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THESS ABSTRACT

Wrban Planning Authorities all ever the world play a role in tie physic
development of Urban Centres, in an organised manner to achieve lire ability
in the interest of the public. The genesis of planning Administration is
Nigeria, or anywhere in the World emanates from an unprecedented growth an.:
development of cities through time, characterized by rapid increase in
population. This is due largely to rural-urban migration, which is as a
result of the attractive nature of the cities infrastructural development.

This study attempts to find out the role Kano State Urban Development
Board play in the physical development of the state, in view of the existing
planlessness of our urban centres, due to spread of haphazard and illegal
developments for which the board v/as established to control. To this affect,
the study went further to relate trie activities of the board, with the
provisions of the laws that provided the legal backing for the board's
operations. This also cor tains the functions and powers of the board,

thus assessing it's performance.

The result indicate that the board is not performing up to the
standard expected. However, the problems that led to this were identified
which include insufficient funding and staffing as per the responsibilities
of the board all over the state. It was also discovered, that the board's
activities are concentrated in the metropolitan area of Kano. with very
little achievement in the other urban centres of the state.

In conclusion, a recommendation was made on how the board can
improve it's financial and staffing position along with a framework for a

better state wide performance.
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DEFINITION OF THERM

The term physiecal development in this thesis implies
erection or development of any structure that aims at improving
the living condition of the physical environment and the
organisation of the environment according to Standard Planning

principles and practices,
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CHAPTER ONE

1.00 INTRODUCTION

{n

-— »
-y

1.10 RESEARCH PROBLEM AND JUSTIFICATICN OF

- -

Physical Planning has been universally accep-=:
as an important and necessary activity in guiding ===
growth and development of Urban Centres. It is
concerned with the harmonization of economic zani
social develohment propesals over space, It is in
view of this that varicus agencies were establishez
by government to plan and guide the prowth ar:
development of the society.

As a result of the rapid socic~2conoric
changes taking place in mnost countries of the werl:
Niperia inclusive, physical planning has become zan
important process in the complex interplay of roles
at the national, regional and local levels. Since
the purpose of national development planning is teo
ensure a co-ordinated social and economic developmern=:,
physical planning iz one of the main instruments for
puiding, controlling and monitoring such developrents,
However, planning stratepgies in HNiperia have fazile:d
to recognize that national development is a compozizs
process encompassing the socialy economic and

physical elements, and that any development effor:

h

that concentrates on any of these elemonts te th
neglect or exclusion of others can eonly lead to

limited and unsatisfactory pattern of development,



while Nirmeria has made conrce sipgniticant lopas:
interms of economic fevelopruernt; which car bte mezs.ir=:
either by rroyth of per capita inceme (%120 in 1220,
H2580 in 1970 and HE&ETO ir 190}, arnd the increasins
affluence and enliphtonm . ng of her populace, or the
increasing number of ¢ ifacturing industries; it is
not suprising therefore, that the sheer neglect of
physical planning considerations in the developmen:
process now manifests itsel! in the inefficient locatio:
o' these industries ind olLher amenities and the
anarchical prrowth of urban céntrns.

Urbanization which 15 a2 reality and is azsumin-
alarming proportion in Miceria, continues unabated sinc
there is no articulat.d policy to stem its tids.
Physical planning an acknowledred, desirable process
for the spatial ordering of the towns and cities rave
bern piven only rhetorical importance without the
necessary financial and political support (Ibrabirm, “.:.
19R7).

Despite the catablizhrent of Urban Plannin-
Authoritips in many States Lo plan and control +#as
physical develepment ol desipnated Urban Centres; so--
for over a decade now, there iz yet to swclve anv
planned settlement tc @\!lcct any plannin. input.
Morecver, the proliferui . on of bkaphazard and {lla~al
developments still persist. Master Plans prepared o
guide the development of desijrnated urban centres remszl-

unutilized. And existines developments do not confor:



with the provisions of approved layout plans. Indess
there are so many illeral developments that seerm %> -:
beyond control.

The situation therefore calls for a re-examinati.

of the role played by vlianning s2uthorities in the
physical development o irban aress and their <capazil.:
in guiding the growth . {4 development of cities.

