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A housi ng need study may be undertaken.for diff-
erent purposes, the purpose of this is to bring out
the salient features of the existing situation both
quantitatively and qualitatively of housing in Mkurdi
which was until its being nade a state Capital was
only a snmall divisional headquarter.

Makurdi had a popul ation of about 54,000 in
1963 census and 79000 om 1976 (a 5% survey conduct ed
I n Septenber, 1976), There was an influx of civil
servants and other people to this settlenent inmmedi a-
tely it was nmade a state capital and this created a
shortage both quantitatively and qualitatively. Mbst
of the households in Makurdi prior to 1976 were those
occupying their own housing units and even at the
tine of the survey nost of the units were occupi ed
by their owners except for the few civil servants
occupyi ng governnent quarters.

O its becomng a state capital, the existing
houses becane inadequate nunerically and qualitatively.
Most of the houses lack essential facilities like
water, electricity, no good systemof drainage and
sewerage and the systemof refuse disposal is poor
and grossly inadequate. This is the nost inportant
cause of need because the civil servants who arrived
here prefer better environment, aesthetically satis-
fying and houses with water and light. The building
materials in nost cases however are good and the
units thensel ves are not old, a good nunber being | ess

than twenty years old. There is not nuch overcrowdi ng,
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2.3 on the average.

Estimation of present and future need was then
attenpted "basing it on the existing situation. The
estinate showed that nmost of the need in the future
will arise fromfornation of new households and a
little fromobsol escence overcrowding is not signi-
ficant because ny standard for accepted occupancy
ratio is 2 persons per livable roomon the average.

Promthe estimation, a policy and programme with
proposal s have been drawn up for the first four years
(1976-80) of the plan period. In all the period has
been set into five phases i.e 1976-80, 80-85, 85-90,
90-95 and 95 - 2000. The policy nentions that the
gover nment shoul d have a greater participation in
housi ng and hence direct construction should cater
for 24%of the total instead of the existing 4% while
the private sector takes the rest 76%assisted by the
governnent, this is in line wth Federal governnent
policy on housing. An atteinpt at costing was nade
and an estimate of N50, 000, NL150, 000 and NB0OO is
expected to be the cost of high, mddle and | ow i nco-
ne group units respectively. A further estinate of
total cost due to direct construction is about N24
mllion, 206 hectares is needed to inplenent the first
phase of 6346 units.

Finally a proposal to ensure a renoval of the
exi sting bottlenecks and difficulties in housing pro-
vision and to ensure a successful inplenentation of
the policies and programmes for the plan period is
drawn out. This study has been undertaken with the

hope that its findings and proposals wll be inplenented.



EXISTING CONDITION £ND FUTURE HOUSING N7ED FOR
1I/KURDI AS BRENUE STATE CAPITAL ‘122§'29002

CHAPTER ONE

INTRODUCTION:

A study of housing in Makurdi as in many other

towns in lMigeria is made difficult due to paucity
or lack of data, No study of any type either soc-
ial or economic done earlier could be made available
and so most of the data used in this study is prim
ary. The study of housing in Makurdi is pecullar .
This is because it wes just adivisional headquarter
before Webruary 1976, there were only very few civil
servants who in most cases lived in the G.R.4, VYot
anticipating Makurdi would hecome a state eapital
and not expecting an influx of people as happened,
allewances were not made to provide housing to nrove
ide potential need either by the public or private
sector, Though the numerieal shortage is not much,
the gualitative shortage is overwhelming because
of lack of essential facilities, services and ameni-
ties which these new comers value most, These civil
servants and other businessmen and company executives
ecoming in are not willing to occupy these houses

whieh they consider substandard,

Aims and Objectives:; The aim of the study is to look

critically at the existing situation and to estimate
future housing needs of llakurdi accordingly between
4976 and 2000 and then to draw up a programme for

the first four years of the plan period and work
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out poliey guidelines,
Objectives:{1) To make an inventory of existing
housing stock quantitatively and qualitatively con-
eerning the adequacy and habitability of the housing
stockes
(2) To identify the main factors constituting
the housing need of Makurdi as its status
has been upgraded from a divisional heade

quarter to a state capital,

(3) To ealeculate and make projections for
housing need according to these factors
of housing need for the plan period
(1976 « 2000),

(4) To draw up a housing programme for the
first four years of the plan period
(1976 = 1980), The programming will
indicate housing delivery system, the
type of units needed, the land requiremes ,
faeilities to be provided, role of the

public and private sector and then costing,

(5) To work out poliey guidelines,

The Seope of the study: The period covered in the
study is between 1976 = 2000, lakurdi in this study
refers to the built up area on both the northern and
southern banks of River Benue defined administratively
as Makurdi town, Attention is given to aspects conse
tituting housing need and not demandy Projection is
made of need arising from the different aspects as
relieving of overcrowding, obsolescence and new housew=

hold formation, Turther projection is made of total
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need, sizes of units and need of different Socio=-

eco.omic groups, Programming is done only for

the first four years (1976-2000) of the plan period
and policy guidelines are given,

Limitations: The study has been limited by factors
like finance, personnel and time coupled with the

paucity of data mentioned earlier and lack of coope
eration from some of the ministries which were supp-

oged to have furnished the data,
The 5% sample may seem too small but considering

the number of fQuestions on the guestionnaire, the
distance to be coverd /between one end of the town

to the other while collecting the data, the small

size of the number of interviewers and the arduous

task of editing coupled with the g¢oding of the comp-
leted questionnaires makes the numher cf questionnaires
(746) justified,

The lack of a masterplan for Makurdi which
should act as a guide to development has imparead my
ebility to locate theresidential areas - where the
new additional housing units should be located, In

that light this aspect has been ommitted from the
scope of the work, The landuse proposal map pre-
pared by the Town Planning division of the Hinistry
of 'lorks, Land and Survey would have been a good
guide in the attempt to locate the estimated additi-
onal units but in view of the fact that a Develop-
ment Board (MCDB) has been set up and a masterplan
is in the process of making, this may be rendered
invalid.
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These limitations not withstanding, efforts
have been made to make the best use of the materials
and resources available and hopefully this work will
form a good background for further work on housing

in Makurdi and even all over the state,

Methodology: (Method of data collection and
analysis:

The primary source of data was the questionnaire
survey, Data was collected on physical and socio-
economic characteristices, The unit of survey is the
house hold,

The survey was conducted in the month oi September,

1976, The participante are members of staff of Tewn
Planning Division of the Ministry of Works, Land and
survey, Makurdil and Federal office of statistics,

Maklll‘dic

A random sampling method was usedt
Makurdi was divided into four zoneg on the basis of
physical, social and economic considerations, The
method of allocation of samples to zones is by Re
proportional allocation’, oOn the whole 764 housing
units were encountered and from this stock, there

were 414920 households, 5% of the total number of
households (746) was interviewed,

‘A random sample is a sample that is unbiased and a
representative cross-section of the body of the
data, it is also a sample chosen in a random way
when every possible sample has an equal chance of
being picked,

1 Raj, D (1970) The design of sample surveys
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The 746 households were allocated to zones by

the sabove mentioned method

i.B nh = Nh . n

-ﬂ-- Y
where nh = Sample size of the zone
Nh = Total number of households in each
zone,
N = Total number of households in all
the four 2zones = 14920
n = general sample size = 746

Secondary data: This source of data was very limited
because most of the information eoncerning housing

was not availgble and most of other information like
existing stock, rate of demolition, rate of conver-
sion of residential to commercial uses etc were not
generally available, Infact most of the data was still
not in lakurdi because they had not yet been brought
down from Jos, The number of civil servants deployed
from Kwara state and former Benue/plateau states was
obtained from the Hinistry of economie development

and Finance and ilinistry of 'Works, Land and Survey,
Makurdi. Data on Government Policy on Housing was
obtained from the Federal Governments Third Mational
Development Plan {1975-80) report and the state Govern=~
ments deelared policy on housing, The number of
housing units to be built, the socio-economic group

to be catered for and the eost is part of the state
Government's declared policy.
Personal Observations: This was done in an attempt

to find out the ages of buildings, the aesthetic
appearance, the structure and habitability of dwellings,

the environmental condition suech as ventilation and
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lighting «.. wuste disposal. ‘nc landuse too

wes - aluated thrr zh tuis method,
Informal Intervigws: This had to do with traders and
businessmen selling building materials like cement,

roofing materials, cement block and burnt brick
block. It was also meant to reveal the cost of con-
struction per Unit of different types of buildings
and cost of development of plots,
Method of Analysis: Iliost of the data obtained from

the questionnaire survey was analysed by the compu=-
ter, The data obtained from the interview conducted

informally was manually analysed and not computerised,
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Review of existing Literature "Despite mans
unpr-cedented progress in inausfry, education and
the Sciences, provision ofadequate housing is still
beyond the reach of most members of human race"!

The above quctation sums up the magnitude of the
problems of housing all over the world, This
problem is jowever pore acute in some regions than
in others, however tedijus the problems may be, it
is worth tackling because housing has profound
influence on the health, welfare and productivity
of the individual,

The need for a study of housing needs in Nigeria
is obvious and probably long overdue as it is
essential {0 have qugntitative and qualitative data
on housing for the formulation of a sound housing
programme and policy. Such data are quite essential
and relevant in ensuring that development plans
eithcer at the state or national level allocate ade=
quate resources to housing sector,

A comprehensive study of housing need has so far
been attempted only once in Nigeria and this was as
far pack as 1970 and 71, This study revealk alot of
deficiencies both quanti=tatively and qualitatively
about the housing situation in Nigeria though this

was done in only eight cities.2

Most of the work done on housing need is general
and not for specific towns or environments, Most of
the United Nations work on housing need is either

regional @ national, However cognisance must be taken

1. Abrams, C,(1964) = "Housing in the modern world"
Page 7.

2. ederal Government"Third National Development Plan"
Revort (1975 = » P8 . o
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of gome studies on housing done earlier and proposals
for the study put forward by these authors and organi-
sations,
1. Glenn H, Beyer is of 1. e opinion that housing
need is made up of three elementis, these are: 4 need
to replace the large quantity of substandard housing
now occupied, housing need to remove the existing
shortage or deficit and housing need because ol addi-
tional popwjation jincrease, including both the Natural
increase and migration;B He proposes this method fer
the underdeveloped comntries,
26 Lowis Berger group(consulting Dncineers and
Economists) gtudying housing need and dcmand in Urban
Developpent Council areas of the former South Eastern
State now Cross River State thinks of housing need as
refering to the requirement for shelter under condition
of Socially defined minimnum standards,

The proposed techmnigue lor the study of housing
need is: To look at the total population increase
through poth natural increase and migration, looking
for unacceptable units that neeu replacement and finally
looking for overcrowding4

A United Nptions publication on Housing in Africa
statcs that needs are expressed objectively in terms
of noms or standards which can be more or less arbi-
trary. For purposes of egtimating needs, the publiga-

tion proposed three main categories of requirement that

B Beyer, G.H,(1965)"Housing and Socicty", Page 558,

4, Berger, L. Group (consulting Ingincers and
economists)"A study of Housing need and demand
cvelo T ro Jhe
o ) e ecember,1
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must be distinguished, These are: Quancvitative needs
requirced to reduce or climinace overcrowding, quali-
tative needs requircd wo improve or replace insanitary
or obsolete buildings and dumographic necds due to
increase in population and new house-nold formationst
4. A United ligtions report on tie seuinar on housing
statisiics and prograumcs ifor asia and the Far dest
thinks of technigues of housing necds study as consti-
tuting:

(a) Present housing neccdg

(1) Dwelling Units required to house private
houscholds and potcntial house~holas
living in Unacceptable types of houvsing
units or who are without shelter,

(1i) Dwellings rcquired to provide separaie
housing for private households involune—-
tarily doubled.up with other houscholds,

(iii) Dwellings in need of replacement or repaiy.

