{d) More than N20,000

15 How much do you intend to spend on developing the
plot ? ’
(a) Below N20,000
(b) N20,000 ~ WN50,000
(c) W50,001 - M10O,000
(d) N100,00l - K250,000
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APPENDIX -II-

BAYERO UNIVERSITY, KAND
GEOGRAPHY DEPARTMENT

M. SC. LAND RESOURCES PROGRAMME RESEACH
URESTIONNATIES FOR UNCOMPLELED LAND ALLOTEES

.When did you buy or was allocated the plot 7 .

(ab' This year (1992) {c) 4-5 years

{(b) Last year (11991) 4d) 6 years and above
How did you get your plot? -

(a) Direct allocatiom (¢) Gift

(b) Puxchase (d) Inherited

101

e) Others (please specify
) Others (please specify)

When 'did you: start developing the plot 7
(a) This year (1992) ‘

(b) Last year (1991}

«g) 2«3 years '

What causes delay in your development (if any)?
(a) .Lack of capital (¢) Cost of building
(b) Cost of laboux : materials

i _
When do you hope to complete yopr development?
(a) This year (1992) {c) In 2-3 years
(b) Next year (19993) (d) 45 years
(e) I don't know,

How adequate is now the money with which you proposed

(d) Others (Please specify)

to develop the land at the ‘time of allocation ox when

you first bought the land?

(a) Very adequate (c) Gzossly inadequatg
{b) Inadequate ' (d) I dontt lmoy

b4 . . e e Then o . ] . o AA b P N v
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6, ‘What is y6ur main source of finance now? if

8,

10,

11‘

(a) Bank loan

(b} Persoal saving

(c) & and B apove

(d) Otherxrs {plegse specify)

What do you think could be done to enhance_fa%terﬁ,

development ? '

(a) Provision of bank loap

(b) Subsidising building materiajs .

(c) Government should develop plot and sell it to
 people. ' , :

(d) Rich people or companies should develop it a,d
" sell it to applicants.

(e) Site and services should be provided

(f) T don't know

(g9) Others (please specify)

Do you think development would be fastexr, if people
are allowed to build with the materials they can
afford 7 :
(a) Yes ' (b) WNo :
Do you have apy house in additdon to this plot
(undex constructiom) 7

. (a) Yes (b) No
How much do you intend spending for completing your‘
building ?
(a) Less thap N20,000
(b) N20,001 - M50,000
{c) MN50,001 - N100,000
(d) N100,001 -~ 250,000
(e) MN250,000 7 and above

wWhat is your occupation 7

(a) Farming

(b) Working in Civil Service
(c) Bussiness/Contracting
(@} Soldiering -
(e) Others (please 5pecifyj
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13

14

15 |

what
(a)
(b)
()
(a)

is your annual inccme ?
Le&slthan M6, 000

N6 ,000 - NLO,000
MN10,00l~ N20,000

More tha, N20,000

Do you have a C of 0 7

(a)

Yes

If no, why ?

(a)
(b)
(¢)

How long has it taken you to process it

(a)
(b)
(c)
(d)

It is a waste of time
The fees are -too much
Others (please specify))

In less than one year
"l =« 2 years ‘

3 w 4 years

5 years and above,

?

[
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APPENDIX III

BAYERG UNIVERSITY, KAND o
DEPARTMENT OF GEOGRAPHY

NUESTIONNAIRES TO DEVELOPED LAND ALLOTEES o

wa did you get your plot?

(a) Direct allocation: - (d) Inherited

(b) Purchase - | (e) Others (please specify)
{c) Gift ‘

How long did it take you to compdete your hofise ?

{a) Less than 1 year (c) 3 =« 4 years.

(b)'_l - 2 years (d) . 5 years and above

Was there any'time-lag between its starting and
completion ?
(a) = Yes ’ (b) No

If.yes, what caused it?

(2) Lack of money

(b) Cost of labour o ,
(c) High cost of building materials

(d) Others (please specify)

What was your main source of finsncing the project?
(a) Bank loan (c) A and B above
(b) Personal saving (d), Others (please sgpecify)

Do you have a C of O for the plot ?
(a) Yes ' (b) No

If no why 7

(a) It is a waste of time
(b) It is not necessaxy

(c) The charges are too much
(4) Others (please specify)

How long did it take you to process it 2
(a) Less than 1 year

(b} 1 « 2 years

(c) 3 -4 W

(d) 5 years and pbove
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: ﬁmid you have building permissiﬁnabefofé youmémbark

on this project 7 ) N
(a) Yes | (b) No |
What do you think could be done to enhance
faster development ? ,
(a) Provision of bank loan : st
(b) Subsidising building materials -
{c) Government should develop plots and sell it
to public : _
(d) Rich people or companies should develcp it and
sell to applicants. el

Do you think development would b£7i¥e§éople were allowed
to buidd without approved plan ? () ves (b) Noi.

How adequate did you find the money you proposed to
develop the land 7

(a), Very adequate

(b) Inadequate

(c) Grossly inadequate

(d) I don't lnow

If inadequate what caused it ? |
(é) High cost of buildiﬁg-materials

(b)  Cost of laboux e

{c) Others (please speéifyy

what is your occupatiohn?

(a) Farming

(b} wWorking in Civil-Service
(c) Bussiness/Contracting

(d) Others (please specify)

What is your annual income?
(a) Less than N6,000

(b) N6,000 =~ N10,000

(c¢) N10,001 - NMN20,000

(d) . More than N20,000
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