1.20 AIMS AND OBJECTIVES

1.2.1 Aim

The aim of the study is to examine the rols o7
Kano State Urban Development Board in Physical Flanni=n
and Development of the Urban Lreas of the State wizn =
view to assessing its impact on the physical environrs--

1.2.2 Objectives

The aim is to be achieved through the follei:ing
objectives:

{1) To discusss the evelution of Urban Plannins
Administration within the Dynamics of Urban
Growth in Niperia.

{2) To highlipght on the establishment of Kano Itate
Urban Development Board as a2 Town Planning
Authority,

(3) To highlight on the establishment o otkar
similar authorities in Nipeira with specilic
reference to some of their activities inordsr =o

make comparison.



{4) Te examine fun ticna- relationship

between the Boar~ and other related government
departments.
(5) To assess the pertormance of the Poard by

comparing its activities with the roles and
functions required by law.
(6) To make recommendation on how best the Eocari 2z

carry out its activities.

1.30 SCOPE AND LIMITATION

The study limits itgell to the activities
of Kano State Urban I lopment Board as a town planni
authority. It specifi._. lly examines the activities of

the Board in relation to what the law actually requirs:
it to do in the designated urban centres. However,

it also involves a comparative analaysis with the
activities of similar planning authorities with a

view to recommending to Poard any strategy in which

the other authorities;, especially Xaduna State Urbzan
Planning and Development Authority (KASUPDA) and +:ze

Sokoto Urban Development Authority {SUDA) excellez.

1.40 RESEARCH METHODOLOGY

1.41 The Conceptual Framework of Carryings out tha
Process of Stud

The conceptual ! tework of the thesis berins 2ix

the Research Problem = Justification for carryins ou-



the study which leads to the theroretical background

of the study,

highlighting on the evolution of

Planning administraticon to contain the dynamics of

urban growth in Nigeria.

Urban Development Board and an assessment of its

performance then follows.

A case ztudy of Kano State

This results in an outcome of

the assessment along with identification of problems.

Finally, possible solutions to the problems were offered

tovards a better perfirmance.

The Research
Freblem and
Justification
of Study

Fig. 1.1:

4

Literature
Revicw: on
the role of
Town I’lan-
nine Authori-
ties and the
evolution of
planning
administra-
trion in
Nigeria,

-ty

Case Study of
K.S5.U.D.,B,
and Assesse
ment of its
performance

Outcome
of the

Arssessment

and identi-
fication
of problems

Recommen=—
dation
of possi-

_#ble
solutiors

to the
problems
identifie

Conceptual Framework of the Thesis.




1.50 DATA COLLECTIOM AHND AMALYSIS

Data was collected throurh interviews conductaz
on the Managring Director of thc Board and sone
departmental heads, namely the Chief Town Planning
Officer, Chief Engineer, Architeccts, other plannins
officers of the Board and ¢! othey similar Plannin-
Auhtorities. This is with view to finding
information on the major activities beinsgs undertaiiocn
by the Authorities, their achievements, problems,
and theiyr poaaible solut ions, The comrents made
were interesting and the vicus expressed were
tremendously useful to the study.

The interview was zlso extended to the
general public who werc in one way or another affected
by the activities of the Board; with a view to seex
for their opinion on the effect of the PRoard's
activities on them in relatior to the effort to
improve the livinpg environment.

Published materials that are relevant to the
study were collected. These include booklets, reports,
briefs, pamplets, official file documents, laus,
edicts and maps.

Analysis of Datn was presented in form of =
write-up, map=-designs alons with the appreopriatre
graphic techniques, such as bar-pgraphs, line gragns,

pie charts, tables and percentapes.



The outcome of the study revealed the fact that
the Board conducts its activities contrary to the
provisions of the law. However the reasons responsibl:
for this were indentified and possible solutions were
offered.

1.60 THESIS STRUCTURE

The thesis comprises of six chapters. Chapter
one is an introduction to the process of study which
consist of the aims and objectives, statement of the
research problem and justification of carrying ous 2h:=
study, the scope and limitation of the study and the
research methodology. In chapter two the role of
town planning authorities in urban physical developrern-
was discussed aleng with the historical enveolutiorn
of planning administration within the dynamics of
urban development in Nigeria. Chapter three
highlights on the establishment of Kano State Urban
Development Board, its area of jurisdiction, its
structural composition, the departments that make up
the Board and their functions, the major provisions
of the law as regards its roles and responsibilities,
strength interms of staff and equipments,; its
sources of revenue and a highlight on Sokoto Urban
Development Authority {(SUDA) and Kaduna State Urban

Planning and Development Authority (KASUPDA).



Chapter four contains the activities of the Board
since its inception as regards execution of projects,
planning and control of development while chapter five
provides an assessment of performance through some
selected parametres and the indentification of the
major problems facing the Board., Finally, chapter

six contains recommendation and coenclusion, with
solutions that will possibly solve the identified

problems.
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CHAPTER TWO

ITIES IN URBAN

2.00 LITERATURE REVIEW
2.10 THE ROLE OF TOWN PLANNIEG AUTHC
PHYSICAL DEVELOPMENT,

The mounting environmental prob
by rapid urban growth and widening di
area development in the country, led
awareness of the need to pay more att
problems resulting from the large sca
growth of Nigerian cities. Balanced
urban and rural areas 1s essential if
physical develcpment of cities is not
a purely urban strategy,

use of resources is to be made. This

the harnessing of the power of the ci-

of development for the benefit of the
country as a whole. Given these sirc
recent declaration by the Federal Gov

unequivocal commitment to enhancing L

physical developnment within the frame:.

economic planning attention is now fo
of physical planning and the existing

framework for pursuing this aim, as a

and if the m

ams created

parities in

'2 an increasing

ntion to the
2 and unplanned
rowth as between
the economic and
to be based on
st effective
will facilitate
/ as an engine
a2conomy of the
stances and the
rnment of
aria's
srk of national
:sed on the role
adminintrative

means of

enhancing the guality of life of citizens as

development progresses in the urban centres and inorder

to direct physical development {(Adeniyi,

£E.0. 1975).
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Physical planning is concerned with the desicn,
growth and management of the physical environment in
accordance with pre-determined and agreed policies.
Ideally this would aim at achieving balanced social
and economic objectives. Inorder to pl=+ this role,
physical planning should provide for and co-ordinate
all forms of development activity at national, regional
and local levels, by making the fullest and most
effective use of available human and natural
resources. These according to Mcloughlin, are
concerned with "the likely demand on land development
with the demand for movements of goods and raw material:s
with the possible locations of these within the city
or region ... and with the broad relationships between
likely rates of change of labour demand, the possible
scale and timing of migration into and out of the
area, and the relationships of these with the supply
of housing, hospitals, schools and other social
facilities.™ One would readily apree that these ars
comprehensive roles which call for integrated
development planning interms of economic, physical and
social objectives of development for a nation, within
a dynamic administrative framework. The success of urz::
development policy and programmes in the country depeni:
tc a great extent on how effectively the essential

administrative measures, processes and sasrrangement s



o

are introduced = as to achieve economic, social
and physical goalsof development (Adenivi, E.O0. 167%).
Physical planning is the planning of an area's
physical structure - landuse, communications,
utilities, etc and has its origins in the regulacion
and control of town development, which outstrippped
the ability of the market mechanism cope (CGlasson
John 1974).
In discussing administration agy .cies for urban
developmendt, it i = important to have 1 clear idea
of what urban development is all abou*. Urban
Development is defined as the plannin and provision
of those physical merities which enz  an urbtan

centre to provide 'n environment wher =sn individual

can work, recreate and earn a living th as little

inconvenience as possible (Fadahunsi, “13).

2.20 THE EVOLUTION OF PLANNING ADMI! TRPATION WITHEIY
THE DYNAMI( © ¥ M IH NICGFEIA

Before the advent of colonial administration,
there was not an orpanized machinery of government
responsible for planning and physical development.
Perhaps the only orpanized framework was the control
of landuse by Emir: and Obas. Thus traditional and
islamic laws were 'ced reflecting the socio-cultural

and religious valu«s of the people.



In Hausaland, Islamic and traditional laws
serve in regulat ng the gprowth and development of
Urban Centres. The laws are enforced by traditional
authority and the people are willing to safeguard

and abide by them. Such laws include the following:

(i) Restriction of building heipght to ensure privace
for every house.

{(ii) The circulation of the entire house with a
high fence to provide privrecy t° the occupants,
more especially the women in rdah.,

(iii) The preservation of burial grou:ds and mosgue
premises without any encroachme t.

{iv) The acquisition of development »ermission fronm
the ward head or villapge head.

(v) Provision of access paths or rc ds to
individual houses.

{vi) Prohibition of drain construction through
neighbours houses,

(vii) Prohibition of constructing any structure zzainet
the walls of a neiphbour without his acknowlesd-=~-

(viii) Permission for the building of wranv rooms in

a house to accommodate every adult male

b

member including his wife or wives and childr:
in the household.

(ix) There is no restrictuion on the type of buildin-
materials for construction,

{x) Permission ‘or rcofing to be made in such a way
that it wil not drain storm water into

neigbourt's iwouses [llassan, A. 1986).



The advent of celonial adminintration has
however, made it possible for our cities to
experience tremendous growth interms of spatial
expansion with the bduilding of rovernment reserved
areas (G.R.As) and the provision of infrastructural
facilities such as roads and railways, with the ai=m
of opening the country for expﬁ}tation. As a result,
the need arose for a government department to organis:
the provison of facilities and control the development
and maintenance of such facilities. This was
necessitated by the increazsiny congestion in our cities=s.

The first attempt towards the establishment of
an organized machinery of government in plannringe
was the enactament of the Town Improvement Ordinance
in 1863 by the colonial adminintration. It was aimed
at monitoring and contrelling the development of
Lagos. In 1900, Lord Lurard disregarded the
principles of native law and custom by enacting
that ?title to land canr only be acquired through the
High Commissioner. Other laws, such as the public
lands acquisition ordinance of 1917 and the Planning
Ordinance of 1946 as well as other bye-laws and
building regulations were passed to give legal backing
to the ever incrcasing roles of government in physical

planning and development control (Ola, C.S. 1377!.
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Inspite of the tounahip;rdinance No. 29 of
1917 which provided for different urban hierarchies an:
established broad principles of urban responsibility,
the setting up of provincial Town Planning Committees
in 1924, the setting up of the Lajos Town Plannin=z
Ordinance {in reponse to an outbreak of bubonpic pla-uz!
in 1928 and the implementation of the Nigerian Town
and Country Planning Ordinance in 1946, the pre-
independence plan (1946-56 and 1955-60) had marginal
interest in Urban Develoupment. For example, no
provision was made for Townﬂgﬁd Country Planning in
the 1946-56 plan, althourh 6.1% of the allocations
was made for this in the 1955-60 development plan.
It is however, necessary to know that 29.9% of the
19655=-60 plan allocations meant for miscelleneous
activities went into building programmes. The
government reservations and the ligerian Building
Society (fore-runner of Federal Mortgage Bank)
were the result of these plans. ©Substantial allocation-
were also devoted to urban social services like
electricity, water, henlth, education, sewerage,
transportation and communication, Most of these
urban development activities were however concentrztsl
during these plan periods in the colonial neifFhbournoo::

in the new layouts,{Ibratim, M.B, 1987).
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After independence, the Town and Country Plannir-

Law of Northern MNigeria (which was an offshoot of the
British laws of 1946), was enacted in 1063 to provide
for the establishment of Plannins Authorities. The
law which is valid up till today in the ‘establishrers
and functioning of planning administration, gives
central authority for all planning to the Minister,
whose power include the establishment of planning
authorities and membership of such authorities. For
example, the law states that where a Minister is of
the opinion that a scheme should be made for any part
of Morthern Nigeria, he may appoint a planning authority
for such area ... such planning authority shall be
the executive authority for the planning and carrying amw*
through of any scheme under the law ... (section 4).
While on membership of planning authorities, the
law provides that the authority shall congist of such
members as the Governor may appoint. And the Governor
may appoint one of the members of the Authority to bte
the Chairman of the Authority (section 5 (1) a, b).

In 1667, Northern Rersion was broken into
6 States as a result of the creation of 12 states in
the country. However, the law remained valid and
was adopted by the States., The law provided the
basis for the creation of Metropolits:» "zro Plannir=- =2--
Development Board in 1969 and the ¥Yaduna Capital
Development Board in 1972. <These Authorities were

charged with the responsibility of planninpg and devslopmens:

control of Kano Metroiolis and Kaduna Metropolis repectivelry.
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In 1976, the 6 Northern States were transformed
into 10 as a result of the creation of more States
in the year. The Metropolitan Kanc Planning and
Development Board transformed into the present Xano
State Urban Development !'card with additional
responsibility of planning and controlling the
development of 12 other urban centres, while in
Sckoto, the Sokoto Urban Development Authority was
established to be responsible for planning and
controlling the development of Sokoto Metropolis,
all within the year 1976. All these planning
Authorities were established by edicts which contain
their functicns, along with a directive to implement
the provisions of the Northern lNireria Town and Country
Planning Law Cap. 130 of 1963.

More pewers were added to the Covernor by the
Landuse Decree of 1978 by vestineg the control of all
urban land in a State In the Military Covernor, which
states that all land in urban areas shall be under the
control and management of the Military Covernor of each
State (section 2 (a)). This provicion limited the
operation of planning authorities to the urban centres,
since the authorities are State Covernment parastatals,

under the control of the Governor.
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2.30 LEVELS OF PLANNING IN NIGERIA

The structure of a Federal syctem of povernrent

like Nigeria, comprises of three tiers namely:

Federal, State and Local Governnents. As such the

task of planning and other government responsibilities
are supposed to be shared among the three tiers,
However, the role of the three 1levels of povernment in
Nigeria are not clearly defined, thus leading to
conflict of interest ;nd authority, abdication of
responsibility and confusion. Unless the administrative
structure is streamlined and responsibilities are
clearly defined, Town and Country Planning in Nigeria
will remain a low priority sector in MNigeria. /

The powers of the Federal Government as
contained = the 2nd Schedule of the 1979 Constitution
are of ¢yo categories, namely exclusive powers,
comprising of defence, internal affairs, telecommunicaions,
etc and concurrent powers which are shared by both
Federal and State Governments. This include <collection
of revenue, taxes, scientific and technoclogical research,
University and post primary education, etc.

In addition to the concurrent powers, the State
Government gets any power that is not the exclusive
preserve of the Federal Government i.e resicdual powers
which presumably include Town and Country Planning,
although some planning functions are preserved for
the Federal Government like inland water ways,

construction of Tprunk 'A' roads and expressways, etc.
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While section 7 of the 1979 constitution
recognizes the existence of Local Governments and
Schedule 4 states their functions as participation
in the economic planning and development of its area
and some aspects of Town and Country Planning such
as construction of roads, streets, drains ard other
public highways, parks and open spaces among others.
Also guidelines of the creation of Local Government
contains some functions of Local CGovernments in two
parts, Par A contains powers that are the exclusive
preserve of the Local Governments. While part B
contains powers whi h the Local Governments can perforn-,
but the States can also execute such powers,
pending the time wh'n the Local Governments will be
capable of handling. Among such powers is the Town

and Country Plannin- function or power.

2.3.1 Administration of Physical Planning at the
Federal Level:

After independence, the Federal Governrment
established for the first time, the Ministry for
Economic Planning to prepare the coﬁntry's development
plans and also coordinate the development plans of
the rerions. The first developrent plan prepared in
19062 focussed atten'ion on national economic planning
while the physical implications of sectoral economic

plans and projects were hardly considered. Indeed it
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was in 1975 when a formal national organ responsible

for physical planning was created; i.e the establizshiman:
of the Federal Ministry f{or Housinpg, Urban Development
and Environment (FMHUDE). The main functions of

FMHUDE was to formulate and monitor national policies
for Urban and Regiunal growth, housing, environrment

and land reforms. Hardly did the Ministry settle

to do this, it ceased to exist in 1978.

In late 1979, another ministry with similar
functions was established, known as Federal Ministry
of Housing and Environment. However, this ministry
did not achieve much in the arca of physical planning
pelicies but rather concentrated in the then
government's housing programme. This ministry was
also scrapped in 1984 under the policy of streamlining
the number of ministries by the government. Before
its demise, the section responsible for Urban and
Regional Planning of the ministry was transfered to
Federal Ministry of Works and Housing which now forrms
the Urban and Regional Plannins Department of the
Ministry.

From 1984 to date, the deparment has iInitiated
a number of planning activities Including a review
of the 1946 Town nd Country Planning law, Natiornzl
Settlement Policy nd National and Regional Physical

Development Plan. In addition, the department i=



- 21 =

also expected to implement the roles of the mderal

Covernment as contained in the report of the review

committee on propored Urban Development policy which =~

Ministry is yet to launch Such roles include the

following:

(a) to formulate broad policies on Town and Countrv
planning matters in order to provide direction
to states in the country.

(b) encourage the State and Local Covernments
through incentives, policies and grants to
embark on orderly development in their
jursidictional areas.

(c) encourage and attract the interest of internazi:-
development apgencies to invest in Urban and
Regional Plannings programmes interms of
technical assistance and staff training.

{d) provide current up-to-date base maps, etc
and to conduct research in areas of Urban and
Regional Planning in Nigeria.

(e) monitor Urban and Repgional Planning programnes
in the States, with a view tc ensure the
attain ment of national goals and objectives.

5 ) to prepare integrated physical/economic

development plans for execution by the States.
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Types of Administrative Machineries for
Town and Country Planning in tLhe otates

Physical Planning in Nigeria is largely a
State affair, since most Town and Country Planning
powers are vested on the States,

Various types of planning authorities were
established by State Governments throughout the
country to plan and contrecl development and provide
facilities necessary for physical development.

In executing the functions and responsibilities
derived from the planning ordinance, States adecpted
different types of set up that is best suitable
to their local peculiarity. These are categorisesd

as follows:-

Te State Ministries.

2 Urban Development Boards.
3 Planning Commissions.

4. Local Planning Authorities,

All these authorities are associated with the
Physical Planning and Development of their States.
And because of the sensitive and hirhly political
nature of planningjpolicy formulation and monitoring
of their implementation is handled by the appropriats
State Ministry usually in close consultation with

the office ¢f the Chief Executive of the States.
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(a) State Ministries

All the States of the Federation (with
the exception of Lapgos State), and the Federal
Capital Territory Abuja, have Town Planning
Divisions under Ministries with various nomenclature:.
For instance, in PRivers, Oyo and Ogun, the division
is under the Ministry of Lands and Housing; in
Sckoto and Benue States it is under the Ministry
of Housing and Environment; in Anambra it is urnder
the Ministry of Works, Lands and Transport; in
Borno and Kano it is under the Ministry of Lands and
Survey; in Cross Rivers it 1s under the Ministry
of Housing, Environment, Town and Country Planning;
in Onde and Kwara it is Ministry of Lands, Survey
and Town Planning and Ministry of Works, Land and
Survey respectively ( Akinmoladun, 0. 1987).

In all these States, especially those withou=
any other planning ornaniaafion, such as Borno and
Niger States, planning and control of development is
vested in the Town Planning Division of the Ministry.
The implementation of policies flows through a two
tier organ, which are under the Ministry (i.e the
Department of Town Planning and Zonal Planning
Authorities). The Town Planning Department collec:s,

collates and co-crdinates all inputs required :or



policy formulation and diseminates inplementatioen

Authorities.
processes to the Zonal Plannins, Once the prepczals

are made, the actual implementation is left to the

various ministries concerned. The area of jurisdiczi:on

is statewide but preference is glven to urban canivs:

FIG., 2.2: ADMINISTRATIVE STRUCTURE FOR TOWN AND
' COUNTRY PLANNLNG IN STATES LIKE  KAUNC
AND KADUNA IN NIGERIA.
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Adopted from Adepoju G-Onibokun {1987)P.13



(b) Urban Development Boards

These are planning authorities specially
established as government parastatals to formulate
and monitor planning and development control in
urban centres. The Boards were established by
some States through an enabling Edict which alsc
contains the functions and activities of the Boards.
It also demarcates the area of jurisdictien which
is commensurate with designated urban centres.

An example is the Kaduna State of ligeria Edict
Ho 10 of 19885 which established the Kaduna State
Urban Planning and Tevelopment Board (KASUPDA),
The Edicts are normally published in official
Gazett?s of the Government, and also provides that
be 'it read as one with the Town Planning laws in
the country. For example, the Kano State Edict
No. 5 of 1976 that established the State Urban
Board; provide in its section 1(2) that be it read
as one with the ~own and Country Planning Law of
Northern Nigeria. The Boards therefore aim at
implementing the provisions of such laws and
derive their poweprs from same.

Urtan Development Boards, which are directly
under the supervision of the State Chief Executive,
handle planning matters in all desigpated Urban

Centres in some States wich include Kano, Xadunsa,
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Gongola and recently Benue and Katsina. Zonal
offices are established to man the other Urban
Centres with the headquarter based in the State
Capitals. In Bauchi, also is a Development_Board
but include water supply and provision of
electricity as part of its functions: While some
States merely restrict the area of the Boards
Jurisdiction to the State Capitals. Examples
include the Jos Metropolitan Development Board
(JMDB), the Sokoto Urban Development Authority
(SUDA), and the Owerri Capital Development Board

(OCDB) in Imo State.

FIG, 2,3: THE PHYSICAL PLANNING FRAMEWORK IN
A ND ATES.
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The Boards comprise of the Town Planning

Department and other departments, especially
of related professions, such as Architecture and
Engineering; all headed by departmental heads,
Each of the departments carry-out the activities
of the Boards as it relate to them, and based on
their manpower needs, the Board employs and disciplines
its staff, The Boards make propesals and have the

power by law to implement such prcposals.

(c) Planning Commissions

In Lagos State, there was established a3 tcdy
known as the Lagos State Planning Commission, as
stated in its Town and Country Planring Edict of 1985,
published in the Lagos State of Nigeria official
Gazette of 6th January 1986, The membership
comprises of the State Governor as Chairman and the
Commissioners and Director Generals of other Agencies
of Government such as Ministry of Works and Transport,
Agriculture, Local Government, Lands, Housing, Budget,
etc.

There is also attached to the commission a
Technical Committee with _representatives from
various ministries. The representatives are
professionals of the technical fields associated

with planning, such as Engineers, Architects,



Surveyors, etc, There are also, representatives
of some professional bodies such as lligerian Institute
of Town Planners, MNigerian Institute of Architects,
Nigerian Society of Engineers, Nigerian Medical
Council, Nigerian Institutgnof Estate Surveyors
and Valuers, etc. The technical committee is to
render certain preliminary functions before approval
by the commission., They synchronise the adoption of
any planning scheme and also exhibit draft master
plans for public objections.

The main function of the commission is to
formulate policies of Town and Country Planning
in general, i.e physical development of the State
including the location c¢f infrastructural facilities,
prepare master plans, subject plans, sector plans,
action plans and to implement the provisions of the
Lagcs State Town and Country Planning Law. The
Edict establishing the commission also incorporates
the provision of the Town and Country Planning Law,

with Lagos as its area of jurisdiction.

(d) Local Planning Authorities

The machinery of planning at the local level
is manned by Local/Area Planning Authorities,

Local Government Councils or Municipal Councils.
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The Local vovermment betorm of 1976 has
actually provided in its schedule B many functions
that are related to Town and Country Planning which
are to be carried ocut by Local Covernments, for
example street naming, refuse collection,property =ax,
etc, Also the 4th schedule of the 1979 Constitution
which contains the functions of Local Covernments
includes some aspects of Tewn and Country Plannin:.
Infact in many develged countries of the Worli =sucn
as Britain and the United States of America, Town
Planning is particularly well developed at the
Local Authority level, where Town and Country
Planning has played a more dominant role resulting
in a more land-use oriented approach.

The Local/Area Planning Authorities are more
common in Oyo, Ogun and Ondo States of Yestern
Nigeria. Although it s this level that planning
is closest to the pecple, yet conflict of autheritvy

is common, whepre the Local Plsannin~ Authority exist

side by side with the local soverncent auttorities, =z

of which has its powrrs and laws cverning its activis

The functbtion of tLhe LF¥A's are to control
and ensure orderly development of wvarious settilenmenc:
that fall within their arcea of jurisdicition. The

functions include the preparation of layouts,

based on landuse plan handed down by the Ministry;



anproval and cortrol of development proposals in
lire with the landuse plan, and the advisory
service and guidance to citizens on optimal land
utilization and the need for planning in their
area. All the functions are monitored and
controlled through various machanisms by the State
Ministry respeonsible for Tow= riad Country Planning.
For various reasons, either due to over
control, lack of adequate manpower, financial and
material resources or pgross dereliction of duty on

the part of the LPA =taff, the performance ratirg

at this very important level has been below expectaticr

2.3.3 Shortcomings of Planninz Administrative
Machinerles in Nigeria,

The lack of a national policy to formulate and
monitor planning and physical developmant in the
country has led to the multiplicityof organisations
and duplication of functions in the provision of
essential services. Thus, the situation does not
provide the required forum for ccordination between
government agencies concerned with Urban Davelonrart,

Investigationa reveal that only very few
State Physical Planning organc actuclly carry oucz
majority of their functions. Apart fron financial
and manpower constraint, the frequent moving around

Orgoan
of the State Physical PlanninﬁLis 2 major inhibitins

..



factor to their overall performance. In some
States the physical planning organs are frequently
moved from one Ministry te another, mainly for
political exigencies. The resultant instability
and uncertainty of such frequent movements affect

their effectiveness (Adeniji, 1987).

There is yet to be any physical planning
organ that frames and publish an approved planning
scheme in their arcaﬁ of Jursidiction in this country.
As the saying goes, physical planning is not merely
urban development but the planning and control of
such development according to standards. But this
essential function of development control is
pursued by demolishing of illegal structures.

This prevails as illegal developments seem tc be
ahead of planning; thereby implying the inability
of the planning authorities to contain illegal
developments, by planning ahead of development.

The Town Planning Divisions of the Ministries
are victims of bureaucratic red-tapism peculiar
to such mipistries, resulting in unnecessary
delays even in matters that would normally require

urgent attention.
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The Lagos Planning Commissiorn which is only
one of its kind has problem in carrying out its
functions. This is moreso, due to its large and
complex membership. Most of the members have
other responsibilitiecs in their respective
ministries where they occupy high ard =xalted
positions, that would not allow full participatior
in the day-to-day activities of the comrission.

The administrative structure of Local
Covernments in Nigeriz does not allow for the
adequate coordination of geocals te rescurces and the
ma jor users and developers cf land and thre
organisations responsible for provision of physical
infrastructure, As such local planning authorities
are yet to be fully developed.

Perhaps it will be safe to say that planning
and its administration 1s still in its infancy
in Nigeria. Infact with the exception of Abuja
whose development was pre-planned, there is yet to

be any planned settlement in Nigeria.
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CHAPTER THREE

3.00 ESTABLISHMENT OF KANO STATE URBAN DEVELOPMENT
BOARD

Kano State unlike many other States is
fortunately blessed with all fhe administrative
and legal framework for Urban Planning and Developm=znt.
Besides the general legislations of the Township
Ordinance of 1917, the building repulations of 1040
and the Town and Qountry Planning Law of 1944, ¥ano
Metropolls is yet endowed with ancther feat by the
establishement of the Greater Kano Planning:' Mmthority
in 1962 which was later replaced by the former
Metropolitan Kano Planning and ﬁevelopment Board.

The present Kanoc State Urban Developrent
Board was established under edict lio. 5 of 1976 to
succeed the defunct Metropolitan Kano Planning and
Development Board as the Planning. Mithority for
Urban Centren of the State. This brought into
focus the neecd to bring 12 more Urban Centres under
strict Planning and control in addition to
Metropolitan Kano. To this effect, Master Plans
were prepared for these Towns to guide their general
growth, both in their physical and =patial forms.
The Edict requires the Board to control the developmens
and use of land in these area and in addition, to
design industrial,ICOmmercial and residential
layouts, keeping in view the =s=ocial and economic
T aRfna RRAEM LIBRIDY
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The Board's area of jurisdiction was later
expanded to include all Local Covernment Headquarters
of the State which were declared Urban Centres,
according to the provisions of the Landuse (Designatio-
of Urban Centres) order of 27th February 1987. This
brings the numbz2r of Urban Centres to 29 in the State.
To make its operations easier, the Urban Centres
were divided into 6 zones with Zonal offices in some
selected towns Isee FiEF . -y 8

With the exception of ' Kano Zone (which is
handled by the Board's Headquarters), each of the
five other zones is headed by one or
two sube-professional Town Planners. H%;ver, the
zonal offiers operate from Kano, paying only regular
visits to the areas, whenever the need arises.

Metropolitan Kano itself was further divided
into four zones for easier administration and
effective control. The zones are headed by Principal
Town Planners, iocated in the Board's Headquarters
[see Figure 3.3).

3.10 LIMIT OF THE BOARD'S AREA OF JURISPDICTICN

For all the lUrban Centres listed below, ihe
Edict provides for B kilometres radius from the
centre of the town as constituting the Urban
Area. However, in 1982, the State Governor using
his powers under section 29 of the Edict,; expanded
the area of th« Board's operations in lletropolitan
Kano to cover a radius of 24 kilometres,; thereby
extending into Gezawa, