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ABSTRACT

Housing is very essentinl For humcn survivel,
but it hes olsoc become ¢ universsal problum which
varies from country to ccuntry in tocrms of the magnitude,
Mimention ond couses. In Nigerin thore arc housing
shortnges in the urbon centris which nro ~ttributeble
to immigretion and naturcl incresse. Thors is huge
shortoge with concemitant beacklog of housing supplies
due to the low rete of constructing ncw housing units
both by the public ond privete scctors. The study
therefore intends to compore the housing dclivery
system of the public ond privete secturs in Kodunae
Stote with o view e identify some problons in reletion
to the process of housing delivery ond! conscquently
mnke recommendotions ond proposols tuwcrds offective
housing delivery system.

For the purpose of this study dotz w s collected
from the study =ree through the use of guestioneoires,
interviews, fielcd observotions and nvrilnblc stotistics.
The dote was snolysed monually toc srrivod -t useful
results for the study. In terms of contributions by the
two sectors to housing the anmlysis rove-lod thet in
Kaduno privete commercinl housing dominctc in its mejor
residentirl nreos of Doka, Kokuri, Kowe ~nd Tudun Wede.
In Zaria private commerciol housing nlso cocminete in
Sabon Gori while privete populer housce oninate in the
welled city and Tudun Wede ond  institutionol houses domi-
nrte in Scmaru/University erca. The nnrlysis further
reverled thet privote pepulor houses domninote in Ketsing

walled city.

iii.



The anolysis olso reveoled thet Koduns Leing the Stote
cepitel hes the lergest number of houscs by the public
sector of 6.7 thousond followed by Zori with 5.9
thousand nnd Ketsine with 2.2 thousantd.

On the whole privote sector contributions out-
strip the public sector. Nevertheloss housing supply
by the two sectors is not adequate to wect the ever
increasing demond for housing in the stu'y ~reo.

This is becouse of the low rote of provisicn of new
housing units attributeble to some probloms facing the
two sectors,

The onolysis identified problems « 7 1lond ocquisi-
tion. With regarc to the private sccgor it revesled
thaot the process conr requirements for l-n! ccquisition
are too burenucrotic ond beyond the roeceh of the low
income,Gmw the other hond the public scotor is feced
with the problem of site approval on' the locotion of
the site itself., The snalysis further Ldontified
finance rs another problem to housing dolivery.e The
privete sector is frced with stringent Lonk conditions
beyond rench of the low income ~nd poor pursoncl
savings for housing. The public sector is foced with
the problem of diverting govermnment gronts Tor housing
to other uses, The enrlysis revenler thot both sectors
are foced with the problem of importo!’ conventionel buil-ing

moterinls to the negligence of locsl Guiliding metericls

iv.



as ~+ stipulnted by the building regulations and bye-laws,
It further rcvezled that the public sector utilises contract
strategy for constructing houses which inflates actual
cost, Analysis also revealed that the use of consultants
in the public sector for layout designs increases cost

of houses, Del:-ys in approving layout plans by the
private sector rlso delays rate of housing supply, The
analysis still regealed that the process of manage-

ment in the public sector delays ~llocation of houses,
repairs and disposal of refuse while tenants in the
private sector are left with repairs and solid waste
disposal,

Based on the problems identified above from the
analysis it is recommended that the 1and acquisition
process be strenmedlined to avoid duplication and the
requirements be moderated to favour low income group in
the private sccetdr to acquire 1lend and build their own
houses through subsidised serviced plots, Suitable
sites be given to the public sector for residential
developments, It is nlso recommended that banks should
be encouraged to zive long term loans to the private
sector for housing on moderate workable conditions to
favour the poor, On the other hand government grants
for public housing should be so used, The study recom=
mends flexibility in the building regulations and bye~
laws to encourope the use of both conventional and local

building materials for both sectors,
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Local building industries te be boosted to make
available enough local building m=terials especially

to the private sector, The public sector is recommended
to engage in both middle and high level manpower traine-
ing to enable it use dircect labour in construction

thus lowering cost of houses, The public sector should
also use direct labour to design residential layeuts

to reduce cost, In addition layout plans for resi-
dentinl development by the private sector to have

quick approval to faclilitate housing supply. The study
finally recommends that the management process be
streamlined in the public sactor to facilitate maintenance,
In the private scctor, maintenance should be the full
regponsibility of the care taker,

In conclusion, the situation so far reveals that
government plnces more emphasis on the public housing
sector than the private housing sector which has made and
1 still making the largest contributions in terms
of housing supply. Government should therefore
encourage by giving incentives to the private sector
as it possesscs more potentials for housing delivery

especially for the urban poor,

i,
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CHAPTER ONE
IRTROVUCTI ON

1,10 INTRODUCTION

Housin; is a process of transforming pcoples!
socio-cultural values into physical form, It involves
the process of loveloping land into houses which
relate to the peoples' way of life, Thus as a process
housing continues to relate the inhabitants to their
physical, socinl and ngychnlosical environment, A dwele
ling house thcerefore providces for the daily domestic
activities of the inhabitants anl satisfies the biolo-
gical, socinl, cultural, psychological, political and
economic nceds, In relation to biolopical needs shel-
ter is provide! for members of the family, in relation
to social nc.ds the relationship pattern within a family
is defined .yd for cultural needs human valucs real or
imagined are expressod, For psychological needs, a
dwelling house provides privacy while for political

needs it nortrays the status symbols of individuals

within a particular socicty and for cconomic needs,
economic benefits are derived by those who can rent out
their houses,

Housingz in any society is one of the basic human
necds, Thus it has becn acknowledged as a universal
human activity, but it has al1so0 become a universal nro-
blem which varies from country to country in terms of
magnitude, “imension an” causes, In Developing Countrics

the housing roblem is scen to be acute in the urban



centres, This is attributable to rapid urbanizatign
and natural increase which leads to the concentration
of pecople in the urbon centres.1 Large proportion

of the urban population in developing countries are
low income carners who »rc poorly housed because
existing housing stock cennot cope with the increns-
ing ~omul~tian “rowth,

In Nirerin, the Housing problem is also scen to
be 2n urban onc¢, Mabon;unje sees the Nigerian city
as "where the housing problem is acute becnuse trndi-
tional buildings are not accepted, legal acquisition
of land is beyond the reach of the poor, employment
opportunitics are limited and population is rising
rapiﬂly“.z
1.20 JUSTIFIC,.TION COF STUDY (RESEAKCH PROBLEM)

The housini;; problem in Higrria is said to be
acute in its urben ccntres, Kaduna, Zaria and Katsina
towns in Kaduna 5tate inclusive, This problem is
appravated by immicrotion especially rural-urban
mipration to the towns mnd cities in search of job

opportunitics, This results in quantitative shortapge

1. Dakhil, F,H, Housing Problems in Developing Coune
tries Vol,I1 ork, Jo Wlley and Sons -

ew
Chichester 3678,

2, Mabormunje, 4, et &) Shelter Provision in Develop-
ing Countrics, Ed, by C,I, Jackson Chichester:
J, Wiley 1 &
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of houses in the urben centres., Consequently there is
a huge housins shortave with a concomitant backlo;s of
houses in tho urban centres resulting in overcrowding,
lack of facilitics nnd poor environment~l conditions,
Other problcms associated with housing in Nigerian
urban contres, including the study area, include
organic erowth of slums, escalating rents compared
with tenants' income, larase houschold size, high
occupnncy ratio, difficulty snd high price of securins
urban land, very limitod mort «zage finance and lack
of realistic 'nl nifforcable housing construction,

The crux of the housing problem in Nigeria re-
lates to the low=income enrners (those carning less
than 125,000 per annum) who constitute over 70% of
the urban populsation, Within this situation the prin-
pal actors in the housing delivery network are the
public and nrivate scctors., The performance of the
two sectors in "wusing surply especially in Kaduna,
the State Capitol with industrisl and commercial acti-
vities and Zaria, =n Educntional town, has been slow
in meeting the hwusing needs of their growing popula-
tion, The roate of prolucing new housing units especicle
1y by the uvutblic sector and the private commercial
subscctor has been slow to meet the housing requirements
of the towns, The rivate popular subsector has ever
since dominated the prowision of housiniz supply in

Zaria anl Katsina,
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The physical implications resulting from thecse
acute housing shortages in Kaduna, Zaria dnd Katsina
are of concern to physical planners. The two sectors
i,e. public and private have a lot of potentials in
the housing delivery network in the study area,
The study is therefore prompted by the issue of poor
rate of housins »rovision by the public and private
scctors which results in acule shortages in the urban
centres wherc the largest concentration of people is
found, Kadunn, Zaria and Katsina are the largest
towns in teorms of populatien in Kaduna State, Factors
militating agoinst 2 smooth and effective housing
delivery will be highlighted with a view to identify
some of the problems facing the two sectors and make
proposals and recommendations for a smooth and effec-
tive rdelivery system, This is intended to reduce the
acute housing shortages in Kaduna, Zaria and Katsina
and other Nigerian urban centrces and to consequently
minimize the physical consequences of housing shortaes
like slums, Inaccessibility, lack of facilities and
poor cnvironmental conditions,

1,30 AIM AND OBJECTIVES

1.3 Aim:  The aim of this study is to compare

public and private housing delivery system in the

case study aren with a view to lidentifying some of

the problems facing the two sectors and making propo-
sals and recommendations for a more effective deliverry

.

system,



1.32 Objectiv.s:

To be ohle to achieve the aim of this study

four objectives have been outlined, These include:

Te

3.

b

Through ¢ roview of housing policies nnd progra-
mmes to identify the roles and contributions

of the public =2nd priv-te sectors in the housing
delivery system in Nigeria,

To evalunte the contributions of the public and
private s.octors in housing supply in the study

arco.,

To identify problems of land acquisition, finan-
cing, builling materinls and construction, desimm
and layout on! manazement facing the two sectors,

To mnke proposals and recommendations towards
solving the problems as identified under three
(3) above,

1.40 SCOPE ;JD LIMITATION

The study will focus on three selectcd towns in

Kaiuna State, These towns are Kaduna, Zaria and

Katsinn,

These three tovms are seclected becnuse:=

1.

2,
3.

The towns hrye the hirchest mopmlation concentration
in the order listed i,e, Kaduna, Zaria and Katsina.

The towns have the highest cconomic activitivs,

The towvms hove the highest investments in housing
by both the public =nd private sectors.



1,50 DaTa CCLLECTICON

Sources of Data Collection- This study collected

data through exlsting liternture, questionnares,
interviews, field observations, and avallable sta.

tistics,

Technique of lnta Collection -~ Informal interviews

with Governaent officisls wore conducted to obtain
desired informction,
Questionnaircs«one percent sample framework was
applied to the major residentinl Aistricts in the
study area to obtoin the ratio, between private
commersial anl private popular housing, |

£11 deta collected was analysced manually,

1.60 STRUCTURT OF THE THESLS

The thegis comprises four chapters. Chapter one
introduces tie problem of research, aim and objectives,
scope-and limitstions, sources and techniques of date
collection, structure of the thesis and definition of
some terms, Chapter two denls with the Housing Pro-
grammes and the contributions of the public and privatc
sectors in housing supply in Nireria, Here housing
programmes anl contributions by the two sactors to
housing supply in Koduna State was also reviewed,
Chapter three vdenls with the contributions of the
public and wrivoate sectors to housing supply in the
study area anl considers problcus of housing delivery

facing the two scctors, Chapter four deals with
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summary of {in'ir ‘s, rccommendations and policy
issues relate? to housin; supply by the public and
private sectlors,

1,70 DEFINITION OF 3SOME TERMS

Some torms used in this context of study need
to be defined to #ive a clearer picture of idcas
intended,
171 Housini:: This refers to dwelling units and
their environuwnt, facilities, utilities and services
which make up the environment, Housing is therefore
a process anl a product, s a product, it kas a des-
criptive noturc with respect to its character and
organization, i4s = process, it is an orsaniged wey
of transfornin;: peoples' socio-cultural values into
the physical state, It nlso involves the process of
developing 1and into houses which relate to the people,
1,72 Housing Unit: A room or group of rooms providin-
accommodlation for or intendel for one household, A
housing unit in o compoun! can have scparately ins-
talled facilitics for exclusive use by the household
occupying the unit or common focilities installed in
the compoun:d to be sharc! by the Jdifferent households

occupying tlic housins units within the compound.3

3. Ichaba, I,U, Existing Condition and Future Housing

Need for lokurdi s Benue State Capital 1976-2000,
Unpublishe! U,R.I', M,5¢c, Thesis, 1977,



1.73 Housing Delivery System: Thic »ofirz to the collec-

tien of huuéing producticn mecheonisme lilc. lond', finonce,
builcing mcterinrls ane' censtruction tcchniguos ond
erministrotive cevices by which housin, o 2vices cre pro-
virle? toc the cunsumurs.ll The precoess of housing supply

is 2 compunent of the felivery systom which is in response
to existing demrnd within 2 given community ot = given
timc one! ploce. The principel actors in the housing
relivery system ~re the public end prive $o scctors,

1.74 Public Sector: Yhis scctor in hiuvsin, is charrce
teriser by contrel over the whole procose of housing
cdelivery system by the Feder~l, 8tot, Lowal Gevernments
of their rgencies. Fully serviced, [Lmanont ond complete
housing units ore provided and subsidiso) through governs
mint finoncimg to the tenrnts. Moint n noo of the housing

o g8 B 0ro aVve th t
units uner this scctor arc by gavernon Lunte like the

Housing Corpecrotivns/Autheritics. In i ot croses public
houeing i1s nimed ot relieving housing shozt-gus feced

particulecrly by loueinecome ecrners in urbinn contres who

constitute more then 70% of urben popul tiin.

Le Nrticnrl Housing Pelicy, Ferdersl Govoonont of Nicerin,

1940,



The eriginal conception of public housing in ceveloped
eountrivs wns to shelter people ofter - mijor cisoster

involving n complete or partinl destructicon of the peoples?

homes.  Thus it wes an emergency momsurs buing on effective
sheltering .
way of /' - Prople offected by such Jlsosters.  Such

pecple could not immediately housc thouaslves thus public

cirt wes necessrry.  The stotus of public housing since its

prigincl conception has rfrastienlly chenges o' hes become

» mejor meons of housing supply in mnny countrice. Therwo

ig o diserepancy in velues between those whe outhorise,

plon and fesign the housing units and thise who live in
~n¢! use tho housing unite. Under the public sector therc
rre three suascoctors.

1. Puhlic Housing for the public - houwsing provided by
the Central Government or its ~gonocy For the generzl
public without discriminetion whotsoover,  This
include houses under Housing Corpor~ticns or Autho-
rities for the public eon rental ur cwnor cccupled basis,.

2. Public housing for eivil servonts - Hore houses are
provided strictly for govermment cmployees especliolly
civil servants excluding privete scotur workers.

3., Instituticnel HroueEing - Housing is orovided only for
staff of schools, intitutioms ono pevoerneent institu-

tiopnl estabhlishmentsa,
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1.75 The privete sector - This housing suctor is
controlled by indfivicduels or corperzte Lodics in the
finoncing, construction, ownership ond’ wointenence of
the housing units. There ore two sulscctors under this
sector.

(i) Privete Populrr Subscctor « Here houseg ore
provider by inciviruals ond F-millis gssentinlly
fer their use vrlue. Houses nro meont to provicde
shelter ond comfort to the individucls ond
fomilies.

(11) Privote Commercinl Subsector - d .7 houses ore
providec by incdivirucls or corpoa:to bocdies on
rentnl besis essentinlly for profit wotives.
Houses provider pamge from individu -l housing units
to lnrge scele commercinl housing cst tes. Yhis
subsector is therefore chornctorioos by profit

oriented developers who nre out to anximise prufit.5
The study intends to proceed 'y looking ot the

housing progrommes enc' contributions of tho public ond

privnte sectors to housing supply in Nicorin end Kecune

Stete respectively,

5. D' khil' F. H. (1{)7-J)| -'::O C1to
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CHAPTER  Tuwi

HOUSING P"RUGRAMMES AND CULNTRIBUTIGNS UF THE
"UBLIC AND FRIVATE SECTCURS IN NIGERIA.

2.10 Introduction:

This chapter intends to review the housing
programmes in Nigeria so far in order to highlight the
contributions of the public and privete sectors in
housing supply. The review of housing progrommes will
also be mecde on Kadune Stote as the study arec o nlso
highlight the contributions of the public and priveotc
sectors. Housing progremmes sre the sctusl schomees or
projects by which statecd gonls end objectives of =
housing policy are achieved. Contributions to housing
supply is the actuel: echievements of the housing
programmes in terme of housing units cctuelly comgleted
for use.

For the purpose of this study the reviecw of
Housing Progremme in Nigerio cover six periocds.

1. The pre-coloninal Ere

2. The Coleniel Era 137 = 1960
3. The First National Development
Plen Period 1962 - 1968
L. The Second Netionanl Develupment
flan Period 1270 - 1974
5. The Third Neticnal Developpent Plen 1975 ~ 1980
Period
6. The Fourth Netionel Develupment Vlan 1907 - 1985

Period
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2.20 HOUSING PROGRAMMES IN NIGERIA

The housing programmes and contriliutions by the public
and privete sector to housing in Nigeris 2r2 summarised
in Table 1.

2.21 Pre-Colonial Ers: Table one shous thint the private

populer subsector dominated the housing suzply in both
Nigerien urbocn erees then i.e the ol indircnous cities
like Oyo, Ile-Ife, Zarim city, Konc city _nd Ketsino

and the rur=l sreas. Privete commerci-l housing sterted
in a very smell scale in the above mentionod indigenous
cities. This suhscctor thercfore provido:] z2ccomodation
for migrants who ceame into these czitice Vor trede.

The public housing did not featurc durin; this petiod.

2.22 The Colonial Era 1914-1960: During the colonial

ero contributions of the private popul-r subsector still
dominated the housing supply in Nigoris - s chown in Table
1. This period ssw the establishment of now towns like
Port Harcourt, Enugu, Keduns, Jus to nontion a few.
Thesc new towns served os pttractive poinic for migrents
in seerch of whitc ceolar jobs. Tho privote commercial
subsector therefore provided accomodoticn in these new
towns for the migronts thus increansing tholr scele of
contribution.

The first Nigecrien Government intorvention in housing

wes based on the original emerocncy conc ¢t of public housing.
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Table 1 ..C -1 NMoS AND CONTRIBUTIONS OF PUBLIC AND PRIVATE SECTORS IN HOUSLING
DILIV.NY IN NIGERIA,
Private Sector Public_Sector
Period Frivate Private Public Housing g Staff Housing Institutional
Fopular Commercial ! Housing
Pre~ Dominated Started at
Colonial in Housing indigenous citifes
Era supply small scale
Colonial Still Migration to Started in Lagos | Beginning of Introduction cf
Era Dominate new cities for ]| 1928 due to G.R.As Lagos= Missionary Schools
1914-1960 in housing jobs, contribu< Bobunic plague Reg-Prov Hgters| Introduces Institu-
Supply tion increased tional housing.
1st Plan Dominant in Contributions Housing as sub=- G.R.As inheriteq¢ More Schools
Period rural areas increase slow= | sector Town and by Nig. Senior increased
1962-68 Dominate to ly with in- Country Planing | civil servants,| insti tutional
a lesser creasiéng L.E.D.B. Reg. H, | B/Scciety to Housing
extent in new] migration to Corps 24,000 give mortgage
towns new towns units for Lagos. | to Sen, Civil
Servants,
2nd Plan ..s above Contributions Housing still a G.R.As extended| Government take
Period to housing 4 subsector end of | to new 12 State| over of scheols
1970-74 supply increasd wal® - 12 States | Capitals - more schools.

—————— e .

more remarkabls

- need for

urbanization

detached

more houses

industrial mﬂmi&ﬁ
|

- Army and Police
Barracks

- thus more

- inst., housing

S



Toble 1 cont's.
Period Privete Sector nCUHMM Sector =
Priv-te Privatc Public Housing taff Housing Institutionnl
Pooular Commezrci 1 Housing o
-TOoChin Housing received
housin: morc cttention
- netionzl
PWAreness
1971 - N.H.C.
1972 - N.H.P.
Trrget - 60,000
Locw cost Units
1973 - F.H.A.
3rc! Plon Contribu- | -migretion Housing s its 4m.m.pm extended Contributions
Feriod ti tG -urbonizotion sector. Main to 19 St~te increased with
1975-480 housin, ~-furth  incr, | Obj - to incresse Capitals ~nd more schocle,
supily in priv-ti H. supply to L.G. Herrdgusrters | ond Govt
still commercicl relief urben poor. estoblishments
(rminctes | housing feQe Hocusing trroet
H. Est~tus -202,000 nt cost
P-1m Gr:vi of #2.56. 1977
ages; Alh. Netioncl Housing
Robiu, Ko Procge decentrrli-
Amsdi Fl -ts, zed.
P/H-reourt.




*54AQ0 12207
o3 papuaixa °*Soxd
*Butsnoy 3g3aba
COﬂu:mww sa *"AuU3l 3
Butsnoy 40 AI3sTuTW
*Artenuuz

poon‘ooz - 320xeg
wexboxd *H°N

*Outsnoy 210 *S2I3U22

. *guaTIAbIN 1T uugan

et s sxagzenbs _Iny 4o, caﬂpmquﬂouMu . qUGUTWOR

sTooyag » JUBWUIBA0Y a1G2IAtTY Aottod 8801 puu

squUAWYS TGS 1207 pud *H man - 086l ajol 8731312
JU3AWUIAA0Y squgtdan ajeld *o72by mofs 3t 3Ng ~I03 Ut Go-0u6l
axow yiIm ut sasfotdws 03 puz Buysnoy | SUOTINGTIFUOD Attctoadsa poTIad
Bugseaxoug FUBWUISA0G 2T 0y *4A00 USTTITATY futsaaaouy JUUUTHOQ uSTd 4Ih

DUIsSnon ToToI2wwon Io1ndog

Teunt3n313suy Bugsnoy JJe3d Butsnoy atIgny O98ATI4 332ATI4
poTIag

I0332g ot1and

10303g 33CATI4

*P,;3u00 | atgey)



- 156 -

After the Buheonic Plogue of 1928 in some porte of
L~qus Island, the then colunicl administrotion ceclered
thcse perts of Logos Islend nos unfit for hueen hrbitetion,

R slum clearcnce scheme wes emberkod uwpon. Thoe Cispleoced
femilies mostly low inceme cornore were to boe eohcuscd
somewhere in Surulere dovelcped by Gouvernmont. fost of
the displreced fomilies were not rehoused. Tho 7w
housing units completed were cccupied by high income
eorners who could =2fford the rents chorgued. Thuo the
slum clerrence and resettlement programme in Logus
morkerd the beginning of public housing in Nijori-.

This perice ~lso merked the beginning 0 public
housing for civil secrvents (see Toble I).  The culonirl
neministrotion focused its efforts in construsting
supercte houses fur the expetrinte steff outzi'c the
built-up rrers of the towns ~nd cities. Thus. oourrnte
expetriote quertors were known rs Guvernment O corvetion
Arens (G.R.A.). This ider of G.R.As. stort.! in Logos
where the colenisnl odministriotors first scttles -nd
eventunlly extended to Kegilonel Hueodguartoers Liko Ibeden
Kodunz ond Enugu ond Proviei=nl Heodquortoers.

House designs one' loycouts of situs were pr € -typus of
whot existed in Britein.

A few most senior Nigerion civil servonts Denefited
Fram the Rfrican St~ff Hcousing Scheme introiuc o during

this perinc.
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The coleniol cre olse stw the introduction of
Missicnrry Schoels into Nigerie. Houscs worc provided
for the stoff of thesc schools, This therefer. morked
the beginning of institutionel housing in Nijonl-o,

2.24 First Notionel Development Flon Poriod 40 00-1968:

r
<
- -

The Privcte Sector - Contributions € hioucing

supply by thc privecte populnr subscetor contiou ! to
cdomincte in Nigerie during the First Develipnont Plan
periocd. Its contribution wos relotively loss 1a
new towns of Enugu, Port Horeourt, Woduno 00° Jos which
ere non-indigencus towns cstnblished by thu c.loninl
mostoers.

The scele of migretiun of Nigerions o thi now
towns for jobs increoscd ofter independencoe in 1560,
Thie conscquently increased the sctle of supuly oF
houses by the private commerciel subscctor to @ commocdote
the migrents. This subsector provided mostly riw/rooming
ond deteched houses for rent. The Nigericn civil wer
which lested from 1967 te 1970 destroyed some OO these
houses ond tempororily helted their supply by thico
subsector in the wrr offected oreos.

The Public Scctor

This perice wes Nigerin's First Devilopaint Flen
periocd. Housing cduring this period wes trooto! oe -
subsector under Town ond Country Plopning - Low

pricrity sectour in the ceconomy. The plon porl.odl



propascd 24,000 unite of public houses in L s %
rec'uce shorteoges. 60% of these houses were to x: for the
lew incume, 304 for midcdlc incumc ~nd 10k for ug;or
income, HMost of these housing units were not construc-
te”,. The Lagus Exucutive Development Bornrd (L.E.D.O.)
ont Regionsl Housing Corporstions in the (cfiynct
Renions wcre essigned with the responsibilitics of
pruvicding housing but their ceotivities were rustricted
to Loges ond Regionsl Herrguarters. The following
Housing Estctos emerged in the Region-l Het douetors.
Kadunc hod Jotef-ry oo Merefe Housing Estotoy with
204 ~nc 110 housing units respectively. Ilndon hed
the Bodijn housing Estrtc with 120 housing unlts - nd Enugu
hr! Nike Housing Estote with 103 housing units,
Mcst of the housies were too expensive e the low
income group. The Nigericn civil wer in 1367 Ccstroyer
public houses endd put o stop tempororily to housing
supply by the public in war ~ffceected zones.

During this pl-n pericd the G.R.As. wnu
tronsfoered from the ccleninl odministretors to
Nicerions who hed become the niw odministrotive nd
politicsal e¢lites, Thus the Nigerion ~rministacicrs
efter incdependonce were protected from tho howsing
preblem in the towns ondt cities in Nigerin, The G.R.A.
houses by the Nigerinn stonderd were toe ceostly for

incigenous cdministr~tors since thelr cost w:s p~id
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for by the mosses who were just pemsnant frrmola. Thus
in the plon government regorded housing @5 nnoumpro-
cductive seocicl bencfit boucnuse of the GUR.A oxzorience
where occupants paid only minimal rent comporod tu
the servicus enjoyed,

Mure Missionery Schools increased institutionel
bousing in Nigerio during the Flrst Plenm Poerdode

2.24  Scecong Notioncl Development Plep Perda:
1978 - 1875

Frivrtie Scetor

Duminnbce nf privete populor housing centinucd in
incigepeous core eress oo rurnl villoges in Niogorin
during this plen period os indicrto! py. Table -§.

After the civil weT in Nigerirm in 1970 thure
wes on necelernted migrotion of people to th:o shiwns. el
citive for job spportunities. In crdition 17 stotes
hoo! been erected which ottroctend more people o
the towns. Industrinl crowth one urbeniz tiun cocelerated
gspeciclly in the Stote Copitals,  These censoquonsly
incremsed the scole of contributicns to houuing by the
privote commercinl subscctor,.

fhe Public Sector

Hrusing wes still considered = subeuctor under
Town nnar Country Plonning Intention of the ¢l-n wes only
to cxpend crecit frocilitics far heusing throunh lozmns

to Building Sceietles, cond Housing Comurnticna,
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This period merked the beginning of o Notionsl

5mareneas of the houéing problem in Nigeric ~net of

the meer for povernment intervention. In W71 thu
Netionol Council for Housing wns formed cunsiatin;

nf nll commissioners responsible for housing w dtors

in the Federation. This w~s Followce by thi die

- ougurntion of tho Fifst Notionrl Housing Progpomme

in 1972. The Netionel Houwsing Progromme heo o $ropet of
54,000 housing units by tdircct construction in scome
urbon contres. This flgure wos  further incroosuc

to 60,000 units. -

In 1973 the Federel Housing Authgrity w-n
cructer! os the exceution ogent of the Notiun~l Housing
Procgrommi,  This ro-hoc spproach to public housing
however merked Government!s Ettumpt ot loying tho
fount'rtion for o Noticprl Housine Policy ond Progommo.

| The concept of £hu G.R.As extended to the new
Stete Copltcls crected in the lost period tu ontow
for ascniocr guvermment officianls in the civil survice.
| Guuernment'tgﬁé‘uuer nf schouls in 1272, the
esteblishment of more schools ond government ustebllish-
ments like Army ~nr! Police Barrnocks, increcsoal -

institutionnl housing inm Nigerin.
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2.25 The Thirc Nctioneol Development Plon Porl o
1975-1980

The Privnte Sectgg

Dominence in supply cof privete pepulsr houscs
still continuced in indigenous cBTL ~rucs o touno
cnr' cities ond rurrl villones.

The situntion in privote commercinl houning
subsector expericnced grodunl incre-se duc to S
buoyent 0il cconomy - some privete commorcicl
estotes were constructod! especirlly in the St G
copitrls to coter espucirlly for the wpper inwac
group who could offore them. These housing Lot tus
included P-lm Grove Housing Estote with 1007 wnits in

Layi®,, Alh., Snni Housing Estote with 107 units in Gyelesu
Zorin, Srcremento Housing Esteote in Colobor with 115

housino units.

The Public Sector

A mure positive aottempt ot executing - Lublic
housing progremme bnasce on the foundation 1017 in the
secont! plon perice wns experienced during this oriod.
Housing wrs for the first timc tre~ted ne - coctor of
its own. Thc mrin objective in the housing jpolicy
wns expr: ssed 0s "to n~chieve o significent incyi-se
in housing supply (nd Lring relief especiclly tu tho
lew income groups who are the mast offecte! by the

current ~cutc shcrtngcs'.s The rhove objectiv.. wes to be

6. Therc Negional Devilopment Plen 1975-1900
Federsl Ministry of Nationzl Flanning, Lr-ooa,
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ac.:ieved throush direct rovernmment partizipotion in
housin: rprovision, Pousin; costs was to be subsidised
tlroush rlirect governnont construction, and removal
of boitlenzcks in the construction inlustry like
encourz zing loczl production of buildhg materials
onl fmportation of same to supplement shortages,
The housing target of 60,000 housing units of the
geceal plan was increcse’ to 202,000 to be completed
in 1280 at a cost of ¥2,5 billion, This was the
bi_est and mostambitious housing programme ever
em:1rked upon by any african Government, The States
were to launch their own rogrames of 4,000 housing
uaits each, The Federnl lorto.ne Benk was established
in 1977 to provide housing loans to State Housing
Cor orntions, private estate levelopers and individunl
Jevelopers, It hadan initial capital of #150,million
In 1977 the Federal Govornment realised that it could
not continue the Nation~nl Housing Programme by direct
construction throush the Federal Housing Authority
in itz 19 States an? Abuja, The National Housing
Pro roume was thercfore decentralised, Only 25% of
tar:-cted houses were completed,

The creation of 19 Stetes in Niperia in 1976
witnessed the extension of the Government Reservation
irens to the new State capitals like Makurdi, Bauchi,
Yoln, Minna, Akure, /beokuta, Owerri, and Local
Gov: nment Headquarters, These were to accommodate

senior civil servants in these new tovms,
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Increase in Government Schodls/Institutions
bot': post primary and post secondary institutions
also incressed institutional housing in Nigeria,

2,20 Fourth National Develorment Plan Period

After 13 years of 2 military rule in Higeria
1st October, 1979 ushei=? in the secon! civilian
overnment,

The IFrivate Sector.

=
- . a—mes

Dominance of the private popular subsector in

housing supply continued in indizenous e:ye areas

of towns and cities but »t a lesser degree than at
ecrlier periods, The lecresse is attributable to

ot 'r contributérs to bLousing supply like the nrivate
cormiercial houses which deminate in non—indggenous
towns =nd cities and the public sector,

Contributions by the private commercial sector
contimuerd at a gralual rate with increase in urbani-
z22tion, incduetrial crowth 2n? natural population increase
in the urban areas,

Lie jmblic Sector

al

The new civilian  overnment placed housing second
to 2 riculture in its list of priority programmes,
Jdowever other previous housing programmes were abane
dened! and a new Housin:: I'rogramme was initiated,

or the first tiwe in the history of public

housing in Higeria a National Housing Policy was
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publighed by the Federnl Government in 1980. Its
basic goel was "to provide affordable housing to
accomnnodate all Niperian households in a liviable
environment":? Thus construction of housin,” units for
the masses was the focus of the housing programme
with an initial target of 200,000 units to he produced
anmually by both public and private efforts, The
Ministry of Housing and Envirornment was recreated as
the execution agency of the new National Housing Proe
pramme,  The State and Local Governments were only to
orovi'e land for the programme, The first phase
(1980=831) of the Nationsl Housing Frogramme had
10,000 housing units by Jdirect construction, S0% were
to e one bedroom for the low income and 20% three
redrcom for middle income jroup, The second phase
wos to start in 1981 with 20,000 housing units all
over the country to bo comp:eted in 1982, Most of
the housing uhits were under construction when the
prescrt Military Government took overin December, 1983,
The present Military Government recently set a sixman
conmittee to come out with an approprigte housing
policy for Higeria, Thus the present government
starnd on housing is yet unknown,

With increase in gsovernment employees the
Government Regervation Areas expanded in the State
copktals and the Local Government Heacdquarters as
ghown in Table 1,

Institutional housiny also increased v 5
egtohiishment of morc schools and povernment

estrhlishments,

PR TP,

7 —~ Fourth National Development Plan 1980-85



It is importont to montion herc thot prived.
housing copecirlly by the populer subsectoxr hos Doon
vcry substontisl bouth in the rurel crecs -mel coln
centres. Houscs hove boen provided by indiviiu 1s
for thelr use vilue. The privets commercisl suliscctor
hes provided housing cssentinlly for ceonoiic bonefits
i.c. to maximise profits.

The I privete scctor gencrrlly hos provide! e
housing in the Nigcrirn urbon orers thon thoe pulilic
sictor though ot  slow rote due to the fFollowing

bottlenecks.

- Inocdequete stvings for housing

~2
I

Inodequote credit frecilities
- High cast of urben land oned lond ceguilsltion problem
- High cost of conventionrl building % »i-ls
Frem the nbove discussion thi: public houaiing

sectbo hes very cmbitious ~nc’ gigrontic progrrua s

inturms of housing for the messcs. Thoeso progs macs

witnessed o project opprococh wunder the poricts »Dovicwer.
The opprooch involved cdirect construction off lhwe.s for
the public by the Fedoersl Goverpment. This thoyuiorc
reflecte © pelicy of housing rs o socicl bunedis Ly the
Federcl Government for the urbon poor. The pojucts
sufferer very slow progress reote due to the Tellowing
factors.

- Low cocmpletion rate

- Large copitil costs

- High cast of Fudirel Government projocts

- Ceontreolized procuetures to executiun of housing

- projects.



- Project implementotion problems like pecrly
complcted structuree ond lock of sikill !
MONPUWCT o

2.30 HOUSING rFROGRAMMES IN KADUNA STATE

The review of housing progrommes in Koclune St-te
will cover only the public sector. This ic hociusc the
tfiscussion on section 2.00 above on the contributions
of the privete sector in housing supply throuch the
given periods is nlsc opplicoble to KBaduns St-t. i.:.
dominonce in supply of houses by the privotc o_ctor.
The review of the public housing progremmc in 1 Cuns
Stotu will therefore cover four pericods te wncblo the
study highlight the contributions of this c.ctir o
housing supply in the Stote.

(1) Ocfore 1970

(2) 1970 - 1974

(3) 1975 - 190C

(6) 1980 - 1965

2.31 Before 1970: During this period, thnt iz colominl

end' pnst indepencdencs, thoe housing problem in tho fefunct
Northern Region nnr! North Contrel Stote wos ©oskloo

on a practicel Losis before its first devilonnunt glon
progromme 0. Some Housing Estetes were constrvetzd in
Kaclune ond Zoric by the then Regionel Housing Courporstion

to cater for the growing populcticn in the tu: Scwuns.

8. HKadunae Stete Oevelopment Plon Progrommc, 1070 - 74,



In Kerlunn, Marnfa ond J-ofnru Housing Estetoo wone
constructers Honwe Housing Estitc wes conctouct . in
Zorin,
Housing for Senior Civil servobt were hodlne provided
in the Government Rescrvotion Arec~s in K~dune, Stnte ot o
henvily subsidise rrte. Thore wis o govermoont 1on schume
for people teo obtcin loon ond build thoir oun houses,
Thi: privete scctor employers were expoct. | o
crter for their employees especieclly thoe micdl. —nod
Junior grodes. During this time the pressurc vor the
cemoni! For houses wrs noticoed to be very hichie lints
on rentzl houses were rlso noticed to be too cxoxlitont.

2.32 1970 - 197L: This poriod morked tho Uieet Koduns

Stote Developmunt Plen Prugremma which coinci-'e ! with

the Sccond Nationrl Development Pleon pericds Thoo Government
policy anr' objectives on housing wore "to provi-h

subsidised housing to civil servents =11 over th Strte'?.
In oddition the Governments loon schome whg €0 o continued
to enoble individunls build thedr own bouscs to lossen
demond on government gu-rtors,

"The Government noticer on ccute shortog. ¢ ~ccommods-
tion emeng low ond micddle income earncrs o' unluss the

situstion wrs tockled it will become uncontr .1l ' where

9. - 1ibid
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where londlerds will exploit the ponr. Thus durdiey this

plmn periad Government ollcocoted the sum of G870,700 for

constructing low cost houses for junior wirkers in Kedune,

Zeric ond Funtun,  Kordunm hod 320 units, Zoxi 167 wnits and

Funtun 40 housing units. Monthly rent for the units wes
12,

2,33 1975 - 1930: This perion wns the seconid Boluna

Stote Develepment Plon Propremme perior which clse colneiced
with the Third Nntioncl Development Flan Pronrosaic, A
review of the Kordunn Stete First Develogmcnt Proccsmme shower
w2.2 million wns 2lleented to housing. #0050 Lurg
gpent in Hemdale Hotel for accommocdeting sonior Government-
officers. #0.6m wee spent on renting guortors Fron
privete individusals ond orgenisotions. A t04 L of 176
houses were © onstructer in Kodunn, 62 in Zevis, 15 in
Funtue cnd 9 in aother towns. 24 houses wors puochnsed.

It was during this pericr thot the Kaduno St-toe
Housing Authority (KSHR) wrs esterblished to increnses
the availobility of houwsces in the Stote.  Until thoe
gatablishment of the Housing ARuthority the housing
sector wns being lumped up with the Ministry ofF Wworks.
The mein objective of thoe housing progromme wes Ygo
11l the geb and promote by merns of incressinn the supplyd
cf mvoilable dwelling pleces ot rossonobls ront to ollovinte
the low income group who were worst affocte . by Gho

huusing;shurtcgua"1n. Urben workers wers: not 0 oy

-40. Boduna Stote Scecond Doevelopment Plon Peogromag,
197 - (i,



more thon 1-15 of their menthly income o =,

Housing Frogrommes

Rlongside with gingentic housing progr oon .o
initictes by the Federcl Government the Strt Govorn-
hunt w:e unborking on its cmbitious progremn o.
Attention wes focused aon previcding eccomme s Sicn vor
Junior steff ond low income groups in both th. ublic
end private sectors. Thus é10m wns elloc~tu! £ thoe
housing scctour. Low Cost Housing Estcte cneh 0 %
lecst 40 housing units were to be construct. ' The
biogest beneficirries wire to be Kedunn, Zeoris -n
Krteinc., The Stote Housino Authority w-s & hin'lo
this progremme with 2 cepitol nlleection of 0 willion.

Staff Housing Progremmes - Incresse in Goveznaont
empleyces in Broduns, Zoric, Kotsine ~nd cthor L.l
Government Hendguorters crllec for mare st ¥ houvesing
in thesc nrers. Thus during this plen poric) oondor
anc junior guarters were earmerked faor the ros) etive
erers.  The junior querters were meinly the Low cost
housing typo whilc the senior stoff guortirs oopo

detoched houses. Refor to Teble IX.
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Teble 2: SENIOR AND JUNIOR STAFF HOUSING IN K DUNA
STARTE, 1975 - 7.0,

+ i = pr—
Town E Housing Units | Cost
1 LI
} Senior | Junicr | Seniur | Junicr
H i : :
o | ! |
ke dunn 'y 250 ' ] it :
| ] ] I
Zorin E 125 f i usu.,i..i
i ] I ]
K~tsina | 95 E 220 i HO0o, »E {¥750,000
1
1 i i 1
Kafonchon ! 40 i 90 i #LOG,o0 ) §500,000
i ! H 1
i i !
Saminaka 17 i 70 { {200,001 250,000
| 1 I 1
Dutsin-Mno i 22 i L0 i 20U ,i 'i {250,000
1 1 1 i
Birnin Guwnri | 22 i 50 1200, Cou) (250,000
I I ] ]
1 ] ] 1
Kochin 22 14D i #1200, ($250,00C
1 ] ] ]
Funtur {40 i 90 |0, 506,000
1 ] I ]
Daurn i 22 (L0 | 63QC,000) 250,000
1 ' i |
1 1 1 = SR
4 ) i 1 )
755 6L ! !
] ] ] |

Thus 755 scnicr and 640 junior stoff ow rtirs
were earmerked for this plon period in the Stotc.
The Ministry of Works wes to supcrvise ~2ll controct
rwores in the st=fFf housing proqgromme.

Kaduno Stote Housing Authority

The Koduno Stroto Housing Authority wes ostoblished

11

under Edict No. 3 of 1975 " ,. The =2im of tho -uthourity

11. Muhecli, Vol.I Ne. I: The Housc Journc Ll of

Kaduns Strte Housing Authority, Jonunry, 1205,



was "to embark upon and cater for the acquisition,
mass construction and holding of housing cstotos
throughout the State".12 The Housing Authority waos
to provide decent accommodation at affordeble prices

to the teeming populetion of the State as a primory

objective.

With the decentralization of the Nationol Housing
fFrogramme in 1977 by the Federal Militsry Government,
the Stete Housing Authority beceme responsiblc for the
5,000 housing units initiated by the Federal Militory

Government which were transferer to it through tho

State.

12 - 1ibid.



Government.

The Stete Housing Authority constructod 1, 2
tuo-enc three-berdreom low cost housing unite Lo 6w
Locel Government Areos for rentnl and hume utoechip
basis. The following Loerl Govermnmont Are-s oo fitods
Katsino L0 units, Zorin 256, Funtur 100, D u». «f,
Dutsin M» L4, Mclumfnshi L6, Birnin Guori 20, Soainnkc
32, Ikoare 24, Moni 24 ond Kenkie 24, In Beohic ond
Kefanchen only resd networks hove heen compl .t

Kodun~ Stote Housing Authority ~lso giv.s
housing lcon to civil servants ond' others in tho Stete
to buile their own houses. Since 1975 = "ot 1 lusn
of #0.4 million tc 3C5 people has becn grtnt””“1;.

The Housing Authority in 1984 took over /01
houecs from Maor-f=, ARli Akilu ond Janforu Est tus
purchescd by the Stote Government from Northoon Niocrie
Devilopment Compeny (N.N.D.C.).

22354 _1980-1985: This wrs the third Kedun- St:to

Develepment Plon Progremme which coineddlod with the
Fourth Noticnel Development Flon, In the Stot,
housing wrs now seen o8 ane of the importont soctiors

of the economy, The problem of housing wos clixly
scen by Government both in rurel and urbon creooa Lut
more scrious in the urbon ~rens due meinly toc ropic
urbonization attributéble to immigrotion -nd notursl
increese. Aport from steff housing the housing problem

wes left to the privete sector.

3 - ibir



HOUSING PROGRAMMES

During this plon period the following €3 0ts
wiere to be rchicveds  The Strte Housing Rutho ity
wcs to construct 3,706 Low Cost Housces over €. 3t te.
Ministry of Wcrks wes to construct 1,000 juaioz —nd
300 senior stoff houses £11 over the State to = luce
housing shortrges. The Housing Authority wes oxceted
to rcise internel loans to finence its progenn.s.

The State Government nllocrted 150 million € tho
Housing Authority. Totol cllocaetion to housin: in the
plen period wes #104,666m,

AR totsl of 2,000 Federol Low Coust Housis (1,500
two bedroom nnd 200 three hedroom) in Bernrer vhooe I
ani' II cbandones by Federnl contreoctors Lol 20 Ge-nsfer
nf the progromme to the Stote Housing Authurliy wvore
to be comploter ot #n ustimntod cost of 411,020 oillien.

Thi. revicw of Huusing Progromme in Nioowic o'
Karunn Stete respectively hne shown birscd ov.znment
cmpheeis on public housing progrommes whilo €0 rivete

-

sector hos been laft unaided in the provieion o houses
for the growing populntion in the urbon controce Oespite
lack of " encourrgement by the Guovornmoent

to the priv~te scctor it hos contributed £ o o 20 to
housing supply in Nigorion urb-n centres ns rovo lad

by the revicw of housing progremmes in Nigoei- ool

Karun- Stete.



The study will procecd to evalunte the contributions

of the public end privote sectors in housing cvnily in
the stucy erec ond nlso identify relrted prpllons to
housiny delivery by the two sectors »s rovesl D Y date

collected,
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CHAPTER  THREE

CONTRIBUTIONS OF THE PUBLIC AND PRIVATE SECTCRS
TO HOUSING SUPPLY IN THE STUDY AREA AND [ELATED
PROBLEMS TO HOUSING DELIVERY.

3.10 INTRODUCTION

The contributions of the public end privote scctors
to housing supply in Kaduneo, Zaria and Kotsinn will be
cvalucted. At the some time problems relcted to housing
delivery facing the two sectors will be identivicd.

This will consequently lead to recuommendotions which
will go along wey in minimising the present Luttlenecks
te housing delivery. For this purpose thoreuru cete
was collected on the following nspzcts.

R. Contributions of the public sector in housing

supply in the study areo convering:
(1) Public housing for the public.

(11) Staff housing for civil servents.
(iii) Staff housing by institutions.
B. Contributions of the Privote Sector in houszsing
supply in the study area covering:
(1) Privcte commercial hcusing and
(11) Privete populer hnusing.
C. Problems focing the public and privit. sectors
in housing delivery in the study aren.
Findings from manual analysis of the above dot:
are presented in the faorm of tobles, bar grophr,
flow cherts and maps to give 2 clear visuzl improsnion

of existing situstions.
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3.20 THE STUDY AREA

The study 5rem Lz Bacunma State cne gf tho 17
Stetes of Nigeria, From the coloninl ern, the Stote e
wae made up of former Katsine aﬁd Zarls Provingog. 1
Whern the former Regions in Nigerie were broken into 12
States in 1967, the two furmer provinces remoiped as
North Central State. With the creation of 10 Stotoe
in 1976 former North Centrel State still remcined 4he
same and anly changed its neme to Kaduna Steotu. Hﬂdun%

2 which 12 obout 7.68%

State covers on ayxea nf 69,993 km
af the total arex of the Federction. It hos o population
of about 5.854 million (1982 prujection based on 1963
pensus). This places Baduna State fourth in torms of
population size in Nigerie. The Stete in terms of locetion.
liea betueen latitude 9600‘ end 13°200 north ot the

Eguator snd lounglitude GDUU and 3607 East of the Prime
Meridian. The Stote is bounded on the north Hy

Niger Republic, on North-West by Sokoto Stode, South

end South-west by Niger Steate, south by the Ferdrrel

Gapital Territory, Scuth-East by Plateau Stote, East

by Bauchi Stéte and North-Esst by Kamo Staote. Rafer

to Figure I. The main ethnic groups are Housn/Fulani,

Kaje and Guary.

The Case Study Area = The study covers thresz towns in

the study area i.e Waduna, Zaria and Hstsina (soe Flg.2).
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Kaduna - is & post colonial urben centrc founded in
1917 as the capital of Northern Nigeria Protectorate.
The town served initially as an edministrative centre and
a military garrison. The growth of Kaduna hcs been
sustained by its rapid expanding industrial base.
Establishment of the first textile mill in 1957 marked
the begining of industrial growth in Kaduna. It
presently has three textile mills, Arewa, Kaduno
and United Nigeria Textile Mills, a Refinery, Supper
Phosphate company, Peugent Assembly Plant to mention
a few.

Kadunz is presently the papital of Kadunc Stote
with an estimated population of 850,000 based cn 1563
census at an annual growth rate of 6%.

Zaria - is one of the seven Hausa States. Iy (rgy into
an important educational centre in NortiBern Nigerio.
The establishment of the University (A.B.U.) in 1962
become and is still the dominant factor in the growth
and development of the town. The Zarie built u»y srea
consists of five distinct urban guarters. These include:
(1) Zarie Walled City which is the indigenouus core
area.
(2) Tudun Wade - located north of the city consisting
of Northern Nigerians and non-natives of Zrric.
(3) Sabon Gari - This is the modern strangers!
quarters created by the colonial administrcotion

in Zaria.
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(4) Samaru - consist of the University complex i.e
A.B.U.

(5) G.R.A. - is the exclusive low density residentisl
area with modern planning and layout. This area
houses senior Government civil servintg piting n
inheritance from the colonial masters.

The population of Zaria is put at 322,095 based
on Urban and Regional Planning Department projection
for 1985.
Katsina - is loceted in the Northern puart of Kaduna
State as the headquarters of Katsina Locel Gevernment
Area. It is an old traditional city serving as the seat
of an Emir with a long established Islimic culture and
history. HKatsina hes a projected populrtion of 144,875
based on the 1963 census. This places K=tsino as the
third largest town in the Stete. The opulation is
predominantly Hausa/Fulani with Islom oo the main
religion. The mein cccupation of the intdoines is farming
and trading. The Wslled city is the mcin residential
area gpart from the Government Residential Area created
by the colonial masters.

3.30 CONTRIBUTIONS OF THE PUBLIC AND PRIVATE SECTORS
IN HOUSING SUPPLY IN THE STUDY AREA.

The study indentified two actors in the housing
supply in Kaduna, Zaria and Katsina. Thase are the

public and the private sectors.
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3.317 The Public Housing Sector:

controlled

This sector is - # ¥ by the threo i~ cf Geovern-
ment in Nigeria i.e the-%eﬁerﬂl. State and L.z 1 Governments
or their agencies. The public housing sect.r covizs the
following three =z2re=s i.¢ public hcusing F.r the generel public,
steff housing for civil sefvants and stafi housing by
institutions. On this basis the cnelysis {rim dnte collected
on this sector reveeled the various contributions by the
respective eress covered by the public hocusin. scctcor.
(1) public Housing for the Public. The Ko dun- State
Housing Authority is the government agency roc oneitle for
supplying new hcusing estctes toc the gener -l 1hlic in the
Stote. It wes discovered that the Authority '~ soven
housing estotes in Kaduno =lone. The eighth o uvscing Estete i.e the
the Shzgeri Low Cest Estot is awned by th: Fooood
Housing Authority. OFf the seven housing catricc four were
trensfered from the Federal Housing Authcriiy in 1977 to
the Stote Housing Authcority when the then Furcool Militery Govern-
ment decentrnlised its Netionsl Housing Pro o,
Estotes trensfered from the Federal Housin: Auiincsity to Kodunn
Stete *. . - “4r * include Barnows Phesc I, O zrcwa Phase 11,
Unguwzr Rimi end Mnleli Housing Estetes.  Thi CSher three
estrtes i.e Ali Akilu, Merafe end Jeaferu wire 1.st yeor
purchosed from the Northern Nigeriz Developr .nit Company (N.N.D.C.)1b.

From the eight public houesing estotes in K- 'un- : totel of

14 ibid
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4,289 housing units have heen constructed (see Table 3)

The Housing Authority has in addltion constructed
1,000 single rogoms For very low income garncrs in
Malali Phase II in addition toc 608 two and three bedroom
units in Phase I by the Federal Housing Authority.

In Zaria the study identified one housing estate
i.e the Kofan Gayan Estate with 2 totsl of 196 housing
units.

The authority constructed two housing estetes in
Kataino i.e the Wofan Maruss and Batagorawn Housing
Estates wlth a total eof 4BB housing units.

A breaidown of housing eststes and number of

housing units in each is shown in Table 3., Figure 3
shows public housing for the public in WKadune, Zeria
and Katsina.

(1i) Staff Housing for Civil Serveots. The study
identified the Ministiry of lWorks as the ageney respon-
slhle for provliding houses for civil servents in Kasduna,
Zaria and HKatsina. The Ministry of Works hat six
residential estates for civil servants in Koduns.

These include:-

- The 0ld G.R.A.

- Unguwar Rimi G.R.A.

- Unguwar Rimi tow Cost

- Unguwar Dosa Low Cost

- Barnawa G.R.A,

~ Malali Site
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Table 3:

HOUSING UNITS/HOUSING ESTATE IN STUDY AREA FFOR
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THE PUBLIC

Town Housing Estate No. of Housing
Units
Kaduna Barnawa I G3i
Barnawa II 159
Unguwar Rimi G
Malali 1G60C
Ali Akilu 25
Marafa 11
Jaafaru 2Ll
Shagari Low Cost G4
Tatal 2109
Zaria Kofan Gaye 156
Katsina Kofan Marusa 52
Batagarawa 2L3
Total L)
Source: Field Survey (1385).
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The six estates have a total of 961 housing units for
civil servants in Kadune (Table 4),
In Zaria Ministry of Works has three housing

estates G.R.A., Hanua Low Cpst and Sabon Gori with

a total of 306 housing units for civil servants

Table 4).

In Katsina Ministry of Works has two housing

estates, the G.R.A. and Kofan Marusa Low Cost with

a total of 198 housing units for civil servants (Table 4).
Figure L.O shows staff housing for civil servants.

in Keduna, Zaria and Katsina.
(1ii) Institutional Housing. In Kadunz o total of
twenty one institutional/government estoblishments

were identified. These included eight educational
institutions, five Army Barracks, three Pulice Barracks
gpe ;Five Government (Federal and State) estoblishments.
The survey could not cover all these institutions and
Government establishments, Thereforz for each cetegory
three to four institutions were sampled to cgbtain the
total housing units per the institution. An average figure
was evolved which was then applied to th: respective
categories. Educational institutions had a total of
344 housing units having an average of 43 *ousing units,
Army Barracks had a total of 2,000 housing units with
an average of 4OO. Police Barracks had a totel of

900 housing units with an average of 300 housing units

and Government establishments like Hoepitol,. Railways,
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HOUS ING _UNITS/HOUSING AREA FUR CIVIL

SERVANTS .,

Sl e

Town Housinn Aras Nue 3 fiousing Units.
Kadun: 0ld G.R.A. 400
Unguwrer Rimi G.R.A. 8o
Unguwar Himi Low Cost 56
Unnuwmr Bosp Low Gost 355
Barnaw: G.R.A. 50
Maloli 20
Total 951
Zaris G.H.A. 86
Honwr Low Cost 1584
S5abion Gori GO
Totul 306
Katsing G.R.A. 104
Bufan Marusa
Low Cost 9i
Totnl 198
Source: Field Survey (1925). ‘
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etc had & total of 215 housing units with un average
fPigure of 43,
In Zaria a total number of seventcen insiltutlons
and establishments were identified. Eleven are
pducatinnal institutions, 2 Army Barrec!:s, two Police
Berracks and 2 Goverrment establishments (Huspital and
Reilway). For educationasl institutions tho analysis
revealed a total number of 3104 housing units with an
average nf 264 with A.B,U. topping the list. The Army
Barracks at Basewa and Depot have a totol of 1842
housing units for its varlous categorics of men and
officers. The two Police Barracks in M.T.D. and the
Federal Low Cost along Zeris-Kaduns roac hove 8 total
of 406 houeing units while Government establishments
like A.B.U. Tesching Hospital, Tudun Wada and the
Railways had a total of B1 housing units. In all Zaria
has 2 total number of 5,433 housing wunits under
institutiognal housing.
In Katsina there is a2 total number o ¥
institutions and govermnment establishwents. OSix are
educetional institutions with @ total numior of 343
bousing units. UOne is an Army Barrvck with 950
housing units. Two are Police Barracks with L06&
housing units. In all therefore, the snulysis
revealed that in Katsina there are a tot:ld o 1,699

housing units., Refer to figure 5.
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To summarise the contributions of the ublic
sector to housing supply in the study 2. the enalysis
revesled that Kadunz hes the largest numb v of public
housing units for the public, = totol ¢V four thousend
three hundred units followed by K-tsin. with 400 end
Zeria 196. Kadune rlso hzs the lorgest nuweilor of staff
housing for civil servants of 961 unitse v llowed by
Zario with 306 and Katsina with 190 housin units.

Zeria hes the largest numbor of housco unl.x institu-
tionel housing of 5,433 housing units [.1llowcd by
Kadune with 3459 units ond Katsino with 1050 housing
units.

In totemlity Krduna hos the 1-rgest nuebor of housing
unit supplied by the public sector, citht thousand seven
hundred units. This is rttributnble o the foct thot
it is the Stote copitrl with the lorgost (opuletion
concentrrtion of 850,000 (1965) projection 5. Kedunn
is followed by Zerin with 5.9 thouson’ housing units.
This is bececuse Zerie is next to Kodun» in turms of
populrtion concentrotion ond it is ~n crucotiencl ond

commercirl town. In rdditicon Zrri~ b2 thoe lorgest

institutionzl housing units due to thi _ ‘ve-tionol
frctor.

Kotsine is leost in the number of pullic housing
with # totsl numbher of two thousond, thooo hundred

housing units. This is becouse mmong th. fhrce towns

15. HKeduna Meoster Plon - Review ~nd Pz ..s ls for
2015 - by M.S5c (U.R.P,) Studcnts, 157,
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under study Kotsine is lerst in tereme of opulction,

economic cctivitics ond investment in h <ting. Refer

-

te figure 7.
3,32 Thc Privotce Housing Sector: Thor: ic rcarth

cf avoil~ble figurus on the contribution .F the private
sectorin housing supply in Nigerin in _cneecl ond in
the study coreo in perticulore Thie is Lioouse the
private sector is not guided by governnint ©s the cose
is in thc public secter, Thus the priveote secter hed
been ond is still opercting withnut guld i .ncee Therefore
cddition of nocw housing units by thie sictor go cn
without records resulting in l-ck of ev L1 Dlc strtis-
tics on their contributicns to housin, sugsly.

For the purpose of this study, fi_l:! LSoorvoticons
showed thot mojar residenticl rrons in Booduno 1ike
Doks, Kokuri, Tudun Wads one Kewe, Zrreic 1 Welled

City, Tudun Wcen, Scbon Gori, Semoru vill-os: -nd
Kntsino City ~re domincted by privote housing sector,.
The neced to distinguish hictween priv:t . o ucreiel ond
privete populnr housing beeceme cpprrint in these
residenticl ~rens. AR 1% somple survey wos thercfore

m2de to estrblish rotios between the tw subscctors,.

hnrlyais .f tho sbrvey'erL"laﬂ thof | waivt. commerci:l
housihn domin-te in residenticl ‘istricts 1 Deko,
Kokuri, Tudun Wacd~ and Kowo with retics of 114, 134,

1:2.3 and 1:3 (private popul-r te privatc commercinrl).
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Private commercirl ~lso cdomincotes, in S-bon
Gori Zrorir with o rcotio of one privete populor
house to three privrte commercinl hows o, (1:3)

The rnzlysis further revesler thot rivote

populcr houses domincte in Zrrio Wolle” Cisy, Tudun
Wadn =nc Ketsina Welled City with rotio o0 L1,
2.3:1 ont! 3.1 (privcte populer tu privt. commercial)
respectively. Thus privote populor houscse Comincots
in indigencus core orers used essenticlly 70 residentiel
purpcsc. On the cther heond privete cuoiwaezeisl houses
dominate in non-indigenous rrece used ot U r residentiol
one' 1light commercinl ~etivitics, R.fir € T=ble 5.

The 1975 survey of Housino Tenurc Ln Z-2i~ Urbon
Arer hy the Deprrtment of Urhnn ~nd Roeoicinl Plenning,
(U.R.P) reveclur th-t "of thc 2226 housin, units
surveyed, 60.3% were rentcl units whil. JU.7% were
owne T uccupieﬁ”.16 Anclysis further youv 1.0 thrt
55% of the cwner cccupied units in tho Z-2i- U;bpn
eren are fount in the W~lled City, S7.% of the housing
units in Sabon Grri ond Someru were »ont L units.

Thi survey by Moax Lock in Katsine (1077) reveeled
that "54.6% of the tot~ol populzsticon wes Pouns to ocwn
their houses, 16.6% have free use of hous o ond 27.2%

rent hnuses'.17

16. Zaris Master Plen - 200C by Dep-riiiont of Urben &
Regicnal Plenning, R.B.U., Zerir, [ 02in, 1975,

17. HKatsine Maoster Plen hy Mex Lock Groty, Nigerie 1977.
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Teble S: HUOUSE TENURESHIP RATID IN BTULY AREA

FPT R Y
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Duke 1 ' 5
HWokuri 1 ' Iy
Mawn 1 A
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b 1
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The two instances mbove further buttrezs the
fact of domincnce of privete popular howsin in
indigermus core areas of Zaria end Wrtoin: .nd dominance
of private commorcicl houses in the nun-.nciccnous
areas of Zaria.

The study went further tu sdentivy sitce on maps

of Kadunn, Zaris ond Katsina to shaw €h: <{stzibution

of public and privete housing. It shocull i notes +hmg
sites marked 2s cress of the public houdsiing sector in
figs Ba-c sre mostly low ~nd medium <oncliy residentinl
grzos while sress for privete housin, = o% o ure mostly
very high density residentiol arcee Jnoine 470 by lew

incame esrners of the urban populerticn,. ooy to
figures Ba-c.

Thi enrlysis finally reveoloed T % housing
supply by the private scctor is for woc: 5L the
supply by the public sector. Nevorthol .o hicusing

supply by thi twe sectors together is 0 o Lncdequete

in mevting the evir increasing demsnet 72 £ housing
in Kedune ond Zaric perticulerly. Th. v .y on housing

tenure in Zoric Urbon Arco by the Dop ot onit of Urban

and Regionnl Planning in 1975 notod th ©

LR B
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"the rote of housing construction in the Zaerin Urbon
Area does not meet the corresponding increase in
populntion both by immigration and natural incrucs;."18
Thus there is o huge housing shortege with o concomitont
bockloy of housing supplies due to the low rote of
constructing new housing units by the i'rincipol ncturs
in housing delivery network i.e the public ond privote
housing sectors. The low rete of constructing now
housing units is attributable to some problems Treing
the two sectors.

3,40 CROBLEMO FACING THE TWQ SECTORS TN HOUSTNG.
ODELIVERY IN THE STUDY AREAR.

The nbove discussion hes shown thet the housing
felivery network by the public end privete sectours is
not edequete enough to meet demand of the incrensing
urban population due to sume problems. This stutly
therefore collected dota on problems foecing the public
ond private scctors in the housiog delivery in thoe study
eren. Specifically data on these problems was collucted
from the fellowing sourcest?

- private housing cdevelopers in the study rreo,

Kaduma Stote Housing Ruthority

- Minmistry of Vorks Kaduna

- Department of Lends anc Survey Kadunn
- Mortgege Bank Zerin

- Union Bank Keatsins.

18 - 16 ibid
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“hn: lysis ,f dete from the #Bove s oecoe Ldentified
rw ut fFive preblems rrers chinq housing  Llivery in the
stete. These include the fellowin-:-

- kaond ccouisitisn

- Hausing finence

- RMuileing Materiels end constouzti n
- wesign end L?v;ut

-  Menesenent

2.1 Lend hcguisitien: Lend for h usai Ze vory essentirl.

It provides the site f r the erecti. n " L. superstructurce.
Lend hes miny ther uses - ther then h 4cine, thus

h: using c:mpetes with . ther uses likz incnrtzirl,
commercirl, -rminietreflvs aned zecr Lfi i)l uspe Fly lend.
H ueinn h wecver toker the lergert persnd o2 F lend

$n rny ursen retting. Land foouiriti o -n” the functi n

f the 1rnd mrrket i tied £t the N~tZ n 1 Lond e licy.

In Nigeris the Lend Use vecrce « £ 170 wvieste ¢11 lend

in ¢ Btete ¥ the Stote Governir. T G v.2n r thercf ro

givee finel eppr vel £ r el loend -11 o L1 ne in the

Stretes. The Lend Usre Uecroe £ oric”. 4 ¢ 1o o f leond wmut
thi: orl #no purchess ¢ f lend crc o n. with Znpunity.
In srure o f frec lend meorkei: h oucin 'n’ gcculrti n - F

lend cre ¢ mm n leading ¢ recticti n on 1ond eveilewmility

[

f r devel pment thue the high c ot 7 wirn lind.

Generrlly price . f urlrn lend T2 hvelne ursurlly sh w s
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considereble increese from the city through the
intermediate to the peripherinl parts of the city,
In developing countries, this tendency varies. The
soclo-ecanomlc attributes of land influcrce lond price
morg thon simply the single locetion factor. E.G. @
piecg of lopd in tho G.RL,A. costs more thon the sumoe
plece in @ low incame rosidentisl nrea. This is tho
loand situation im Nigeria.

ARnalyeis of data collected revealed that thore ore
%hree sources of lend gcquisition im Kaduna Stoto,
they include the State Government, Locel Governmont ond
land for sale (despite the land use decree). Tho
enelysis further revealed these regulirements for

lend ncquisition hy the priuate sector fram the
’ " 0 i 1t " + !
Stnte Government. _
- Payment of #10 1eby for the nphlicntimn Prirm,
it '

#100 deposit for lend in Boduma
H75 deposit for land in Locol Govermnment
hendquartera, |

-3 copies of pessport size photos.
Cder E
= Tax Clearance Certificate for three yenrs.

The public sectur is simply required to ruguest

land throunh the Depnrtment of Lend and Survey, Baduno,
s "_"‘r,Ll W L

The Federsl Government makes sugh requeat thrnugh tho
State Governor. | o N

The auruey revcaled three processes for lan!

. S\. e I
R )I f ‘

acquisitinn by ﬁhe priunte sector in Batuno ant Zrrie

DR YR B S I PR Ao N T ol AL
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it by the public sector in Kaduna.
(:) Process of vond Acquisition by the Private Sector
i Zorie Fin. 92). Applicant obieins form and Fulfilds
voannrements as above in the Zeria Lend Office. The
yplicetion form is prssed to the Zoria Planning Office
‘o their planning comments as to the suitability of
iGt, o6 per application. The form is signed by the
Sule Administrator before it is sent to the Permanent
Scervetury Ministry of Lands ond Survey Kaduna. The
Piomronent Secretary through the Chief Lend Office passes
the cpplication to Land Officer residenticl who prsses
e opplication to the Survey Division of the same
Minletry to confirm whether lend applied for is cpen ur
1l eotrds, The form returns to the Permanent Secretary
Jivs the Survey Division. The Permanent Secretory pesses
“he rpplicetion to the land allocotion committee which
vives the finpl offer wnich is approved by the Governor.
F:ou Governor's Office offer goes to Survey Division
cusn for NCLL.P. (Survey Details). From the survey
Divisiun applicetion goes back to the Permanent Secretary
o preparation of the mskkRkemke certificate of Occupency
Tii: C. of O, gues to the Governor for his finol signoture
i returns to the Permonent Secretery who Finolly issues
e cigned C. of 0. to the spplicat. Refer to Figure 9a.
(b) Process of “ond Acquisition by the Private Sector
in Koduna (Fig. 9b).
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Source Field Survey 1985,

PROCESS OF LAND ACQUISITION BY THE
PRIVATE SECTOR IN KADUNA. |
| fig 9b
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Applicsnt »fter fulfilling renuirements sends

pplicntion to the Permonent Secretaryts OfFfice

vhere Permunent Secretory sends it tn the land OfFicer
vigidential throuoh the Chief Lond Officer. The Land
O¢ficer after obtoinino plapning comments from
Plinning Division of the soine Ministry sends it to the
Survey Division for confirmation of whether plot in
ruestion is already olloceted ér cpen. From here
pvneess continues ns in Figure 90, Refer to fioure
9he
(¢) Process of Land Acquisition by the Federnl
Gowvernment From the State Government (Fig. 9c).

Tiie Federal Apency for ﬁnuﬂlng mokes request for land
tulthe State Governor. Governor endorses snd passes
it to the Secretory of the Militory Government. The
Sccretery Militory Government minutes to the Permanent
Sccretary Ministry of Lands ond Survey who inturns iinutcs

surmmon
the Chief Lond Officer to J ¢ 0 site Boord Meeting for

the selection of site. Aft;: the site Board meeting and

site is selected o sketch is prepared and sent to the
Piermunent Secretory who pesses it to the Land Allucation
Committee, From here process continues ss in figure 9 untll

crertificate of ovccupency (C. of 0) is issued to the Ferdercl

Agent for Housing (see fig. 9c).
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The following problems were identified from the

VITious processes.
. -  burescriatic deloys

- duplicatiun uf functions

~ missing applicetiun foras

Prcblems encauﬁtered by the public and privete
sectors in land ecnquisition include the following
in both privote ancd public sectors.

Toe Public Sector - For the Federsl Government or its

Rgency it tekes 6-12 months befere site is ocquired
o4 reveoled by the analysis. Site scnuired is isvlated
frum existing deveiupmants. There is frauc in the paynent
" compensation which is prid by the Federal Agency
tu the Steote Government =nd eventuslly peid through
e Local Government to the lond ovwners. It is paid
in picce meal, Frapd: cnd piece merl poyment recults
L resistonce by landowners to vocete given site thus
iilaiying the sctunl scquisition of the site for housing
tovelopment.

Privite Sector - 6. of szmple showed they do not have

rpeess to opplicetion forms. 7590 comploained of 810 levy,
1.0 deposit in Kaduna and K79 in Locel Government Heod-
it rters. Certificate of Occupancy (C of 0) trkes 2 to &y
£t be issued,

doercl Problems

There is lond speculotion despite the lond use

tioree. Infrastructures are not provided on siters.

long term credit focilitiecs to smcll savings.



- Government grents fur public hous.ng.

- comnercinl and MI.":‘ bk

- EBredit Unions.

- Self-hclp.

Wiile Government grents end loune from Bonks ore
;viilable to the public sector Bank loang, Credit
unicne ond self-help are sveiloble to the privete
acctor.

The survey identificd the followino conditions
~ad process for a loen from Union Bank Katsine,

Conditiona:

- An cpplication is made.

- Applicant must be s customexy For & mipimum of

two yuars.

- A collstersl is required,

- Building plan ond » Certificate of Occupancy

- Mortosou conscent from resepective Loeal

Government Aren,

- Custower's Turpnver must be nkay.

The process . of obtainine Housinn Losn From Union
Benk Katsina: (Fig: 17a).

The borrower after fulfilling the above cunditions
utibmits application to the Branch Office in
Kitsinu through the Loon OFficer. IF omount roequired
Gy borrower is within their limit for opprovsl undey

Wi ,0n0 the Loan Officur passes it to the Branch Manager
wiw prucesses and approves the losn and communicates to
the borrower through the lnsn officer. TIf limit is

heyond Brench Office
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Let: =HL,00C the applicntion is sent to the Area
Cifice in KWaduna and subsequently tu the Heod Uffice

in Leges (see Fip. 102).

C unditions Identified for ert.:_nﬂr_.'_l.uan in Zoria,
Bufore wpplication for mortecnge loan is processcd
the fFollowing conditions must be met. They are:

- Applicent should be o customer for ot least
one yeoT.

- . of loan must be deposited in the customer's
occount.

- Approved Building Plan ond Certificiote of
Decupancy (C of 0). recuired

- J years tox clraronee certificete.

- A workcr must present his lost peyslip.

- Busincssmen should show his monthly income.

- Morteguge consent must be nbtained from the
Stete Housing Authority.

Thi Process of Obtaining Housing Loan From Mortgage Bonk
Zorio (Fig. 10b)

If the nbove conditions 2rc met applicetion is
ruceived in the Mortegoqe Bronch Offiee in Zaris
If emount required is less thrn BG5,000 it is sent
to the Arece Office in Kadune for processing and
cppruvels IF cmount required is more thon #65,000
it is sent to its Hend Office in Logos. In the
Rroe Office the spplication goes through Azcs

M noger to the Estute  deneger, Meneoer Lenal,

Monsger Mortegeqe and Manager Finance for thedy
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viopective cooments, recommendstions, snd evelucticn

g for the vrrious submissions made in the (pplicstion.
Fincl spprevel is pessed by the Arec Manoger to

the Broneh OFfice for cnword issuance to the

burreeer. Refer to figure 10b.

Poubleme of Housing Finonce
Public Suct i - Government groants for publie housing

con weet only 300 of heusing requirement by
the Housing Authority or Ministry of Works. The
grants ”rurelﬁnse” instalmentally which du not

weet up with ;he cost of construction. &0 of

(v nts cre diverted to other uses.

T Privete Sector - Fur Bank Loans 60 of somple

lndiceted not being requler customers. 750 cennot
unvu'1n% ampunt of loon. 900 have nu collsterals

~4 surcty. Where aspprovel for lean is given, money
ls relecsed instollmentelly occording to developments
done on site. The conditions required Qru beyond

the resch of the low income earners.

In terms of personal savings, . these ore inndeguate
tu weet up the high cost of housing construction.
Covdit unions =re still very wesk in their contri-
bution to housinn finence. |

The above problems in huusing Finence constitute
bottlenecks to housing delivery by both the public
nd the privete sector pasrticulerly in Keduns,

Zirvin and Katsina.
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Tes Building Detrriclr onr Dipstructicn:

Buil:iting mutoricls in fvusing ey lupaond oo
jdired for grecting the sy e Aruchoric. AFtLo
vehrse of the moteriels whiel is vuuolly yoequlred

Lo bulk the cetul erection (o nutroection) of the
wengang units is cberkeerd gpan o cBawert.
The suryey rovecled thet inilding @ roolotions
L tnduna Stet: speeify YN ust of eriorntirnnl
illding metericle For the public and private
cootbrs.  Hore thon 606, uf these conventionrl
wtowdicle rre fmp rtod under licence restriction.
d .cruee of regtriction on inportition these wteri lo
veeonot recdily svidileble tius their cxorbitung
veicis in the morket o ffucting in peaticular the
CLavete sector with very lisit ¢ Souvcoes of hovsing
isivoiz.  Beerusi: of exorbitont pyices bull:
e i~ey af building moteric)ls ssentinl for
v toing construction i lupossible vor bLhe privete
vonoor snd the privete populiy subscctos in purticu-
vulive Beoiuee of paphnsis on cunvoniicn: oo tordole
by the Building Regul tinns, loesl ave il bhle buildine
w ttaieln rencive very little petrun e by the
hlie sectors
The survey further identifice fouvr s@iotegics
S touwsing construction in the study cren. They wres
gedly ond emplogrd lobowy otelised csuonticlly by
th privete sector end cantoncte rnd diroct lobour

S lieed by the public seetid.
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Prucess of Contraction (Private)

The private developer employs lshour or uses
family lsbour to construct his housing units
(Fig. 11a).

The Public Sector - The Housing Authprity gives

contract advert through its Secretary. Registered
Lantractors send their quo tations to the Secretary
who fowards 1t to the Quantity Surveyor fur
valuation, Finclly the Tenders Committee Boerd of
the Authority gives final opprovel of the contract and
communicetes to the contractor. Agreement is signed and
the werk then starte. Figure 11b.

Problems with this process includes

~ Advert takes timc.

- Approval takes time.

Cenatruction Problems

Public Sector - Housing construction is 100% by

controcts. Contract cward tokes 6-12 months ond

the contract is infleted two to three times tion

thu originel cost. Housing units toke two to throw
years before completion.  50% of lobour in constructicon
.o unskilled. Thus contracts incrense casts of

heuses nnd delay in supply of houses to erse shortoges,

Private Sector ~ 30% of somple use 7% femily

lebour. B0% of labour is unskilled. Cunstruction

tokes 1-2 years for housing units to be complueted.
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Therefore ovellability of conventionnl building
mnterinls at reascnoble prices, use cof controcts
in the public sector ond predominontly unskilled
Inbour in the privote soctor ore cialticel fectors
to btusing supply in the study area.

3.0 Lpyout Design: The design of the residentinl

loyout is vory necessery to ensure compatebility in
focilities, livicabillity ond functionality in the
residential environment. The enviromment should

ag much os possible satisfy $he users in terms of
their sociv-cultural necds.,

The survey revesaled the use of private
censultonts essentiolly nnd direct lebour by the
public sector while the priuﬁte Eeﬁtnr also utilises

consultents and individunl deaigners; Thi: procese
of designing layuwuts in the public snd ﬁrivate
srectors wns identified.

Privote Sectur - The privete developer engoges the

survices of a consultont nnd tnkes prepared plon

tﬂ Kodunm Capitel Development Board (K.C.D.8B) If

logeted in Koduna., HK.C.0.B. pusses plen to tho
Plrnning Office in the Mipistry of Lends and Survey

for plonning comments, After plaonnipng comments
finnl cpproved is piven by the K,C.D,.B., befure the

devoloper esn go nhead.  Thore is delny in this
process before the lokyout plan is spproved (see Filg.

120).



P. Developer K. C. D B . T.P. Div.
Kaduna Capital Development
Board : lown Flanning Divsion

Consultant

LAYOUT DESIGN PROCESS— Privats

fig 12a
,_1H. Auth. -——J'Qn S. 17T C B
Sec . ™
Quantity Surveyor . o, ieng Commift tee
Board
4
advert
Consultant .

Source « Field Survey 1985

LAYOUT DESIGN PROCESS- Public
' fig 12b



Public Sict:xr - H using Auth.rity in K dun' civ.
~dvi.rt fur controct throuch ite Sceretory © 8 ehoes,
in Fin. 1"b. Crnsult nts sond t ndirs to th

S.erct:ry whe prsg s thin to the Qu ntity Surv y o

fir v lu tion net soloction bi fore Finnd soloctl o
et rwerd by the Tondors Coomittic Borrdy Prooo.
is smu rs Fig. 11b. (s:i: Fig 17b). Ther o »
problins of diliy with rdwirt  ned “pprove 1 in thil
[ TNCEBS,

Problems in th. Loyiut Design

i
——

Public Scvetir -~ Contr-ct -were t0 the o nosult nt

trkes 2 ¢ 6 nonths, Lick of encugh Funds ool v
imsusrncie: 1 ¥ 1ryeut by the privete consultrnt. Ue
(f eonsult-nts subscpuently ineroc se cost of th
cempliotod housis,

Priv-t. Scctor - Approvel of the liyout pl-n € &

1t 6 monthe. This cruse delsy in housing

construction.

Op:rrtion: 1 Priblims = There is dovi-ticn in th

ust of sprer s providod for in the loyout. Opon
sprcus, 1ret§ erparrk:d for foecilities rro built

upon. Circul:ticn is not @ de @ rticul-te to

vnhrnen functionslity. Building crirnt-ticon is o 0

t-kin core of, while buildings in thoe sturtdy ~ro
h-~v. thiir lonocst sidos to the north dircction ©

tveird hat sun roys thise buildinos h-vie stme sid
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the west ~nod erst i.c the sun prth. Thus thesc buil-inns
rre very hot ~nd uncomfort-klec in the oftornoons.
Sce Fig. 13.

Bescrvrtion reverled thrt the loroe privet:
commercirl developorse oRscrved no order in estot.
developments, Lryout plrns ~rc net prep-rod.

Approvcl is not abtrined thus use of spreoe is
mrximised in terms of number of houses to e
constructed rt the expense of circulctien, f-eilitl o,
ctec. see figures 147 & 146.

3.5 Monrgemept: Mrory, J.P. srid "Good meoncoew nd

is the spplic-tion of skill in crring far the pre;oriy
its surrounding cnd cmenities #nd in develaning
sound relrtionship Yetween londlord ond tenrnts - n
hetween tencnts themselves, inorder thet the est ot ¢
wrll rs the individusl houses miy give the fullost v luc
to toth the lrndlord ond the tenrnts".> The cssonts 1
issues in mon-ogemrnt thorefore ~re pelicies in theo
c1llocstion of housing umits, tencnceg. cgreement, col-
lection of rents, repoire ond mointencnce.
The survey identificd the Heusing Ruthority,
Ministry of Works rnd the respective institutiono
ra rgents in thoe Monrgement of puiilic housing whil .
ceretrker or estrtz meneger in the privete sccton

were clso identified.
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Pygvete Sector - Cereteker ellocetes houses on

personcl contcct. Aleo collects monthly rentss
Compl~ine iy tenrnts rs regerds repcirs rre scnt
to the crretrker who recelves spprovel of the
lrndlord Refore employing epprapricte lrwour

€W crfrentars, { lumbcrs, clectricicns, for tho
necesscry reprirss Reprirs teke very long beforo
the ereteffected Becnuse itqtrict Mrnsger hes to
rpprove depending on ~vrilehility of matericls
Sre floure w5,

Public Sector - The Bistrict Menrger in cny | ublic

houseing estrtc does the rllocq tien of houscs +nc
riyroves roprirs:  Report 8fF demeges By tenonts
=re eent to the ‘i‘hr{ctt M-n-gers He sends such
fo, rirs reguests te respective officers, inchrroo
elther the Senior Yechnicrl 8fficer (Electricrl)
or Scnior Works Superintendent (Mechenicel).
b-mge i resessed in terme of cost ond roturnce
to the District Monrger for opprovel. On ~v-il-billity
of mcteri-ls orderc on reo oirs through officer
inchrrge e given #nd the rop-ir ie effocted. S
figure Y88. The whole process cruces deloys
hefore the rciurl regpeirs rre done.  In oddition
mrterisle mry not be in store for fmmedic-te reopoiro.

The Problem of Moncgoment

Priv: ¢ Sector -~ 7%. of the reprirs sre by the

ten-nks heeruse of the non-chrllont rttitude of
the lrndlord. The tenqnte fleo trke cere of solic

refuse diégpoerls. Thus it could b dum od @ nywhor::
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e
ageinet cnvironmentol sonitation ond hygicne.
Thonks to the Kaduno Stote 1984 Environmontel
Scnitotion Eoict which procecute ond fFipes indivi-

tdunls for dumping colld woesote indiscriminctiely.

Thiz Public Scetor - 7% of the oppliennto for

houscs do not got their ollocqstion.  Thus ollocntion

is mot mnde to deserving nppllicents. Ropoirs of
demones i tho housing estote tokes 3 to 6 montho

boefore it is offectod.  Noo provision of solid woste
disposal in the monagemont structurc and procceso.

Thus refugse collecctors ore hired once monthly depending
on ovinilability of funds.

3.46 LCorclusion Remorks:

With rogards to housing supply by the public

end privoete sectors in Kaoduno, rorin Anc Bntsing

the nbove discussicon showed thot sunply by thoe
privote sector ic for mere than supply by the public
aector desplte Govornment biased ottentien to thoe
puhlic secctor. Anolysis reveoled thot privote
popular housing dominote in indlgenous ooro oreos

of the study orec while privote commerclsl houses
dominote in non-indigencuo oreos. Anclysis furthor
revenled thot housing supply by the public sector
in Boduno is more thom the supply iIn Zario ond
Katsina. Housing supply by both sectors porticulse
in Kadunz ond Zorino is far short of housing requirc-

ments of the twe towns.
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The discussion Furthor showed thot housing shortoges
ore due to glow provision of new housing units Dy
the public aned private sectors cttributrbls to

problems of lond acguisition, housing finnncwu,

building materiils rod constructicn, layout

resign and manogement os identificed hy the onolyuis.
The rroblems of land acgulsitin ~nd housing

Finence are shaown to be more eriticnl rue o

their requirements end processes lnvolved cspecinlly
ns they releste to the poor income group of the

urban population,

Recommendntions will be mode ss per the
identifled problems with o view to minimising their

effect in relotion to housing relivery.
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CHAPTER FOUR

SUMMARY OF FINDINGS, POLICY ISSLES AND
BECOMMENDATIONS .

4,10 MAJOR F INDINGS

In the preceeding chnpter findings frem the
nnnlysis on the contributions of the public and
private sectors in housing supply in Kaduna, Znaric
ond Kotsino were discusscd. In addition findings

on the problems of lond acquisition, finonce,
huilding moterinls and construction, layout design
and menagement facing the two sectors in housing
delivery in the sturdy sren mere also discusscd.
The major findings in these respective oreas will
be summarised below.

With respect to contribution to housing suppily

tiy the public sector in thc study arec, the majcr
revelotion was that this sector wos contributing
relotively few housing units ot o very slow rote
comparcd to the increaping jopulation in the study
erea in need of housss, While Kodunn with the
highest populotion in the Stote hns o total number
of eight thousond nine hundred housing units by tho
sector

public . 2%

Zoria has five thousand nine hundred
and Katsino has two thousand three hundred housing
units,
For the private sector the moein revealaotion
was thot its contribution to housing supply in

Kaduna, Zorin ond Kotsine fBr outstrips supply



by the public sector. The onalysis revenled thot
privote commercinl houses cdomin~te in non-indigenous

core ereos of Keduno and Zaria while privete populer
houses dominote ir indigencus core nrens of Zoria

ond Katsina. It wos finally observed that housing suply
by the two sectors in the study aren do not sotisfy

the housing shortages in these towns duc to slow

rote of constructing new housing units for the fast

growing urbon population.

Analysis cn tnte collected on problems focing
the two sectors in housing delivery reveeled the
following criticnol findings.

(1) Lond acquisition wes revealerd to be a very
critical obstacle to housing delivery in the study
erea especially for the private sector. The process
of land ncquisition for both sectors wos discovererd
to be very hureacrotic where functions are duplicatodls
The puhlic sector faces mojor problems of getting
approval for a site, the locntion of such o site
relotive to existing developments and Ras Froud in

compensation payment to landowners.

The privote sector is focer' with the mojor
problem of meeting the requirements which accompany
any application. These include H10 levy,

N75-R100 deposit, tnx clearance certificates, ctce.
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Genernl probloms I oSz Tl

- Lack 6f infrastructurzs In nlleooosc

sites.

- Lock of resioenilal plats oo e llmilion.

- Afnurl ronts,

- Minimum of 2 yuors e devclopmegnt allocated

piaé or face revoorticn.

(2) Heusing Fioonoo wss duene .z S50 Lo an.tlt.l.'.iler
ceitical foctur in housing fclivevy Liv Lhe study
preg. The public sector is fecad with the problew
of imadequete funds For howus: noy ond ovsn e litdle

grants glven ore diverted for ciher uscs.

The private sector is mest affzcted by the
problem of housing finnnce. I terme of abininiog
luans from bonks fer housing concditione 0 te
fulfiller! ore too sirincent {or the low income
group. These include the dscues of bolng cegular
customers, collaterals and heving o sne 0%
nf omount reguired, Dertificetaz of Ouougps ov, aie,.
Instalmental relecse of lpon is rnothor rroblom,
Persennl sovings ore discoversd to be frr inodeguotc

For housing and the functione ¢f credts -wilnns for
housing are still very weok.
(3) Conventionanl Luilding maseTiels wers discovoroed

to receive moye emphasis by the nublie sestor ns

per building regulations in the S4ate o Gho
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negligence of lecol buldding materisls.

Use of contractors in counstruction was slso
fiscovered to receive more emphnsis by the public
sector which results in infletion of cost and longer

duration of constructicn. The privete sector
utilises more of family and employed labcur for
construction with the mojor problem of unskilled
1abour which results in poor structures.

(4) Use of consultents in designing residentinl
loyouts in the public sector incrense cost ond deloys

construction due to leck of funds to poy the
consultants in time.

The privote sector faoces the major problem of
getting the layout plans opproved by the planning
Authority - K.C.D.B.in Kadunz and Planning Division
in the Locel Government Headguorters.

(5) The public sector foce the problem of allocating
housing units, repairs nnd maintenance as regards

manngement whose process is very inconvenient.
Tenants  ° in the private sector ore left to

repair ond meintain their houses.

The sturdy has identified the roles and
contributions of the public and privete sectors in
housing supply in the sturly orec. The private
sector in terms of roles hos and is still supplying

houses for all cotegoeies of income groups in Koduno,



Zorin onct Katsinon. The privete commerciol subscctor
rrovides essentinlly rooming/row housing types to
the low income groupgs in the urban centros.
Thesc heusing type thercfore ominate in very high
fensity residentinl arens of Kekuri, Doke, Turun
Woarn, Kowo ond outskirt villoges like Television,
Nosnrowa, Rigess, Naroyi, Kurmin Moshi, Mnalnli,

Unguwar Rimi, Unyuwor Dosa in Karduno.

In Zorie these housing ty,.cs dominater in

Snbon Gori ond parts of Tudun Wada. Majority of tho

low incocme group ore found in these high density
erens living in one or twe rooms. This subsector
olso provides deteched houses for the middle ond
high income croups who con offord to poy for the
high rents demonded. The study revenled thot the
privote commercisl suhbsector supplies more row/

rooming houses compared to dotrched houses.

The contribution of the private populor

subsector was found to domincte in indigenous corc
orens of Zarip Welled City oncd port of Tudun Wodn
and Ketsino Wolled Citys In these core arens
indigenous courtyord compodnd housing types were
found to cdominnte. Since this subsector provides
houses for their use value, provision of housz 8
therefore cepends on individusls' or families!

ability to do so.



- 92 -

The public sector on the ether hond has also
supplied houses to cover nll income groups. Public
housing for the public were initiolly meant poarti-
cuporly for the low ond middle income yroups dn the
urban centres. In the provision for stoff housirg
for civil servoants, emphasis is on the bhigh incomo

group. Thus this group is housed in olo and new

Government Resicentisl Arens in #eduna, Zarla and

Hotsinc., A ecivil servant gqualifies for o house only
on reoching solary grade level eight and shove.

In terms of Actual contribution the public sector

has provided low cost and Government Residential
housing estotes in the sturly oreo,

Table 3 onr & gives the list of nll public housing
estates in Kaduna, Zorin opd Kotsino with the breok-
down of actunl houslng umits in eoch. The study

finally revenled thot housing supply by the private

sector is far more thaon the supply by the public
sector and thot contributions of the tun sectors
put together is not meeting housing demond in the
stucly aren. Thus the problem of housing shortages
is still on, The inodequate provision of housing
to minimise the housing shorteges in the sturdy areo
is attributable to probilems of land acquisition,

finance, building materiales and construction,
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desinn and loyout and monogement identified by
the sturly.

4.20 Proposnls and Recommencrtions

Dn land acquisition the analysis reveoled o

numbier of problem aress encountered by the public

ond privete sectors. The process of lond acguisition
wns reveoled toc he foo hurcacratic with duplicntion
af functions and unnecessory deloys ns the opplicntion

hea to go through mony honds. The study therefore

recommends the streamlining of this process for

hoth the public and private sectors in order to
elbminate duplication of Functions and focilitgte
land acquisition especially for low income « -

in the privste sector. In this respect the land
Allocation Committee (L.A.C.) should be given the
full responsibility of sllocating urban land for
residential development. For the public sector
specifically and with reference to the Faderasl
Government approval for residential sites are rdelayed

and when glven it may not be sultahble for censtruction

and far from huilt up areas thus inconvenient to

thie would=-he beneficisries. It is therefore
recommended that because of the Federal Government?®s

recent priority tou housing, suitable site for

residential development convenient to users is given.

Payment of compensation hy Federal or Stote
Government through its respective officials and
those of the Local Government concerned caused frouda

It is recommendert thot compensation should be paid



- 94 -

directly to landowners by the agency concerned be
it State or Federal. This will minimise thc effect
of resistance to vocete acquired site by the lands
owners. For the privete sector main problems are
with the requirements for land acquisition.

This include #10 levy for the form, #100 deposit in
Kaduno And A#75 in other Local Government Headquarters.
These requirements oo not favour the low-income who
haove the will to own their houses, The study

therefore recommends scropping of the #10 levy and
the deposit reduced from #100 im Kodunn to RS0 and
from K75 to K25 in Locnl Government Heardgquorters.
This will enable the low income earners fulfil

requirements for land acquisition. FPlots allocoted
lack infrastructure. This posses a big problem to
beginners to stort development. Residential plots
should therefore be provided with infrastructures
like access ruards, water to assist developers.

On allecation of a plet, an individual is expected tu an-
nue 1ly pey rent of K300 in Kaduno and K100

in Local Government Headquearters. Failure to pay

this rent leacds to revocation of offer made. Since
this rent does not favour the low income yroup it

should be recduced to H50 in Locel Government

Headquarters ond #100 in Koduna. The 1978 Lond

Use Decree provides that an individual is entitled

tc only helf a hactare of land in the urban oreas.



This hes constituted a big [roolem to large privatc
estote developers in providin houses toc the peopleo.
It is recommended thnt thic d_creec be smmender to
give these privete developers enough land in the

urban ereas to construct houses in line with

Government Policy in favour of the low income.

Lack of residentinl loyouts cn se dclay in ecquiring

loncd on opplicotion. The study therefore recommencs

thot residentirl layouts be morle rendily available

for allocontion on epplicoticn.

The study identified housing finonce os another
criticnl obstacle to housirg dellvery in the study
orea. Housing developmente rogquire huge funds for
land ocquisition. bulk purchose of moteriols,
construction and provision of essocloeted physicel
focilities, Finenciel rescurres nre more criticenl
with the privote sector which is cx.osed to

strimgent bonk conditions and faced with inadequnte
sovings for housing. In HKacure Stete the Housing
Authority is the agent for Hcusing provision for
the public and relies only on Government grants

for public housing. It is therefore recommended

thot the Authority should generote its own funds

for residential development. This requires outonomy

for the Authority.



Government gronts for housing are far

inadequate yet they are always diverted for other
uses as revealed by the esnslysis. Government

should moke enough grants to the Housing Authcrity
which should be strictly .+ used for housing construct-
ion. For the privnte sector the analysis revenled
that commercisl and Mortgage benks ore the principol
sources of finance for housing. These banks give
stiff conditions to be met by this sector before

housing loan is epproved. These conditions include
collaterals, certificate of cccupency (C. of 0.)
saving 10% of required loan, mortgage consent and

being regular castomers. These stringent conditions
do not favour the low income group ond beginners

to housing construction. The study therefore

recommenrs that these conditions be modersted to
favour the poor to enable them obtain long term

loans for housing construction. These will enable

them bulld houses of their choice.

Since personal savings are inadequate for
tousing, banks and the Housing Authority should
encourage savings for housing construction. The
private sector should be encouraged to build;, their

pwn houses through self-help.

Housing cooperetives and credit unions are
very good sources of housing finance if properly
utilised. These were found to be lacking in the
study area. The study recommencs the formation of

Housing Cooperatives and Credit Unions to be
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emcouragerd. This will allou members acceas to

long term housing loans.

On building materiols ¢nd conctruction,

the study identified thot the Kaduno State huilding
regulations specify 100% usz f conventional building
meterinls which are Importec under l.-cnse restrict-
ion. These moterinls are ihereforc scerce,

expendive end inaccessible ‘c ‘nidivicual private
developers in bulk, It is ~ecmmendec that the
builriing regulations should be flexiblie to allow for the
use of conventionel end local building meterials.

Use of the sbundant locally nveileble meterials

will go along way to reduce t-c cost of houses.

The private sector will have eccess to desired

meteriols. The following locol meteriels should

be encouragec burn bricks, sun baked bricks, mud

clay 'azere's The existing locol bullding industries
should be given a hoost to produce ennugh to meet the
demand of the building industry and new ones should
be established. This will reduce their cost ond moke
them reodily ovedlcble espouct 2ly %o the low income

s

group s
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With regords to construction the public
sector foces the problems of contract strntegy.
Construction by contrects leacs to inflation of
the cost of construction, delny in construction,
poor work due to unskilled labour. This strategy
ot the end increnses cost of housing units when
completed, The study recommends massive middle
and high level menpower training relevant to the
construction and building industries i.e masons,

plumbers, enrpenters, peinters, electricions, brick

layers, architects, plenners, engineers, technicions,

guontity surveyors. This will enable it employ
firect lonbour in housing construction which will oo
nlong woy in producing housing units ot n faster
rate and chepper cost to the pecple. Contractors
are only recommendec where there is o gigontic
housing programme to Le implemented but under
strict supervision by the professionals. The
private sector fnces the problem of unskilled family
1nbour especinlly the private populnr subsector.
It is recommencerd that this sector should employ the
services of professionnls as supervisnrs tc ensurc

sountd structures.

The sturdy nlso found out thot with regerds to
the loyout design for resicdentiol orces the public

sector uses privote consultants or firms. This
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tcloys construction duc to leck of funrds to pay
consultants and’ consequently increcase cost of

houses. Thus the recommendstion here is os above

in terms of monpower troining for direct layout

rdesign hy Government staff. This will nlsc speed

uy housing ccnstruction ot cheaper cost. In terms

of uperational problems like speoce mismananement,

usurp of specifies uses hy other uses, poor
circuletion and improper building orientntion, the
sturly recomment's thot sprce should be user es

specified on the pan. Open spaces ond orens
vormorked for focilities should be so user,
circuleation should be orticulote mnd functionol,

Orientation of huildings should be proper thot is,
lungest side of the building to the north directiocn

to keep nwoy the hut noon reys. This will go along
way in areating = functicnel, efficient ond

livieble environment. Estote developers in the privego
sector as shown in the stury aree rfo not even proepore
1nyouts plans before reveloping their housing cstotus.
This results in o disorderly environment. whore

the main oim is to moximise the number of housing

units within a given spoce. It is therefore

recommender that they should follow the recommendoticns
of the public scctor to ensure liviable environmenta
The plonning outherity i.e Koduno Capitol Development
Boord shoulrd give them quick approval if they abide Ly

stipulated stondarrs and regulations.,
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With respect to Management in the public sector,
the structure is not comprehensive. The component
of refusc disposol is left out. There is deficiency
ent deleys in allocation and repeirs of housing
units. Non-aveilebility of mocerliels and equipment
delaoy maintenance works in the estetes. It is
recommenderd that the management process and
structure should be comprehensive embrocing acdministro-
tion, maintemance and snlii! woste disposal units.
Allocation of houses to desersing applicants be mode
uncder administration, oll sorts of repoirs to be
under maintenance section anr collection of refuse
to be under its eppropriste section. Materinls and
equipment to be readily avoilable for meintenance
purpnses on requésk. Refuse collection centres to
be erectec for every block of houses ond collection

to be twice weekly.

For the private sector repeirs and disposal
of solid waste is solely hy the tenents ns revealed
by the study. It is therefore recommended that
the caretaker or the estate maneger os the case
may be should fully be responsible for repeirs of
houses ond collection of splid weste. This will
ensure o livieble environment and longer life

span for the houses.

s
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L.30 FOLICY ISSUES DF HOUSING SUFiLY

The study has revealed that the principal
actors in housing supply in the stury aren cre the
nutlic and privote sectors. The public sector has
been oper~ting under gnvernment guidonce end
assistence in terms of grants. Thus housing units
provicded hy this sector to the respective income
groupns have been guided by Government. 0On the other
hend the private sect:r has been opercting +© 1
©w unaoider by government. Thus provision of
housing units to the respective income groups heos
been at will and cepability of the privete developers

hoth in the popular and commerciel subsectorss

It should he noted thet the contributions to
housing supply by the public and privote sectors
ere very complimentery im selving the problem of
hausing shortage in the urban centres. State or
Foderal Government policy on housing should be specific
on the roles and contrihbutions of the two sectors in
reducing housing shortnges in the urben centres. The
policy should allow the public sector construct houses
for all cotegories of workers and the general public
within the reach of the low income group, the hitherto

socinl !tenefit motive hos led to investments of huge
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sums of money on few number of houses without returns.
This has resulted in on inbalonce situntion between
public and privote sector workers. With the commer-
cinlizotion of public housing sector funds will

be genernter to construct more houses on o continous
basis end also reduce the inbalance situetion between
the public and privete workers, in terms of housing

concditions.

The privote sector conteoins a lot of potentials
in terms of housing for the low income group. This
sector should therefore es a matter of policy be
encouragerd and gulded by government to supplement
its efforts in housing provision. By wey of guidance
the private sector should be given minimum standards
for housing on which to opercte i.e type of housing
units to be provided for the different income groups.
By encouragement, government ehguld mr:e enough land
aveilable to the privete sector for housing, hoost
long term crerdit facilities and provide infrastructures
like access roacds, wnter, electricity essocisted
group focilities in residentisml nress and hoosting of

locel building industries.

with adequnte guidence and encouragement for
the private sector on shove incentives by government,

this sector will go along way in providing livinhle
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pccommodetion for urbon populntions in study area and
Nireriz at large thus supplencniing government cffort
in solving the problem of houring shoringes in the
urben centres.

4,40 CONCLUSION

This sturdy sees housirg as very essentinl for
humon survival, The privatz: ezctor cepoeinlly the
private populsr subsector has been in operation for
o long time. This subsector has continued to

dominate the housing supply etwork in Nigerio during her
pnst development periods te d-te. The private
commerciel subsector started n & very smnll scele
in traditional cities befor2 =olonizaticn and
increesed in scaole in the 1370s when Nigeria
experienced rapid urbanization Adue to immigration
ond natursl incrense. This subsector has contributed!
substantially in housing sunly in nan-indigenous

core sreas of Nigerian town~ cad cities.

The public sector started contributing to
housing during the coloninl tines but ns on
emergency measure to shelter victims of o plogue
in Logos in 1928. This pericd marked the beginning
of public housing in Nigerin but in 2 different
dimension from the original enzrgency conception
Fublic housing has hecome & menns of providing
housing for the teeming populoticn. Until the

Third Notionol Development Flin (1975-83) housing
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has been a suhsector af » low priority sector of

the economy. Before this time government emphosis

was on housing senior civil servonts in Government
Residentinl Arems (G.R.A) inherited from the British
coloninl mesters. The G.R.A.s started in Lagos oand
soon extenced to the Regicncl and Froviacinl Head-
guorters and eventually to the 12 and 19 State copitols

nnd now to Local Government Headguerters.

The study has shown from anolysis of dote

collected from the study areo i.e Kaduna, Zario

and Katsino that housing supply by the public sector
is insignificent comparec to fest growing urban
population. It has also shown that the privote sector
hes supplied more houses in the urban areas than the
public sector yet bhoth contributions are far in-
ndequote in meeting incrensing demond for housing

in Koduna aond Zerio in porticular. Thus housing
shortages still persist. The inadequate contributions

by the public and private sectors in housing
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delivery is due to slow poce of provision of new
housing units which the study identified to be
attributable to the problems uf lend ncguisision,
housing finance, huilding motorials anr construc-
ticn, leyout design and managemgnt. Based on
these identified problems nppropriste proposals
and recommendations were mode with a vicw

to minimise the magnitude nf the problems and
consegquently pave way for n smooth housing
delivery network to reduce housing shortages

in the urban centres.

Both pubtlic and privote housing sectors
are complimentary in housing supply to meet
housing shortages in urben aras. A housing
policy which will give specific roles to the two
spctors is essentinl. The ao.icy should be such that
the public sector go commercinl in housing to be

viable 2t the same time be within the reach aof the
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low income groups. The private sector with
potentials for housing especinlly for the low income
group should be guided and sided by government
to provide houses for 21l income groups within
the society. While guidance will be in

terms of minimum standord for housing, encoura-
gement to bLe in terms of lend availability,
credit facilities, bLuilding moaterirels, infras-
tructure and facilitiecs. Thus commecrializetion
of public housing and adeguete encouragement of
the private sector will go along way in boasting
housing construction on a complimentary basis

to minimise housing shortages in study ares and
Nigerie ot lorge and reduce imbalance situation
between public and privote workers in relation

to hcusing concditions.
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Appendix A,

Through this survey contributions in Housing supply by the
public sector will be identified ancd some of thoe problems facing
it elso identified with a view to making sugygesticns to Govern-
ment for improved housing supply. Your cooporstion and frank
answers to questions will highly be spprecistul’. ALl informe-
tion will be trested with strictest conficdence.

(1) COdE nUlleEI' --.....-.......o.-oDiﬂtI‘iCt LB R B I B I
1 (8) How o Govt. escquire land for residenticl development?

LR RN BN I B N I I R O B O R B B N B A R R O N B RN N R R R I ]

(2) How long does it teke Govt. to acquirc lond for residen-
tisl development?

(3) Amount involved in compensation when lond is ecquired per
site (average estimate).

(4) Name problems faced in acquiring land fur residential
development.

(5) Sources of financing Housing Developnnt,
(a) Mortgage (b) Govt. grant (c) Cthore (Specify).

(6) How long does it take to obtain loan/mortoag 7
MoYLgBg s esnsasekD) LOBNGswisineaslO) AR sosviviwes

(7) How much cdo you get from loan/mortocs: ot o time?

(e) Mortgage..sssioseslb) Bovt,: LéafiveseelC) DENEPrBecssvens

(8) Give suggestions for improvecd sourcies for financing
houses for the public.

(9) Type of housing units provided.

(a) Semi-detached (d)  Bungslows
(b) Compound (e) Others (specifiy)
(e) Flats

(10) How do you construct your houses
(a) Contract (b) empoyees (c) Others
(11) Problems faced during construction.

(a) Unskilled manpower
(b) Work delayer

(c) Contract inflated
(d) Others (specify)

Es s easl .
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(12) Time taken for houses to be ready for wac,
(a) 1less than & months (b) 6 - 12 months
(c) 2 -3 yeers (d) 4 - 5 years (e) 5 yuors lus.

(13) Building materiasls user.
(e) Indigenous
(b) Morlern
(c) Both (=) & (b)

(14) Building materiels used are:

(a) too costly (c) scars:ly cveilable

(b) not durable (d) others (specify).....
(15) Tenants of Housing Units.

(=) 1low income grou; (¢) High income group

(b} middle income group () othurs

(16) How do you allocate houses to tenents?
(2) Application
(b) personnl cont act
(e) Uthers (specify)

(17) Rents charged.
(a) one berd room (c) three bedroom
(b) two becroom (d) four budroom

(18) System of rent collection.
(a) Cash payment deily to Housing Authority
(b) Bank rroft
(c) Decducted from salary monthly
(¢!) Uthers (specify)

(19) Are rents peid promptly?

(20) If not monthly aresre cue
(a) Less than 3 months (c) 7 - 12 wonths
(B) 4 - 6 months (d) 12 months lus.

(21) Houses are repaired by
(2) tenonts (b) Housing ARuthority (c) Others

(22) Dustbins are provided for waste disposcl. Yes/No.

(23) 1If no, how are solid westes disposed?
(2) dumped 2t immediate surrounding
(b) Burnt outside house

(c) Don't know.



Through this survey total number of houscu

Rppendix 8

rovided for staff

of the institution will be known with & view to wiking useful

suggestions to Government. Your cooperation ~nd Trenk snswers will

be highly appreciated. A

11 information supplicd will be treated

with strictest confidence.

(1) Cnde number..C.......O‘District L B B B B N )

(2)
(3)

(L)

(5)

(6)
(7)

(8)

(9)

(10)

(11)
(12)

Name of School/i
Totzl number of

(2) Senior.....

nBtltutiDn L R N B A B I B R
staff.

chctctsa(b) Juniur.....o-.--...g.....g

Number of staff accomodaterd.

(a) SeniDI‘ st e
Total No. of hou

LR B B B B B

Total No. of hou

& 88 28 s d e anase (b) JL!n:;-'.‘-ll..ﬂci...I.l...l
ses provided by the school/institution

& 8% &% 80 @86 s0 80 es et

sea rented for staff

Type of housing units provided

(a) rooming

(b) compound
(c) eemi~detach
Rents charged.
(a) single room
(b) ane bedroom
(c) tuwo bedroom

(d) Fflats
(e) bungoluus
ed (f) others (s .ccifye

(d) threes budrona
(e) four bedroou

System af rent collection

(2) cash

(b) deducted from salary monthly

(c) others

Houses repgrired by.

(a) tenonts

(b) school/institution

(c) others
Dustbins are pro

If no how is sol

vided for weste dispuncl?  Yes/No.

id weste disposed?

(a) cdumped at immediate surrounding

(b) burnt nutsi
(c) cdont know.

e house



Appendix C

Through this survey some probkems facing tho privote sector
in Housing Deliveyy in Kaduna, Zaris and Keotsino will be iden-i:
tified with a view to making suggestions towords cssisting them.
Cooperation and frank answers to questions will highly be

appreciated. All information supplied will bo treoted with
strictest confidence.

(1) COUE numbETODCIUOIOICII...'. Dlatrict...............l

(2) Uccupation
(a) Civil Scrvant
(b) Teaching
(c) Business
(d“) Farming
(e) Cthers (specify)

(3) Level of Education

(a) Woranic (d) Polytechnic
(b) Primary (e) University
(c) Secondary (f) Uthers (specify)

(4) Monthly income
(a) 1less than #125
(b) #1126 -~ #250
(c) H251 - RHL20
(d) #RL21 - HS00
(e) w900 +

(5) HDUSEthd BizE.t....o--'tl.-tll.'l..l’l LA ]
(6) Do you have a plot of land? ...ceveceevss

(7) If yes how did you obtain it?....ceecccsccsccces
(a) Application for C.0.
(b) Bought
(c) Fomily lond
(d) Others (specify)

(8) If by C.U. how long did it take?
(a) less than & months
(b) six months to 1 year
(c) 1 - 2 yeors
(d) 3 - 5 years
(e) 5 years and above
(9) If bought give price per plot.icesccessscccsccscccsse

..I..[z



- 2 -
(10) UWhat do you feel about the pricd?
(a) too high

(b) okay
(c) cheep
(d) others

(11) 1In case of family lond do you obtain enough lond for
residential development?
(12) 1If no give you reasons.

(13) Give suggestions for improve system of lond ocguisition.

(14) How do you finence your housing construction?
(a) mortgoage
(b) privete loan
(c) Govt. loan
(d) Savings
(e) Others (specify)
(15) How long does it toke to obtein loan?
(8) mMOTtQBOCececscescccccosessnsene
(h) privete loaN.ssesiisessaioiniae

(&) Bovb. Y0BR:seciseavisusasEsdnie

(16) How much do you get from loen at n timc.
(8) MOEOBDBcasisevivasovisoniaed
(b)) private 10BNssessessssesesvue
(c) Govt. lOON.sceccescccacsnnans

(17) Are you satisfied with your sources of loon%
(18) If no give your ressons.
(19) Give suggestions for improvement in your sources of finonce.

(20) Type of Housing Units.

(a) rooming (d) bungolow

(b) semi-detached (e) flats

(c) compound (f) others (s ucify)
(21) Cost of design

(a) rooming (d) bungolow

(b) compound (e) flats

(e) semi-detached (others (specify)

(22) How long does it taoke before your design gets finol
SPPTOVBlecevecssecscrcens snesssesssessecas
(23) How do you construct your houses?
(a) controct
(b) family labour
(c) others (specify)



(24)

(25)

(26)

(27)

(28)

(29)

(30)

(31)

(32)

Problems fececd during construction.
(2) unskilled menpower (c) contract infleted
(b) work delayed () others (specify)

Time teken for 2 house to be rendy for use.
(n) 1less thaun 6 mrnths

(b) 6 = 12 months

(c) 2 - 3 yoars

(d) &4 - 5 yerrs

(e) 5 yesrs plus

Building materiols usecd.
(a) Indigenous

(8) modern

(c) both (a) and (b)

Building materinls user eare:

(a) too costly (c) scarsely evailoble
(b) not duroble (d) others (specify)
Tenants of your Housing units.

(2) low income group

(b) middle income group

(c) High income group

(d) others (specify)

How do you ollocate houses to tenanta?

(a) applicetion

(b) personal contact

(c) others (specify)

Rents charged

(a) single TOOMeseeaoeses

(b) one bedrooM...cceees

(c) two beECroOM.e.ceese.

(d) theee bedroom.......

(e) four bedroom. pluS.cecess
System of rent collection

(a) monthly cesh payment to cereteker
(b) Bank draft

(c) decducted from selery

() others (specify)

Are rents paid promptlyecececcsccces
If not monthly areass due

(a) 1less than 3 months

(b) & - 6 months

(c) 7 - 12 months

(d) 1 year plus
00.‘./!‘
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(33) Houses are ropaired by
(a) caretaker
(b) tenants
(c) no repairs done

(34) Do you provide dustbins for solicd waste disposel?
Yes/No.

If no how is solid waste disposed.
(a) rdumped arounrt house

(b) burnt outside house

(c) don't know.



Appendix D.

Through this survey, housing units belonging to tho privete
commerciel and private popular subsectors will be identificd. Your
cooperation and frank answers to guestions will highly be oppreciated.
A1l informotion suppliec will be treated with strictest conficdence.

(1) CDI"E numt’er-.-o-c.oo--.--o..-c...a Diatrict......ll..-o.n-..-

(2) OUccupation

(a) Civil Servant

tb) Teaching

(c) Business

(d) Farming

(e) Others (specify)
(3) Level of Education

(a) HKoranic () f{olytechnic
(b) Primary (e) University
(c) Secondary (f) Uthers (specify)

(4) Monthly income
(a) 1less than #125
(b) #125 - H250
(c) #2517 - #L2D
(d) RL21 - R900

(e) W900 +
(5) Household size..... senass
(6) Type of house.
(a) rooming (¢) bungalow
(b) compound (e) semi-detoched
(c) flats

(7) No of liveable rooms,
(a) one (b) two (e) three (d) four (i) four +
(89 House tenure
(a) owner occupied
(b) rentnl occupied
(c) others (shecify)
(9) If rental, who is the owner of the house?
() Fublic (Govt) (b) Frivate (Landlord)
(b) Uthers (specify)
(10) Rent peicd per month...... PR NA SR S E A
(11) Do you occupy the whole compounrd/house? Yes/No.
(12) If no how meny households share the compobnd/house
with you?