(b) Future housing ncecds

(1) dwellings that will be required to house
the estimated inc.case in he number of
houscholds,

(i1) Dwellings that will be regquired to reduce
the density of occupation in dwellings to
desired lecvel by the end of the specified
puriod!

—— o —

Se A United Nations Publication(Septeaber 1965)
"Housing in Africa", Pascs 108 - 113, 16, 169
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(iii) Those that will require repairs and or

maintenance to prevent them from falling

below acceptable standard §

All these authors and publications are in agrecment

about the method or technique of finding out -

need but only differ in extents

5.

A report by a subcommittec of the Scottish
Housing /dvisory Committee published in 1972
in "“Planning for Housing Needs; pointers toward
a comprehensive approach" Pages 12 - 19, Viriters
of needs as made up of many dimensions arising
from hidden needs, needs which are bot being met
and needs which may arise in the future., Jicco-
rding to the report, a study to revecal nced
should inelude; consideration of number of
households in relative to the number of houses,
quality and adequacy of houses and their envir-
onment, relationship Between the size of the
household and the housing unit, It further
suggested the inelusion of studies on balance
between different systems of tenure and location,
type and‘cost of tenure and location, type and
cost of existing houses,

This is a more detailed approach and it is
more useful in making policies, programmes and

proposals,

Definition of terms:

For better understanding some of the terms used

in this work neced definition and explanation,

6.

- ——

United Nationa rcport on the Seminar on housing
statistics and programmes for fAsia and the Far
East (copenhagen and Denmark, August 318t -
September 15th, 1966) Pages 2L=2
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1« Housing - Many definitions have beeng iven but
only one of them is considred, It is defincd as
the residential environment, neighbourhood, micro
district or physical structurce that mankind uses
for shelter and environs of that structure, inclu-
ding all necessary services, facilitics, equipment
and devices nceded for the physical health and Social
well being of the famfly and the individual,

2, Housgsehold - a group of individuals, related or
otherwise, who swell together and share essential
services, This group may occupy one or more rooms
with either the exelusive use of the unit or sha-

ring it with one or more households,

3. Dwelling « The total sct of Booms occupied by

a household,

L, Single person Houseghold -~ Compriser the un-
attached persons who might share accommodation

but make individual living arrangement,

5. Compound = /n enclosure composing of one or
more "housing units"” oceupied by one household
or more than onc household living independently

of eaech other and using separate or share facilities,

6. Housing Unit = A room or a group of rooms pro=-
viding aecommodation for or intended for occupancy
as separate living quarter for one household, A

housing unit in a ecompound can have separate inse
talled facilitics for exclusive use by the house-
hold oe¢cupying the unit or common facilities ins-

talled in the compound te be shared by the different
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households occupying the housing units within the

compound,

7. Standard house = 4 house whieh had no defects
or only slight defects whieh are normally correccted

during the course of regular maintenance,

8., Substandard house - 4 house which needs more

repair than will be provided in the course of
regular maintenance or does not provides safe and
adeguate shelter, This includes deteriorating and

dilapidated houses %

* See %aria Housing study - H,Y., Bedawi



The Study Area:
Regional Setting - Makurdi is situated on both the
southern and northern banks of river Benue at the
peint where the railway and road frem the south
converge on their way northwards to the northern
part of the country®., A greater part of the town
is on the southern bank where it originated, It lies
almost on latitude 8°N ana longitude 8°8, It has
an elevation of below 41000 feet above sea level, It
is at the defile on the river Benue and this makes
it one of the possible sites for the construction
of a dam!
Iakurdi has a sourthern guinea savanngh typc
of vegetation, It is a transition zone between
forest to the south and savannah to the north (a
form of transition woodland as its climax vegeta-
tion, The fomst has been degraded by bush fire andd
farming into open savannah woodland with grasses of
5 = 10 feet high and short-boled, broad=lcaved
trecs up to 50 fcet in height, there are some palms,
The soil is of the elabar type with low PH values,
as low as 4,3 for the surfaee soils,
The Climatology: Makurdi has an annual rainfall of
40«60 inehes™ and has rain in all the months of the
year.except in January. The rainfall is 5«10 inches
during the dry season (Novermber to lareh),

® 8ce chapter oneescope of the study,

1 Udo, R.K. (1970)-"Geographical Regions of Nigeria"
Page 142,

®* See map 2 showing the mean annual rainfall,
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Makurdi has over 75% multipeak years as the rainfall

regime,

The maximum temperatures range between 95% and

4100°F * with daily means between 24OF and 28°F,

Humidity is betwecn 56% and 60% (mean annual) and a
mean monthly of between 307 and LO% 2
The Historiecal Background - Makurdi is a very rccent
settlement, It started only about 50 years ago, The
eongtruction of both the railway and the bridge in
1924 attracted labourers who eame in search of empl-~
oyment, The improvement in communication facilities
and the increasing population made the colonial govern-
ment transfer the headquarters of Benue province from
£binsi to Kakurdi,

The settlers of Makurdi before this time were
the Tiv (though their settlement was not guite
pronounced), These Tiv settlers vacated Makurdi
due to the incoming of Europeans and other strangers
to the town, In short there is nc historical record
of any prominént original inhabitants of Makurdi
before the Turopeans and ocher Nigeriaﬁgarpivcd.

Prominent amonz these new arrivals (Buropcans
and Nigerians alike) was one Audu Afoda, a government
messanger and interpreter who came from Ibi, He was
an intelligent man and ranks high among the archite
ects of modern Makurdi town, He used his linguistis
advantage (able to speak lausa, Tiv and rudimentary

English) and having been working closely with the

colonial administrators, he succeeded in making

® See map 3 showing mean menthly temperatures.
2 Buchan, K.,M, and Pugh, J,C, (1969) "Land and

People in Nigeria', Pages 1ie37,
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himself the first known chief of liakurdi, Though not
the chief until he died, he remained important in
the affairs of Makurdi till he died in 1946,
Population = The population of lakurdi has been coll=-
ected for onlx(ggﬁgus 1.e 1952 and 1963, It was
16,713 in 1952 and 53,967 in the 1963 census % This
has been a very fast growth, The population is est-
imated at about79,000 " in 1976 through a survey
conducted in Septemper ¥ 41976 and estimated at 431,
900 by 2000, |

Since the erecation of Benue state and lakurdi

beeame the capital it has achieved a tremendous

administrative and Commereinl growth,

The influx of civil servants has been cqually
matehed by that of businessmen and Commercial firms,
It has big administrative functions being a state
eapital as well as a divisional headquartery It
also has boatbuilding and fishing functions with a
boat yeard producing vessels, It is a major port

on the river Benue

® Sec 1952, 1963 population census of Nigeria by
Division and Districts « Ministry of Finance and
egonomic Planning, Statistics scction, lMakurdi,
Benue state,

® See Methodology, chapter onc of this work,
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CHAPTER _ FOU

5 5 HOUSING CJOINDITION.

As a prelude to a knowlecdge of housing need, the
existing situation both quantitatively and gualitative-
ly of the housing stock is fundamental, In determing
the need of housing between 1976 and 2000, the exist-
ing situation of housing was assessed, An analysis
of the existing housing stock in Makurdi showed that
the shortage of housing is due to an interplay of
a variety of factors 8uch as demographic-new house-
hold formation, economic, technological and social,
However the most outstanding of these factors is
the influx of people into Makurdi and the lack of
the most fundamental amenities like water, light,
teilet Tacilitics, hathrocnm, Kitchen fadilities coupled

with a deplorable environment, From the analysis
it was further discovered that overcrowding is insig-
nificant all over the city sc also is the casc of
dilapidetion as most of the buildings are not old and

are built of duranble manterials,

EXISTING PHYSICAL CONDITION OF HOUSIN

The physical condition of housing units in llakurdi
is sound for the fact that most of the buildings are
not old and the building materials are dursble and
permanent types, 54,6% of the buildings are construec-
ted of concrete and burnt brick wall and asbestos and
corrugated iron sheet roofs- L4,9% are between the
ages of 0-10 years, and only 14,6% of the units are
older than 30 years, Lack of amenities is one of the

most importent causes of housing problem in Makurdi,



households as many as 9 or about 45 people sharing

a shower, a Kitchen or two bathrooms is not nncommon,
fnother cause is poor environment, refusc-dump is

ubiquitous and little effort is made to remove it,

Existing Housing Type: There are three types of

housing in Makurdi, these are the detached, semidet-
ached and row, any of these could be of the compound
form % The detached type makes up 19% of the total
stock in the survey, 14.3% is semidetached and the
rest 66,7% is of the row type, This distribution is
shown in the table below and the accompanying graph
and figure 4, Plates 1 2 and 3 arc detachcd, semi-

detached and row housing types respectively,

Table L,413 Distribution of house types among the houe
seholds:

— ﬁ‘ ——

Housetype % of the housing | % of households oce-
type out of total] upying the different
surveyed, units,

Detached 19,0% 19,0%

Semidetaec~ 14, 3% 10, 9%

hed ,

-
Row | 66,7% 70,1%

Zone 3 (G.R.A.) is mostly of the detached type.’
It is infact 100% detached units, Most of the row
is in zone 2 where 60% of the row type is found,
detached units arc also fairly eommon in zones 1 and
L because of the round huts, One distinction between
the detached units found in zone 3 and those found
in zones 1 and L4 is that those of zone 1 and l} are

in most cases made into a2 compound form while that

® See chapter two-definiticn of terms,
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Plate 1: A Detached type of building

Plate 2: A Semidetached type of building,
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of zone 3 1s not, Detached units predominate in the

new units being constructed all over illakurdi so this
may bé a change in valne fopr housetypes and it is
expected to continue as revealed by the survey (L43,-
) expressed the wish to build and live in detached
buildings. See map in the jackest.

Age and structure of Buildings:

As evidenced in the survey condueted UL,9% of
the buildings were constructed in the last tén ycars
and about 75% were built in the last 20 years, This
is in consanmhece with the age and devel&pment ¢t the
town, Only an insignificant 3,6% arc over U0 years
and 0,8% is above 50 ycars, The 14,2% of the units
which ‘arc above 30 yvars arc located mostly in zones
2 and 3 with few in zoﬁés 1 and 4, This is suggestive
of the relative ages of the zones, %Zone 2 is the
treditional core of the town and zone 2 is the G,R.A
where the colonial administrators lived right from

the origin of the town a@bout 50 ycars age. The other

 two zoncs are relatively more recent. The table

below c¢learly shows the classification of the housing
units corresponding to their age struecture, sve also
figure H,

Table 4,2: Classification of housing units acgcording to
22¢.

Age Group | % of Total Units survey-
odg
Less than 5 years o 19, 3%
5 - 10 years . | D5, 3%
11~20 years 30.3%
21-30 years D B 10, 3%
31-40 years o _ 10, 6%
41~50 yecars 2,8%

h0- years and above ; 0, 8%
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As regards the buildflg materials used, the exis-
tin, housing stock has been classified into five cate-
gories., These are mudwall with thatch roof (17.8%),
mud well with corrugated iron sheet/asbestos roof
(23.4%), concrete block wall with corrugated iron
sheet/asbestos roof (39.41%), Baked brick wall with
+hatch roof’ (4%) and baked.brick wasll with, corruga-
tod iron sheet/ac™ itds roof (15.4%), “Fronm this
analysis it is clear that units of very durable mat-
erial are in the greatest percentage i,e those with
concrete block wall and corrugated iron sheet/asbes~
tos roof and baked brick wall and corrugated iron
sheet and asbestos roof combining to make 54,5%. Also
mud wall with corrugated iron sheet/asbestos roof is
durable because in most of the cases units built
of mud are plastered with cement, this alsc forms
23.,% so that on the whole 77.6% are o” very durable
materials, Table 3.3 below gives the number and per-
centage of housing stock corresponding to each struc-
ture anrd building material type. Figure 6 gives a

visual expression of it in sub-areas,.

Table 4,3: Type of structure and Building materialg,

Type of structure and building % of total existing
material, stock,
Mud wall, thatch roof t 17.8%
Mud wall, Iron shect/asbestos 03, %
roof '—'H N
Conerete block wall, Iron 39, 2%
sheet/ashestos roof .
Baked brick wall, thatch

poof. L, 2%
Raked brick wasll, Iron 15,6%
sheet/ashestos roof
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Mudwall and thatch rcof is found mostly in the
suburbs of all the zones except for zone 3 (G,R.A.).
These used to be small settlements scattered around
Makurdi town but the growth of the town is engulfing
them; there are few of these structures in liakurdi
town itself, The greatest concentration is zone 1
and to a lesser extcnt in zones 4 and 2, [Hud wall,
concrete wall, baked wall arc ecommon to all zones,
these always go with corrugated iron sheet and Asbe-
éstos roof, The usc of baked brick bloek is on the
inerecase as it is both durable and cheap, concrete
bloegk is alsc increasingly being used and thatch
roof accompanied by mud wall is declining, The ine
grecase in number of block making industries and new
construetions observed confirms this assumption,

In giving a sub area analysis of the distrie-
bution of these structures the materials heve been
grouped into three. These are concrete and baked
briek wall with asbestos and iron sheet roof, mud
and baked briek wall with thatch roof and mud wall
with iron sheet and asbestos roof, For concrete
and burnt brick wall with ashestos/iron shcet roof
we have 4O% for zone 1, 50% for zone 2, 100% for zone
3 and 30% for zone L, for mud and baked brick wall
with thatch roof we have L2.3% for zone 4, 20,6%
for zone 2, none in zone 3 and 37.,1% in zonc 4, For
mud wall with iron shecet and asbestos roof it is
36.,1% in zone 1, 29,6% in zone 2, none in zonc 3
and 34.3% in zonc 4, see figure 7., Plates L and §

show burnt brick and mud wall with thatch roof,
Refer to sub-area distribution of building material

in the Jjacket,
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For the sgke of analysis the buildings are
grouped into two major categories i.e standard and .
substandard ® These arc further subdivided into
subgroups. These subgroups are classificd as types

A’B’G’D and E.

Standard Housing Units have either no defedt or have

very little defeets which are usually corrected during
normal maintcenance |

Subgtandard housing units are those which nced najer

repalrs and alse these arc sometimes not safe for
habitation, Dilapideted and deteriorating buildings
are included in this group, Typcs 4,B arc standard
and B,C, D and E arc substandard, 5 .
From the study, it was revealed that L6,2% of
the housing stock is considercd standard and the rest
53,8% is substandard, Almost all this stock coneid-
ercd as substandard is deteriorating and 3% is dila=
pidated. This dilapidnted stoek is not safe for
habitation and it will he more costly to rehabilitats
than to replace, *,

Tvoe A {(very good): This is built of concrete block

or baked brick wall, corrugated iron sheet or asbestos,
it has water closct, all the five essential services
and in sound condition. The age should be between
0 - 5 yoars. e

Type B (gocd]): Built of concrete block or baked

brick with corrugated iron shecet or asbestos, nesth-
etically scund with water closet, at lcast four out

of the five essential services lncluding water and

o o

7 See chapter two-definition of termg and Zaria
Housing survey by H.Y. Bedawi {1975
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For the sake of analysis the buildings are
grouped into two major categories i.,e standard and
substandard 2 These are further subdivided into
subgroups, These subgroups are classificd as types

A,B,C,D and E,
Standard Housing Units have either no defedt or have
very little defects which are usually corrected during
normal maintenance
Substandard housing units are those which need majer
repairs and also these are sometimes not safe for
habitation, Dilapidatcd and deteriorating buildings
are included in this group, Types A,B arc standard
and B,C, D and E are substandard,

From thce study, it was revealed that 46,27 of
the housing stock is considercd standard and the rest
53,8% is substandard, Almost all this stock consid-
ercd as substandard is deteriorating and 3% is dila-
pidated, This dilapidated stock is not safe for
habitation and it will be more costly to rchabilitate
than to replace,

Type A (very good): This is built of concrete block

or baked brick wall, corrugated iron sheet or asbestos,
it has water closet, all the five essential scrvices
and in sound condition, The age should be between

O - 5 years,

Type B (good): Built of concrete block or baked

brick with corrugated iron sheet or asbestos, nesth-
etically sound with water closet, at lcast four out

of the five essential services including water and

- ——

® Sce chapter two-~definition of ter and Zarin
Housing survey by H,Y., Bedawi (1975




eleectricity, It must bhot be more than 20 ycars and
should be well-ventilated and lighted,
T C (Fair): Built of concrete block, baked brick
or mud wall with corrugatcd iron sheet or asbestos,
needing minor repairs, minor deterioration, any type
of toilet facility and at least three services out
of the five essential ones, It should not be more
than 30 years old,
Type D (Poor): Built with baked brick or mud wall
with any type of roofing material, It should have
at least two services, it is eharacterised by poor
ventilation and lighting, It is between 3150 years,
Type B (very poor, dialpidated): This is the lowest
category, The house is no longer fit for use, no
services at all,

The table following shows the percentnge of
housing under each category of the total stock and
the estimated life span for the housing units in

each catcgory,

Iﬂ%lﬂiid&L* d ted
life span attached to them,
Condition of 7 of the total Estimated life
building housing stock span,
a standard:
1. very good | 15,5% 50 ycars
2, Good 304 T 30 years
b Substandard:
41 Fair U1, 3% 20 ycars
2 poor 9. 5% ; 5 years
3 Very poor,
dilapidated 3.0% Demolition
right away

compounds are in most cases shared and gven in some




VENTILATION AND LIGHTING IN HOUSING UNITS
(1976 survey].
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a
casus, the e¢sscatisl frieilit’ 5

not exist,

(a) Vatgr Supply- 38,0 of the honigeholds included

in the survey use pipe borne water either privately,

ghared or communally.

from wells, streams and'river Benue,

The rest 62.097 uses water

19,87 has an

exclusive use of tap water and the rest of the house=-

holds use pipe horne water either by

unally.

sharing or comm=

There is availability of pipe borne water

in all of zone 3, there is none at all in zone 4

and very little in zone 1,

water supply.

/bout 607 of zone 2 has
The graph and the table below illus~

trate the condition of water supply in akurdi,

See figures 8,9,and 10, Refer to map in the jacket,

Table 4,6: sources of domestic water,

e e e —

source of watcr ! number of house-

% of total of

supply holds surveyed _source,
Pipe borne 284 38,0%
Well ‘ 375 50, 3%
strean/river | 87 11.7%

Table 4,73 Availability and usg of domestic water,

T

of total surv-
eyed,

Mode of Use number of housg-
holds surveyed

1. Bxclusive 148

2, Shared 164

3. Communal 108

L, None 329 i

19,8%
24, 6%
1L, 5%
L, 1%

(b) Kitchen - Cooking facilities are
not provided in the houses, from the

evident that 12,0% of the units have

in most cases
survey it is

no kitehen of

any sort, Another 127 hae an exclusive usc¢ and the

rest 67,2 share kitchens.

These kitchens are often



—— -21 -

For the sake of analysis the buildings are
grouped into two major categories i.,e standard and
substandard % These are further subdivided into
subgroups., These subgroups are classificd as types

A,B,C,D and E,

Standard Housing Units have either no defedt or have

very little defects which are usually corrected during

normal maintéenance

Substandard housing units are those which necd majer
repairs and also these are sometimes not safe for
habitation, Dilapidatcd and deteriorating buildings
are ineluded in this group., Types A,B are standard
and B,C, D and E are substandard,

From the study, it was revealed that U6,2% of
the housing stock is considercd standard and the rest
53,8% is substandard, Almost all this stock consid-
ercd as substandard is detcriorating and 3% is dila-
pidated. This dilapidated stock is not safe for
habitation and it will be more costly to rchabilitate
than to replace,

Type A (venr ood): This is built of concrete block

or baked brick wall, corrugated iron sheet or asbestos,
it has water closet, all the five essential secrvices
and in sound condition, The age should be between

0O = 5 years,

Type B |gogd}; Built of concrete block or baked

brick with corrugated iron sheet or asbestos, nesth-
etically sound with water closet, at lecast four out

of the five essential services including water and

-l ——

# BSce chapter two~definition of termg and Zaria
Housing survey by H,Y. Bedawi (1975
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elecetricity, It must ot be more than 20 ycars and
should be well-ventilated and lighted, |

Type C (Fair): Built of conerete block, baked brick

or mud wall with corrugatced iron shecet or asbestos,
needing minor repairs, minor deterioration, any type
of toilet facility and at least three services out
of the five essential ones, It should not be more
than 3C ycars old, . . .
Type D (Poor): Built with baked brick or mud wall

with any type of roofing material, 1t should have

at least two services, it is eharacterised by poop
ventilation and lighting, It is between 31«50 years,
Type B (very poor, dislpidated): This is the lowest

catecgory., The houso is no longer fit for use, no

gservices at all,

The table following sﬁows the percentage of
housing under each category of the totnl stock and
the estimated life span for the housing units in
cach category.

Table l.liz Condition of the buildings and estimnted
life span attached to them,

Condition of | % of thc total | Estimated life
kuilding housing stock aDAN,
a standarde
1, vory good 154 5% 50 ycars
2, Good 304 7% 30 years
b Substandard:
4 PFair L1,3% 20 years
2 poor g, 5% 1 5 years
3 Very poor, _
dilapidated 3,0% Demolition

1 _right away
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casegs, the ¢sscantiel fcilit’ r» not exist,

(a) Vater Supply~ 38,0¢ of the households included
in the survey use pipe borne water either privately,
shared or communally. The rest 62,09 uses water
from wells, streams and:river Benue, 19,87 has an
exclusive use of tap water and the rest of the house-
holds use pipe horne water either by sharing or comme
unally, There is availability of pipe borne water
in all of zone 3, there is none at all in zone L
and very little in zone 1., Zbout 607 of zone 2 has
water supply., The graph and the table below illus=-
tratec the condition of water supply in akurdi,

See figures 8,9,8nd 10, Refer to map in the jacket,

Table b,6: sources of domestic water,

source of water E number of house-{ % of total of
supply L holds surveyed source, . __
Pipe borne 28l 38, 0%

Well ! 375 50, 3%
strean/river [ 87 11, 7%

Table L4,7: Availabllity and use of domestic water,

Mode of Use number of house—_[ of total surv-
holds surveyed eyed,

1. Exclusive 148 19,8%

2. Shared 164 24, 6%

3. Communal 108 14, 5%

4. None 329 A VIO 4

(b) Kitchen - Cooking facilities are
not provided in the houses, from the

evident that 12,0% of the units have

in most cases
survey it is

ne kitehen of

any sort. Another 12% has an exclusive use¢ and the

rest 67,2/ share kitchens,

These kitchens are often
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outside the main building, nade of worse materials
than the main building, usually of less durable
materials and very unkempt and unhygienie, The
kitchens in most cases are inadecgquate becesuse of
the large number of people using it.

One thing revealed in the survey is that some
households who cccupy units with kitechens do not
always use them, thcy prefer cooking in the open
air in the courtyard’ or verandah and house frontage
in the case of small households, sometimes oooking
is done in the living rooms among the small housée
holds,

53,7% of the households use wood in cooking
and this may explain the preference for cooking in
gourtyard to cooking in kitchen because the smoke
omitted from the wood eould bhe very unpleasant,
39,07 use kerosirfP« this is mostly among the small
households who prefer cooking on the verandah or .
in the living rooms, Znother 6,19 uses gas cookers
and the rcst 1,2% uses electric cookers, Households
in the last two categories have private kitchens in
which cooking is done, The following table is an
illustration of the findings about kitchen facilities,

Table L,8: /vailability of kitehen facilitics,

Mode of use ngﬁbev of hous;:“ % of total house
hold & holds surveyed

1y Private 155 J 20,8%

2. Shared 5014 67. 2%

3+ None 90 12%
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(¢) Bathrooms -~ DlMost of the bathrooms in the surveyed
cow o .nds are of .imporary materials in the compound,
Some are poles to which pieces of cloth are tied
during bath, Not much attention is given to the
provision of bathrooms., All hcuses in zone 3 have

got showers smd are privately used but they are hard

to come by in other zones., There is none in zone 4
because there is no pipe borne water, 16,7% of house-
holds has an exclusive use or private use of bathrooms,
another 74.4% share bathrooms and the rest 11,9% has

no bathrooms of any sort,

Tabl : Avail 1 d usc o 0 »

See figure 11

Lvailsbility number of house- % of total hou-
and Type of helds in the seholds surveyed
use survey

1. Private 124 16, 7%

2. Shared 533 71-4%

3. None 89 1 11.9%

(a) Latrines -~ 18,4% of the households have private
latrines, 62.5% are sharing and the remaining 8,2%

and 10,9 are used communally and have none respec-
tively, Most of the compounds which share latrines
have about 7-8 households (35-40) persons to about

2 latrines . -, 'The survey further revealed
that the most widely used type of latrine is the

bucket type which constitutes 55,6% of the total, This
is one of the causes of the poor environment in Makurdi,
The content of these buckets are not removed regularly,
this results in offensive adour and very ugly sights

with vultures occasionally perching around the latrines,
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Zone 3 has no other itype of latrine apart from the
water closet (W,C,) system, Bucket system predomi-
nates Iin sll the other zones but water closet system

ia fast being introduced into some of the existing

[V

bulldings and the units under construction, Pit
latrines account for 20,.6% of the total while W,C
has 14.6%. Compounds without any form of latrine
makes 9. 2%.

One of the dangers of the prevalence of bucket
and pit latrines is that they pollute the wells,
which i1s the main source of water supply at the
moment, This is aggravated because of the water
retaining nature of the soll in Makurdi, The table

showing the type of tollet faclilities is below,-

Table 4,410: Type of toilet facilitigs,

L80,

- T total

Type of Toilet numher of housa _ %'0

facilities Eg;ds in the sur surveyed
lr

1., Bucket _ | L15 | | 55, GF

e ?ﬁtgr)closet 405 | L 6%

4, None i 8 b o, o

(e) Blegtriclty ~ A little blt above a half of the
housing units 53,6% has electricity and the rest |
has none, Thc whole of zone¢ 4 has no electricity
supply, 100% of zone 3 is electrified, ebout 80% of
zone 2 has electricity and abcut 27% of zone 1 has

glectricity. Refer to sub-arca distribution of

elsotricity in the jacket,
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Zone 3 has no other type of latrine apart from the
water closet (W,C,) system., Bucket system predomi-
nates in all the other zones but water closet system
is fast being introduced into some of the existing
buildings and the units under construction, Pit
latrines account for 20,6% of the total while W,C
has 14,6%. Compounds without any form of latrine
makes 9, 2%.

One of the dangers of the prevalence of bucket
and pit latrines is that they pollute the wells,
which is the main source of water supply at the
moment, This is aggravated because of the water
retaining nature of the soil in Makurdi, The table

showing the type of toilet facilities is below,-

Table 4,40; Type of toilet facilities,
% of total
Type of Toilet numher of houae—_
facilities Eg}ds in the sur surveyced
¥ 4
1¢ BuCket 14.15 55.6’%
2, Pit 154 1 20,6%
.
3 gafgf)closet 109 | 3, 6%
h. None 68 f 902?:'
(e) Blegtricity - 4 little bit above a half of the

housing units 53,6% has electricity and the rest
has none, The whole of zone 4 has no electricity
supply, 100% of zone 3 is electrified, about 80% of
zone 2 has clectricity and about 27% of zone 41 has
elgctricity. Refer to sub=area distribution of

electricity in the Jjacket.



Taple L,14: Availability of electricity supply,

Availability of number of house=- Uﬁizg :8333_
electricity holds in the sur=
yed,
VeX.,
1, Available 400 53, 6%
2, not available | L6 L6, L%

(£) Refuse disposal ~ The survey clearly showed that
waste deposit every where in Makurdi is one of the
caugses of environmental degeneration, Rubbish heaps
is wi despread all over the town, . The
vehieles meant to eollect rubbish are too few and

the eontainers for collection are either too few

or too small and in some cases they are not used

at all, The situation is that LO,L% of the Units
surveyed had their refuse disposed of through commue
nal collection, 25,0% of the houses had private dust-
bins from where waste is removed by vehiecles, 33,9%
of the units surveyed had no provision for waste dise
posal at all, Table below shows this situation, See
figure 12 and plate 6 shows a typical refuse dumping
ground,

Table 12: Method of wnste disposgal

Method of waste number of house- % of total
disposal { holds in the sure } surveyed,
vey,
1. Communal 301 Lo, L%
eollection
2, Private f
dustbin 192 25.7%
3, None 253 | 33.9%
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QVERCROWDING

Judging from the outeome of the survey, over-
erowding is insignificant, Overecrowding in the form
of many households sharing a compound is common but
it is not so in the sense of persons per livable
room (occupaney ratio) which is 2.3 on the average,
It has alsc been discovered from the survey that
31,1% of the total number of households occupies one
room each, 38,1% ocecupi®s two rooms each, 11,9% ocec=-
upies three rooms each, 16,8% occupies 4 and 5 rooms
each and 2,1% occupies 6 rooms or more each, MNore
than one household sharing a room is not common, The

table below succinetly explains this situation, See

figure 13
Table 4,133 ggpee of overerowdin, nterms of num
livabl

Type of occupancy ; Number of house-| % of total
(nos persons/livable] holds surveyed surveyed
room?e X

One Room 232 31.,1%
Two Rooms 28L 38.1%
Three " | 89 11,9%
Four " } 36 ] L, 8%
Mve " 36 L, 8%
Six " and more 16 2.1%

The average occupancy ratio derived from the
survey is 2.3, this is derived from the fact that the
average number of rooms per household is 2,3 and the
average household size is 5.3, The occupancy ratio
for the different zones are as follows:- 2one 1 is

2.5, zone 2 15 2,6, zone 3 is 1,5 and zone L4 is 2.4,
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There are 154 persons per Dectfire net,

Table 4.414: Occupancy ratio in_the dificreni zones,

Zone Sample size and Occupancy ratio,
_percentage
1 160 (21.4%) 2,5
2 uu3 (59.5%) 2.5
3 10 ( 1.3%) 105
L 133 (17.8%) 2.4
|

Table 4,15: Overcrowding in terms of household per

Compound,

Nature of overcrowding Number surveyed % of total
(No,of households per surveyed
unit) .

One H.hold per hocuse 132 ' 17.7%

2~3 H,holds " " 187 25.,1%

L~6 H.hold " N 193 25.,9%

7"' " " " 233 31 .3%

17.7 of the households occupy housing units

exclusively to themselves,

live 2-3 households in a housing unit,

25.1% of the households
25.,9% of

the houscholds live in units of between 4 and 6 house-

holds and the rest 31.3% live in units of 7 and above

households,

Table 4,16: Number of households living in a_ compound

Number of households |

per housing unit.

VedowanFun =~

[ Number of house-| % of total
holds surveyed } surveyed,
130 17.7%

96 12.9%
91 t 12.2%
80 10, 7%
55 7 4%
58 7.8%
52 7.0%
L7 6. 3%
135 18,1%
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The survey further revealed that 16,6% of the
hour *holds living in the same compound have hlood
relationships, 10,1% come from the same ethnic group,
10. %! are of the snane profession, 7.4% are friends,
and 55,4% have no relationships of any sort, This
finding is to act as a guide or as a pointer to
housing allocation in any housing scheme in iekurdi,
HOUSING TENURE;:-

56,47 of the households surveyed live in rented
housing units, 3,97 have subsidised accommodation,
this category mostly ;ncludes top civil servants,
9.2% live in rent-free accommodation, this includes
mainly those living in their parentd or relatives' .
houses, The rest 30,4% is owner-occupied, This
owner~occupied is prevelent in zone 4, constituting
over 85%, Most rented accommodation over 90% is in
zon.s 1 and 2 add most of subsidised i> in zone 3
which is G.,R.A. The owner-occupied areas are mostly
the traditional core areas,

Most of the existing houses are not suitable
for renters who need essential facilities which are
not in most cases provided, Zone 4 does not attract
renters as other 2zones because it is far from the
commersial and office areas, most people wounld want
te locate close their offices and businesses, more-
over, there are no Zas?-~'+1.g hanr-,

Rents paid in lakurdi depend on the quality
of the housing unit, the proximity to the commercial
area and offices and on the environmental quality

with the availability of services,
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The united Natioms centre for Housing, rlanning
and “uilding statce that "one month's rent (including
cost of water and clectricity) should approximate one
week's salary, a ratio of 20 - 25¢ at most™)

The Federal Government's Third National Development
Plan also has it as a policy for all workers to pay
not more than 20% of their gross pay on housing 2.

If we are to be guided by the above policies

then rents are not considered too high in Makurdi
according to the survey findings, Most of the inh-
abitants pay between 410-15% of their salaries as
rents, The highest rcnts at the time of the survey
are paid by the government on units rented for the
senior civil servants who have no quarters, and senior
officials of government-owned corporations as well
as senior officials of private firms and companies,
It is very possible that the reason for this low
rents 1s due to the poor state of the environments
and the lack of facilities.,Rents are lowest in zone
L, and highest in zone 2, This is because there are
more amenitics and facilities in zone 2 and 1t‘13
nearer offices and nétivity centres than zone 4 where
therc are no facilities, Rents for the whole town
range between N7 for a standard room to about ¥460
for self eontained units of 2-3 bedrooms on the aver-
Age ¢

Rents are on the increase as units constructed

of bvetter, more durable materials are coming up and

as more Pacilities®are being provided in the new units,

1 Zaria Housing survey-H.Y.Redawi 51975)

2, Third National Development Plan (1975 = 80) report
pages 307 - 309, op cft.

® These relate to items such as electricity, water,
toilet, Kitchen, Bathroom,
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Residential mobility - Hany reasons were adduced

by . : surveyed hcaseholds for mo—*ng “ron ~ne place
to the other, The rcason given by a majority of hou-
seholds who move is a lack of amenities and poor
environment, this accounted for L5% of the reasons,
distance from place of work was 10,9%, surprisingly,
some of the housholds gave the reason as due to

high rent whiech accounted for 12,9%, Probably these
households feel the rents are high because of the
lack of facilities, Movement to own house accounted
for 19.,5% and lack of space, probably households
paired-up with others accounted for 14,7%. /mong

the middle income group the reasons are lack of
amenities and poor environment, This accounted for
84,1% of their reasons, 4As for the high income group,
they had no reason for moving be¢cause their rents

arc “ow, the housing units are sound, they are not

in most cases far from their offices, and they have
all the facilities, The low incomes' reasons are
distance from place of work and a lack of space,
Tables below cxplain the peint,

Table 4,17: Residential mobility among the middle
income group

Reasons for changing number of middle | ¢ of total
residence ince.ers surveyed surveyed
1. Lack of amenities

and bad environment N 53 8L, 2%
2, Moved to own house 3 r L, 7%
3. Lack of space 7 14.1%

Table &.18; Residential mobility among the low income
group”



Resx ons for changing | .umber of low % .f total

residunce incomers inter-! interviewed
viewed

1. ﬁz:kfrom place of b3 62%

2. Lack of space L6 20%

3. Lack of amenities
and poor environ- 4 ! 6%
ment !

L4, High rent 28 | 12%

) ;

In an attempt to know if households would be
willing to build their own houses if given plots, %o
know what sort of buildings they would like to
build and if they would occupy or let it, the foll=
owing responses were made, 25,8% of the respondents
occupying rented accommodation expressed the wish to
build their own houses if given the plots, The rest,
most of whom are workers and whose stay is temporary
¢specially men of the armed forces and those working
in firms expressed the desire of not wanting to bulld
their own houses, They feel they may leave any day.
iany among those who expressed the willingness to
build their own accomrnodation feel that providing anly
plots is not just enough but also the provision of
services on them, 33,4% of them 4id not specify any
type of building or structure, 12,1% expresscd the
desire to use traditional building materials and modern
technique, 54,5% would want to use modern building
materials and modern technique, 63.9% would wish to
put their houses when built to rental, 24,3% expressed
the wish to use it exclusively and the rest 14,8% would

want to use part of the building and let out the rest,



Rez ons for changing | .umber of low % of total
residunce incomers inter-} interviewed
lviewcd

p I Eg:kfrom place of aly3 62%
2. Lack of space 46 20%

2, Lack of amenities
and poor environ- % 6%
ment :

4, High rent 28 | 12%
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In an attempt to know if households would be
willing to build their own houses if given plots, %o
know what sort of buildings they would like to
build and if they would occupy or let it, the foll=-
owing responses were made, 25,8% of the respondents
occupying rented accommodation expressed the wish to
build their own houses if given the plots, The rest,
most of whom are workers and whose stay is temporary
gspecially men of the armed forces and those working
in firms expressed thc desire of not wanting to bullad
their own houses, They feel they may leave any day,
iany among thosc who expressed the willingness to
build their own accomrmodation feel that providing anly
plots is not just enough but also the provision of
services on them, 33,49 of them did not speecify any
type of building or structure, 12.1% expresscd the
desire to use traditional building materials and modern
technique, 54,5% would want to use modern building
materials and modern technigue, 63,9% would wish to
put their houses when built to rental, 24,3f expressed
the wish to use it exclusively and the rest 414,8% would

want to use part of the building and let cut the rest,
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Out of the total number of households expressing
the wish to build thcir own houses, 28,4% will finae
nce it from their own savings, these are large size
households in the high income group. 23.7% hope
to use government loan, this category consists of
high and middle income groups., PBank loan and loan
from housing agencies is hoped will provide the fina-
nee for 37,4% of the households wishing to build their
own houses and these are people of high and middle
incomes, 10,5% expressced the hope to use the housee
hold and extended family resources and using local
materials and traditional technique, These are low
income people with large housechold sizes in most cases,
Tables helow show all the Pindings of this scetion
on rents, Figure 14 shows perference for use of

different tyoces of bullding materials,

Table U4,19: Types of building materials and technigue
desired to be used for buildings,

Type of building material and % of total surveyed
technique desired,
1. Not specific 33.u%
2. Traditional building material] 12,1%
and modern technique
3, Modern building material and 5l . 5%

modern technique

Table U,20: Housing Tenure desired by households,

-

Type of Tcnure % of total houscholds
- surveyed
Let 63. 9%
Selfoccupation 2, 3%
Let and occupy 11.8%




Rea ons for changing | .wumber of low % of total

residunee incomers inter-! interviewed
viewcd

1. Eggkfrom place of 143 6%

2. Lack of space L6 20%

2. Lack of amenities
and poor environ- L | 6%
ment i

L, High rent 28 - 12%
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In an attempt to know if households would be
willing to build their own houses if given plots, %o
know what sort of buildings they would like to
build and if they would occupy or let it, the foll=-
owing responses were made, 25,8% of the respondents
occupying rented accommodation expressed the wish to
build their own houses if given the plots, The rest,
most of whom are workers and whose stay is temporary
especially men of the armed forces and those working
in firms expressed thc desire of not wanting to build
their own houses, They feel they may leave any day.
rany among those who expressed the willingness to
build their own accomrmodation feel that providing anly
plots is not Just enough but also the provision of
services on them, 33,49 of them d4id not specify any
type of building or structure, 12.1% expressed the
desire to use traditional building materials and modern
technique, 54,5% would want to use modern building
materials and modern technique, 63,9% would wish to
put their houses when built to rental, 24,3% expressed
the wish to use it exclusively and the rest 11,8% would
want to use part of the building and let out the rest,
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Table L4,21: Resources for financing houses by house-
holds who desire to build their own houses,

Source of % of those Type of Income group.
finance {1 that expre- house=-
ssed desire hold
to build own
units
1. House=-
held 28, bt Large High income
saving size i
house=-
holds
2, Governe- 23, % both large| High and
ment Laan ” and small middle income
households .
3. Bank loan 37.4% both large] High and
and hous=- * and small ] middle Income
ing apgen- households
cies
L. Self help | 410,5% Large size mainly low

households

income

Figure 15 shows resources for financing household

housing,



%

60 -

404

304

10 A

o : R S household saving
: D?_D government loan

© RESOURCE FOR FINANCING HOUSEHOLD

HOUSING [1976 survey]

FH loans from banks and heusing agencie:

self~ help

mnunnnannnik A
1237

EEEEFE e et

P es




Future houging necd of Liaurdi

Having noved ulic salient Icawurcs of the existing
situation of housing frow the swrvey, cstimation vl pree
and future pecd will now be set out ior the plan period
(1976-2000)

Estination of housing rcquircacnt in this work
is based on the thrce main asnceis of neodt Thcse
arc, éhc nced vhich is as a result of loss of qwellings
to t?o housing stock caused by obsolcscence and demolie
tion' the nced arising from cxisting nocd vhich must be
tackled to reclieve gvercrowding ond the nced which is
as a result of addition throush pew houschold formation
duc %o patural jncrcasc or migration, ['rom the survey
ncced arising from overcrowding is ncegligible as the
averege nuaber of persons per livable room (occupancy
ratio ) is about 2.%. Now houschold froruation accor-
ding to the survey will account ror wost ol <thoe suture
housing nced in Makurdi for Jhc plan period hecause
there is a greai inilux of people invo Lasurdi and vhesc
new houscholds will nced privave quellings. Decause of
lack of any infommation on the relationship boiween
specific population increase and ncwr houschold fomation,
an c¢stimate of 5,3 persons per houschold is taken and
this gssumcs that the incercescd vopulotion auvast be
houscd at the average‘which prevailed at the time of the
survcyi. The pousechold size may infuct remain ot the

level it ts nov for sometime and Shen change afier or

# refer to U.N Publication Chapior Four - ating
houging condition and i

of swrveving a cowniry's
ptimating of current and

"Housing and Socicty",Page 568 op cit,

1 . BC&'CI',C.H.
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towards the cnd of the plan poriod due to uniorscen
Social and econonic chanj es oui the policy oif the
Federay Government witich is adopucG by the ptatc
Governments is that there would be no "dircet action
to achicve a drgafig or imncdiate rcduction in the
overall birth rate"

' Population forcecasts bascd on past {recnés and
future anticipations have been used to project the
population of Mglurdi, Thc only population figurcs
available and which werce used for the projection are
those of 1952 and 1963, Apart from éhc coniroversy
over the accuracy of thesce cengus fimures, there was
a maoss cxodus of pecople into llag'urdi in 1976 and this
influx is cxpeccted to continue until at loast the ond
of the plan period thoullr on a more modcat scale,
This assumpiion is bascd on cixperience Lrom the older
state Capitals and whot obtaincd when they were
crecated and the afvcr moth (llorin ..zsuer plan - pre=
liminary report) by Loxiadis., Jeocousc of Jicso
agsumptiions son¢ adjustucnts arc macce to reijcect ﬁhc
sivuation in Malurdig

During the 1952 Popvdoiion census, ilaurai toun
vag divided into cleven adninistrative districts and
1t is thesc eleven districts that make up Makurdi_town‘
During that consus Mgkurdi had o poyulation of 16,713
and 53,967 in 1963 indicetins an amnual ~rowth rafo
of 20%e TFrom the Suyrvey conducted in September 1976,
the population of Malturdi was cstimated at 79,0004
This represcnts an annual growth of 3,65% for the

period between 1963 and 1976,

- — e ——————

2 " a ) 3 - 80
L ngérggﬂtfloq?l development Plan 1975
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Because of the influx of population to the town
aft- "e creation [ stutes in 1976, tizsc ~owth
rates phad o be adjusved. an amual growth rete of
97 was assumcd for tae iirst iour ycars of the plan
period becavse of this influx, This gituation is
assumed will continue until 1980 becausc fimms,
factorics, educational institutions and even job
scekers will continuc Yo cone in grecat numbers this
time, I{ is further assumed thel os from 1981 4o the
end of the plan period (2000) +he annual growth rate
will fall to 7% because the rate of immigration pight
not be as grecat as the first four years, These
assumptions may not be far-fatched if erpcrience Trom
other similer situations can act as suide. Ilorin at
about the period of creation of sitotoes when it was
made a state, capitcl recorded a growth rate of ‘|0v-‘|2.“}€u:3
Enusv 'n its ov o~ 2 had a growvih rate of ,—b;ﬁ.
Dcducing from the foregoing assumpcions and
figures, a population projection has been drawn up for
Makurdi in the table bejow,
Tablc 5.1: Halkurdi Populaiion projected irom 1576-2000

— s —— W e o w m a  eem  —— S ——— o ——

1052 1965 1976 1930 1985 1990 1995 2000

Pf:ﬁ;:- 16,7'3 53,976 79,000 112,000 157,000 220,000 308,000 432,000

——— e - e & W W W = . - ——

Working orn the assumption thot the household i
size will be the same throushout the plan period, the
nevly formed houselolds forecast due to population

inecrcase has been estimated and the teble below shows it.

— . s e - e e e —— . . e cem - -

3, Doxisdis ond Aagoeint ea(1975)“Tlorin Master Plan
preliminary rcport®,

4, Yze, B,E, (1975 )-"Housing market anclysis in Snugu
t:o °n area"- a I1,8e. (U.R.P ) Thesis,
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Table 5.2: d rmation X i
uring the plan peri

Y%R POTUL/ BIOF 1. v AGH, FUVBR O Wi H,HOLD| TOTAL NE) HOU =
! (H.EOLD f ILHOLDS |0 11 UTOR | HOLD FOTN‘TION
U I

1076 79,076 5.3 {14,920 | =« -

1980 113,000 | 5.3 | 21,132 6212 6212 y

1983| +57,000 5.3 | 29,623 451 14703

‘990! 220,000 5.3 44,579 11886 26589

1995, 308,000 5.3 | 58,13 16604 43193

2000| 432,000 r,3 18,509 23396 } 66589

This indicates that for the plan period (1976
2000), about 66589 addqtional private houschold
houses will be required for the new houschold created,

Housing units are provided according to sizec of
houscholds and so ﬁouseholda nave been grouped into
four categorics interms of size in wthiis work, These
gategories arc, 1 person houschold, 2-4 persons house=
holds, 5-8 persons householcd, and 9 and above persons
hougehold,

9till on the arlicr assuaption that e average
size of the houscholds will, not chanic drastically
during the period (1976 ~ 2000), the following tanle
sunmariscs the future categorics of housing units

requircment 2s projected,
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Size of households and categories of housing

Units to be provided between

TABLE 5.3:

1976 and 2000

Size of % Total | Total |New New New New New Total
house~ number number |formation | formation | formation | formation | formation new
hold of house | by in in in in in formation
~holds 1976 1980 1985 19S0 1995 2000

1 § . 2 1 L6L 132
. 5,7 850 1205 1689 366 3312 646 3218
- 40.9 6102 8643 12116 16977 23768 33337 oLk
Persons

5 = 8 31,9 475% 6741 G450 13241 18538 26001 73971
persons '
9 and

above 21.5 3208 L543 6369 8924 12494 17524 LoB54L
Persons

Total 100% 14920 | 21132 29623 41509 58113 81509 231886
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From the projection on the table above it means

66589 housing units will be required from 1976 o
2000 on the assumption that each private household
should have a separate housing unit, This will be
as follows:
1 person household will require 13218 units
2-4 persons householdwill require 94841 units
5¢8 persons household will require 73971 units
and 9 and above households will require 49854 units.
Provision ofthe units will be in phases of four years
for the first phase and five years for
subsequent phases;* On this basis in 1976 there should
be 1&920* units, 1976-1980,

1976 « 1980, 6346 units will be required,

1980 - 1985, £916 unils will be required.

1985 = 1990, 13735 units will be required

1990 - 1995, 16604 units will be required

1995 -~ 2000, 24770 units will be required

Replacement Nceds:

Needs arising from a need to replace housing units
are normally due to factors such as

1a Demeolition cf dwellings unfit for habitation,

2e Demolition for such redevelopment as road widening
o P Catastrophies such as fire, subsidence etc,
Lo Conversion of dwellings into larger dwellings or

of dwellings to non-residential uses?

% The first phase is 4 years and others are 5 years because
the 15t 1976-80 has to coincide with the 1975-80 N.D.Plan,

#* Qbtained from the survey conducted in Sgptember, 1976,

5 United Nations Publication(1965)"Techniques of Surveyin
a country's housine situation, including estimating of
currentc ang future housing requirements, Fages 22-95 op cit




w U3 -

The conccrn of this study among 211 these factors
is numbér 1 which is demolition of unfit dwellings
because of the fact that data on all the other factors
are not available and this type of data can't be collected
from surveys. Uging this aspect to determine nced is .
subjective normally put a lot of precaution has been
taken so that much ®jectivity is involved in the deter-
mination of this rneed arising from obsolescance,

Housing units arc deteriorating every time and
sometimes beyond repair without exorbitant costs¥*,

In this work consideration is given-to the possibility
of proleonging the lives of units by maintenance and
with this in mind, a system of life span has been
developed for categori:s of buildings., Sce Fig.16

Looking back at the existing situation all the
units in "E" are considered ao bad that they can not
be improved at all and hencce they are earmarked for
demolition immcdiately, According to the criteria .
"D" is to remain for the next four y=ars mcaning that
by 1980, they should all be demolished, Categories
#C" and "B" have spans of 20 and 30 years rcspectively
with adequate maintcnance. This means that they will
still be in use till 1996 and 2009 respectively,

A« has a life span of more than 30 years. From the
existing situation it is evident that 3,0% of the
stock is in category E, 9.5% and 41,3% are in cate=
gories D and C respectively while 30,7% is in category
B and 15,.5% is in category A, The table below makes it

casier to comprehend,

™Refer to Zaria Housing survey = .Y, Hedawi(1975)
Refer to chapter four on standard and substandard

¥Housing and their. subgroups"A" , #BW wCH #Dn. and “E%,
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Table 5.4: Replacement needs during the 1976-2000 period

YEAR .Grade | Percentage of ;Absolute
. of : housing number of
lhousing' unit to be re- housing : Remarks

Unit | placed as % | units to |
( of the total ! be replacedj
at the survey !

time

E 3.0% 134 These are either
dilapidated or are
so old or bad that
they can not be
used these should be
demolished right
away,

1976

L v ——— —

1980 D 9.5% 425  These have an
estimated 1life span
of 5 years at the
time of survey and
' should be replaced
| between 1976-80,

{ These have a life
1849 ‘ span of20 years
and should be re-
_ | placed by the end
| i of 1995

1985=

1995 o

e

! : é : Tﬁkse have a life
2000 . B 30, 7% : 1374 span of 30 years

r

ACCUMULATED NLED: This aspect of need is very minimal

in the particular case of Makurdi. An analysis of the
survey shows that the occupancy ratio is 2.3 on the average
and it is almost uniform for all the zones except zone 3,
which has an occypancy ratio of 1,5, The occupancy for
the other subareas are zone 1 (2.5); Zone 2(2,6) and zone
b (2.6)%

Synce the standard adopted in this work is 2 as the

average occupancy ratio? the 2,3 obtained in Makurdi is

* Refere . to figure 15 and table 4,14 in chapter 4,

6 United Nations Publication(Sept,1965)"Housing in Africa
Most of African towns record occupancy ratio above 2, but
have tn acfept as over crowded any unit mo “han 2per riuw.




- 45 -
not high., No measure is going to be taken directly in
this work to relieve it as other measures talen to meet
needs also take. into account the factor of overcrowd=-
ing of the new housing units built to cater for house-
holders doubled up or paired-up will reduce-. the number
of people per livable room in the particular units that
are overcrowded?.

Below is a2 summary in table form of the two main
elements constituting the pousing needs with the total
future needs of Makurdi attached, Figure 17 shows
housing units required for the Plan Period.

Table 5,5.: Projected housing need of Makurdi(1976-2000)

Housing Require- REQUIREMENTS
ment 1976= | 1980=] 1985~ |1990- [1995-| Total
1980 1985 1950 1995 2000 by2000
:;yggtgbgold for<6,212 | 8,491| 11,886]16,604] 23,396
2,Replacement of
obsolete units| 134 425 1,849 1,849 | 1,374)] 3,782
TOTAL 6546 8916 13735 | 16604 | 24770} 70371

*

so it is extended to 1990 . 1995,

The target of 1,849 units cnt be achieved in 1985~90

Having given an estimate of the number of units

required over the projected period, it is also pertinent
estimating the size of the individual dwellings as house=
holds requiral dwellings ef different sizes determined by
number of rooms, This exercise is necessary for planning
space standards, cost of investment and landuse which are

essential to programming in housing,

7. "Upited Nations report of the Seminar on housin
s%afisfics and roéramm&s Tor Africav, (31st

ugnst = tarch) .
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To arrive at the projection of the different sizes
of uni:s, percentagecs corresponding to the nmumber of
households of different sizes as obtained during the
survey period are assumed to continue with minor or no
change during the plan period, In the study, 2 roomed
unit corresponds tc 2-4 persons household, 3 roomed
unit corresponds to -8 persons household, 4 rcomed
unit corresponds to 9 and above persons”household,
these are small, medium and large units rcspcctively,
Below is a table depicting the categorics of housing
requirements, by size of unit and household size, This
is succinctly shown in Fig 18,

Table 5,6: Distribution of housing nced by size of
housing units and household size

household] size of REQUIREMEN ? S

|
S . |
size housing Total numberJ ‘ 5“‘5?31'—{
units | of unltv 19&0 19%% 19%2 3 906’
e .19&Q,_1985_._1990_,

—— . S—

2= 4 2r H ' )

persons junit . . Lok wosy |45 | 6u01] 7737|1549
5-8 3 rooms 31, 9% jzo?.u 2844 | 4381] 5297|7902
persons unit

9 + 4 and more

persons (rooms unit  21,5% 1364 11917 | 2953] 3570]5326
i i

i e ——— o - - _.."---—-.--.---l—-——-_-....-

Total ' mo% |6346 ] 8916 |13735|16604 2amLm

This calculation and projecticn has been made with

the intention of not providing any single roomed unit,

two roomed unit is regarded as the smallevt9

9, Town Planning studcnts, Ibadan Technical College,
(1971), Menual of space standards for urban devel-
opment in the Western state of Nigeria.
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POLTCTTS PROGRAKNES /AND PROPQO~
SALS

Having analysed the existing situation and
made estimates of need for the projected period, the
next thing is to draw up a programme that will guide
the implementation, In this study the programme is
drawn up for only the first phase (1976-80) and some
policies are also set for the same period, The prog-
ramme drawn up follows very closely the one drawn
up by the Federal Government in the Third National
Development Plan (1975-80), This approach is taken
for pragmatic reasons as a programme which goes too
contrary to an adopted one may not be acceptecd by
the government and so will not be implemented and
the aim of the programmes which is one of an advice
wi'l be defeated,

""he government has traditionally tended to
leave the field of housing almost wholly to
private effort, restricted to the provision
of a limited number of residential quarters
for its officers, Private investment in
housing has been growing too slowly to be able
to meet demand because of well-known problems
and bottlenecks such as inefficiency of private
savings, inadequate credit facilitics, high
cost and difficulty in obtaining credit facili-
ties, high ccst and difficulty of obtnining
land in some Urban centres and also sharp in-
creases in cost of building material™

The policies and objectives for achieving the

above according to the Federal government is direct
construction of units for letting at subsidised
rates, increased censtruction of quarters for gover-
nment officinls and an expansion of credit facilities

to enhance private construction, The use of local

building materials is further advocated,
1, Third National I Development Plan (19?5),pagu 309 opeit,




The result of the survey proves the Federal

governments' statement above to be very correct,

ét has been revealed from the analysis that the pub=-
lic sector is responsible for only about 4% of the
existing stock and the private sector takes care of
96,0%., lost of the people in private scctor would
want to get as much gains as possible and putting
very little effort in making the units comfortable,
Most of the units they build lack essential services
and amenitics and they put poor finishes to their
work, More over they want to invest only in high
and middle income housing, They are also handicgapped
sc in the prcposal, the government has been called
upon to take a greater part in providing units while
at the same time cncouraging the private sector,

The implementation is expected to be in five
phasecs, the first phase being the first four years
(1976-2000) of the plan period, the other phases
are five years cach of 1980-1985, 1985-1990, 1990~
1995, 1995-2000, The concern of this study is the
first phasc which is 1976-80, The programming does
not include only the housing units to be provided
but also the land regquired and the various
services® and facilities as schools, accessesﬁ, open
spaces etc because housing does not connote only
the structures, Requirement of the different income
groups, housing delivery system (the role of the
different sectors), number and percentagc of units

to be provided are included in the programme,

® This assumcs 160 persons per hectare as gross
density.

® Services are schools, five station recreation
grounds,play fiolds ete,
# Accesses are roads, streets foot paths,



Table 6,1 Land rcequircaent for first phasg (1976-1980)

Sizc of unit % ! Total Land require-
' ment
Small L6,6 96, 1 Bect
Nedium 3.9 65.7 hect
Large 21,5 LL,3 hect
TOTAL 100% 206,0

The table below indicates the land requirement
for the implementation of the programme (1976—2000)
see figure 419 also,

LAND REQUIRZHINT WOR RISIDENTIAL DIVELOPENT

Table 6,2: Land reguirement for the plan period,

Land requirement Percentage of Peri;é
total reguirge~ -«
= J. ment _
206 hectares 9. 3% i 1976-80
284 " 12, 7% | | 1980-85
394 ! 17.9% 1985-90
550 " 24,9% I 1990-95
775 " 35,1 1995=2000
2,206 hectares #— 100% T_ By 2000

Table 6,3: Land rcquircment for implementation of
first phase (1976 - 80)

Type of Landuse % of total Land requirement
requirement | in hectares (1976~

Residential 55% 113.3 heetares

Commerdial 3% 6,48 "

Organised open 10% 20.6 "

spaces ,

Roads and strects 1 6% 32,96 "

(access)

Public & Semi 16% { 32,96

publiec

Total _? 100% 206
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Educational reguirement,

A total of 16 nursery schools, 8 primary schools
and 2 secondary schools will be required by the add=-
itional population in the first phase. This assumes
1 nursery s chool per 2000 population, 1 sccondary
school per 416000 population and 1 primary school to

LO0O population?

Tablc 6,%4: Housing requirements by income groups.

Income group No, of Housing [ % of total
units

Low income 3945 61,7%

Middle income 1656 26,1%

High income _ 774 12,2%

Total 6346 ‘ 100%

Figure 20 shows housing requirement by income

groups,
As a matter of poliey in the prosramme the

housing supply position which has been L% and

96,0% by the public and private sectors respectively
is reviewed so that the situation becomes 24% and
76% by the public and private scctors respectively,
This makes 1,523 and L823 units. These percentages
have been arrived at Jjudging from the present govern-
ment policy. This is in a bid to supplement the
efforts of the private sector which has been left
with most of the supply problem and which has proved
not up to the task due to many problems, Farther
more the units constructed by the government which
arc in most ¢ ases of highcer standard and of good

workmanship can act as a sourcc of inspiration

2 Town Planning students, Ibadan Technical College
(1971) Manual of space standards for Urban Develop-
ront in the western state of Nigeria,
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and model whieh should be emulated by the private

sector, Sec figure 21.

From the survey analysis, 9% of the total reque
ircments for the Plan period is tc be implemented
in the first phase (1976 - 80).

Webia i % Honalng na n
suxuiJnxahafE;y:1uy;-__§£§§§§E§§_hxmaxz2_gt,uniia_ﬂnd

Totnl number| Arce | % of total
Type of housing
. in the cate-~| requ-
unit by size gory ! {rem-
ent
2 roomed unit 2957 295.7 | L6.6%
Hect,
3 roomed unit 2024 202.L4 31,9%
heet,
L+ poomed unit 1364 136.4 ¢ 24, 5%
hect,
Total ' 63L6 1 634,6 | 100%
Costing: "thout fund, no matter how good a housing

programme is, it cant be implemented, This aspect
of programming estimates the amount of money required
tc accomplish the scheme and also stipulates who
provides the fund, In this section the amount of
money to be spent by the publiec sector on housing

for thc low, middle and high income groups is esti=-
mated and the total is brought out,

Te knew the total amount of money to be allocated
to the provision of units for the various income groups,
the cost of 2 unit in each category must be determined,

The cost of a unit of high income group house
is estimated at an average of H50,000, For middle
income it is estimatced at H15,000 per unit and
N8000 per unit for low income housing, This csti-

mate per unit includes construction cost, cost of
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developing the plots and all the¢ serviccs sand amene
1tics in the housing unith

As mentioncd earlicer the government is hoped
would be responsiblc for 24% of the total units to
be provided for thce first phase, This 24% includes
the housing units of all the high income eivil
servants deployed to the state, 80% of the housing
units needed by middle income eivil scrvants and
60% of the housing units nceded by the low income
eivil scrvants, -The numerical strength of thecse
three is 225, 432 and 864 housing units for high,
middle and low ineome civil servants respcetively,

The estimated amount to be expended on the
units is as follows:
10Q% of eivil scrvants of high ineome group 1s
¥11,250,000, 80% of civil servants of middle ine
come group 1s 86,480,000 and it is ¥6,912,000 for
60% elvil servants of low income group, The total
then amounts to M2k, 642,000

Table Q.ﬁz Bstimatcd cost of units by income groups

number cost for
(otve3 Sorvi- | go?gftiiiis of pnlia | the units
nts) ) .
High income 100% 225 ¥114, 250,000
¥iddle income 80% 432 ¥6,480,000
Low inecome 60% 864 86,912,000
Total 1521 ¥ol, 642,000

Estimntes: high income
middle income
low income

§50,000 per unit
B15,000 per unit
¥8,000 per unit,

wun

® Nstimate is derived from a comparison of cost of
units by the Federel and Statc Governments in the
third develoument and from informal intervicws,
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Cut of thc remaining 76% of the total units

required for the first phase 60% (3808) units is
expected to be provided by the housing corporation,
organisntions and agencics, This 3808 units includes
the number of middle income groups and low income
groups whose¢ units arc not being provided by the pube
lic sector through direct construction, It also
includes non-government workers, The rest 16%
(1015) of the units is expccted to be provided throue
gh loans given to private developers who would build
their own houses,

Direcct construction = 24%
HousingCorporation, agencics, organisation = 60%

Loans = 416%

Table 6,7: System of Housing deliverys

-

-

Delivory system Percentnge of Total number
participation of units
Direct eonstruce o
tion 2L 1523
Housing corporas
tion, agencies 60% 3808
and organisatie
ong
Loans 167 1015
A -
Total 100% 6346

As an incentive to these organisations, agencies
and eorporation and to ensurc that the' target of 6346
units in the first phase is accomplished it is sugge~
ested that for the rest L4823 units remaining after
the direct construction of 1524 units, plots should
be provided, These plots are expected to be provided

with the neecessary infrastructure, To do this will
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cost an average of‘§1,200 per plot, This is cexpected
to amount to ¥7,615,20Ce This in addition to the
amount cstimated for dircect construction is H32,257,=
200, )

Considering the activities of the government
so far this amount, though big is not too ambitious,
Alpready 320 units for the low income and 200 units
for the middle and high income groups have been
huilt, The state Housing corporation is constructing
10€0 units in Makurdi before the end of the first
phase, For the 1977 «78 financial year it is planned
that the housing corporation would build 200 units
in Makurdi and for this about B9,7 million has been
allocated, 4As a way of implementing the Federal
Government's poliey, 1000 units out of the state's

2000 is ecxpected to be built by the Federal Govern-
ment to supplement thc efforts of the governmenty
Added to thc above, the sum of §4,2 million has been
given for the provision of essential infrastructurc
togive ‘akurdi a new faceelift, A contract for
mapping out of 600 residential units has been awarded,
Judging from these efforts and actlivities it is hoped
the 6346 units target will be accomplished,
POLICIZES AND PROPOSALS

In making policies number of factors is taken
into aceount, An awapeness of the existing situae
tion, the recquirements and the programme is essential
in making policics,

From the analysis it has been discovercd that

one of the causcés of housing need in Makurdi is the



lack of the essential facilities, This makes prospective
tenants unitercstea and this is one of the causes

of movement among the middle and low income groups
alike though this applies more to the middlc income
group, It is necessary that as much as LO-50% of

the cost of units is uscd for fecilities,/The existing
units without these foacilit ies should be provided so
that the housing situation improves and also for the
lifespan of these units to increase, It was disco-
vercd that only 38,0% of the houses has pipe borne
supply of domestic water and only about 537 of the
units in the survey is supplied with elecctricity,

the provision of these two services should be given
top priority.

In seleccting the sites for the new construction
adequate consideration should b8 given to accessib-
ility and proximity to place of work ~nd cenires
of activities, This is most important in the case
of low income people who do not have their own private
means of transport., This is one of thec causes of
residential mobility among the low income people
this factor accounted for 60% of the reasons for
movement from one hous¢ or area to the othcr,

~ Bucket system of latrine accounts for 554 6%
of the total number of latrines in housing units
surveyed, Pit latrine forms 20,6%, 9.2% does not
have latrines of any sort and only 20,6% has water
closet system, The Governmcnt should at this period
of development make efforts at inhibiting the use

of bucket and pit latrines as these are inimieal
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to health being potential sources of pollution to
wa.er from wells which is a majér source of water
supply (50.3%) in Makurdi, This can be done by
giving incentives tec landlords and houscowncrs,
The government should endeavour to pay part of the
coat of conversion of bucket latrines to water closet
systems, Any ncw building plan submitted without
inclusion of water closet system latrine should be
rejected, The people should be made awageof the
bad side of bucket and pit systems, The bucket system
has bad smell, it is accompanied by flies, the con=
servancy bills are high and it gives a lot of poor
aesthetic appearance,

Still on the¢ sanitary aspect, the systcm of
waste disposal is poor, 33.9% does not have any form
of waste disposal system, Individual household
dustbin for the collection of household rc¢fuse should
be made compulsory, standard type dustbins should
be purchased by the government and supplicd to house-
holds at subsidised prices, These should be put
within convenient reach for municipal service,

House models should be made by the government
and shown to pcople who want to build their own
houses, These will give them the standard desired,
It has been revealed in the analysis that only 31 5%
of the housing units surveyed was well-ventilated
and lighted, it is hoped through these modele that
buildings with morc ventilation, light and more
facilities will be provided,

Finaneing aspect of housing is very important,
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Without the fund, a good programme will not succedd,
Judging from the money allocated to housing so far,
we can assume that money should not be a constraint
on the realisation of this programme, ¥9.7 millian
has been earmarked for housing this standard if
maintained or inercased the programme will succeed,
The survey showed that 28,4% of households want to
finance their buildings from their savings and 61,1%
would want loans from either the Government or bank
and Housing agencics, another 10,5% would want to
build through self-help, To encourage these people
who have c¢xpressed the desire to finance their housing
through loans, the government should in a bid to
supplement its loan scheme, guarantce loans from
Nigerian Building society agencies and organisations,
These loans should be liberal, thy interest rate
should not be too high and the period of repayment
should be long, In this way many people would be
able to own housesé

The next main item of the policies and proposal
is concerncd with measurcs to minimise existing:
bbttlenccks in the construction industry. The high
cost of building materials may jeopardisc this
housing programme,

In a bid to do this the measures that should
be taken are: |

To improve the skillqu the local contractors
80 that they can producec better quality work, they

should be formed into cocperatives or larger unite-

3 Lbrams, C (1904) ode L
Pages 142 - 161 op eclt,

~
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to be able to handle larger contracts at a lesser
cocst than the foreign contractors coming in now,
If they form cooperatives they would be able to
purchase better equipment for the execution of
their contracts and the present situation in which
contracts are terminated for slow pace of excecution
will be minimiscd, To further help the contractoms,
materials such ns cement should be purchased in tlk
and supplied to them, this will save them spending
too much money on materials and thereby reducing their
gain, As an example, as at the tail end of November
1976, a bag of cement cost H8,50 to N9 in Makurdi
market while it was bout ¥3 when supplied by the
government, TFurther in this section on incentives
to the private sector, serviced plots should be
provided, The cost of a serviced plot is 1,200,
This will remove the 1dea of not having essential
servieces in buildings and also it ensures a good
layout with drains and roads and other services and
amenities, This has been successfully used in Dar-
es-salem in a cooperative Housing pilot project 9

The use of local building materials is very
useful and cheap, £ substitute to cement blocks
which is almost as good is burnt brieck made of local
clay, this is very cheap, it is durable and builds
very nice houses, This is being widely used and
people should be encouraged to use 1t as n substitu-

te to cement,

4 Unitcd Nations, publieation cﬂumguw_tmwms
pilot project (gijitonyamn), Dar-Es~-salam prepared
by economic and social council (15th August 1972),
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A factory producing cement blocks and other
materials as electric poles should be established
to produce these iters in large quantities with a
view to reducing the price.

An impprtant aspect of this proposal is that
the serious problem of a multiplicity of authorities
dealing with housing as in some places should not
be allowed to occur, However the activities of all
those concermed with housing delivery system should
be coordinated and a common base, data and projection
should be used so that there would be no duplicatipn
of effort,

4 management agency most suitable is the housing

corporation,
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In this work the aim is to look at the existing situvation

of housing and make an estimate of need and further make

programmes, policies and praposals.

The existing situation revealed that the future need
will Be mostly due to new household formation and to a lesser
extent to replacement of obsclete housing units. Overcrowding
is negligible, It has algo hesn revealed from the study that
the buildings are mcstly of durable building materials and
that the buildings are mostly less than 20 years. The cause
of the present need is lack of esgsential facilities,

o After analysing the existing situation, projection of
future need is made, This includes the number due to obsole=
scence and new household format ilon, the slzes of buildings
and the corresponding household size,

Policies and programmes follow this. The programme is
drawn up for the first four years (1976-80) and for this the
costing was made, land requirement, educational requirement,
housing requirement of different income groups and housing
delivery system were set out.

In the policies the government igs expected to engage
more in direct construction, give assistance to the private
gector and provide more amenitiesg. It is adviped that as
much as peseible a multiplicity of agencies responsible for
housing should be digcouraged or coordinated and algo suggested
that a management agency most suitable is the housing corpor-
ation. . - |

I hope and eXpect that the study should be given consider-
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ation in the implemefation of housing provision for Malurdi.
Every apect of the proposal is eilther rel:ted to the Govern~
ment policy or is as a result of the analysis of the situation
and are therefore flexible,

Emphasis should be given to incentives to the private
gector to build for the low income this ig because as cof now
the private sector is interested in building for the high
income because the profit is higher,

The study of housging need in Makurdi is peculiar
because of the very rayid change in gtatus and hence the
accompanying changes in administrative, economic and social
situations., There are very few cases as this and so there
has %0 be & modification of the study. Some variables for
the study are left out because of a lack of data. Alot of
the date is primary because data is scanty. This study is
also unique in the sense that it 1s expected it will be used
for implementation purposes and nct just an academic exercise.
Thig is why the policies and propoesals have followed very |
closely government policies and analysis of the existing

- 8ituation.
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PENDIX

To project The Popdlation, the formular below

was used:

(p2)
Log (+#r) = Log
1 = {annual rate of
growth, .
Where P, = Initial population
r = rate of growth
Py = Present population,

This part of the appendix gives a list of the
gsections of the town which forms each 2zone,
Zone 1 is Wailomayo East and West,

Zone 2 is (a) Ankpa ward

(v) Central ward
(e) Clerk's ward
(d) North market ward
(¢) North Mission ward
(f) Scuth market ward
(g) South Mission ward
(h) Wadata ward,

Zong 3 G. Re A.

Zone 4 Lafia ward (North Bank),

The inecome groups (Existing)
Low income - 61,
Middle income - 26,1%

High income - 12,2%
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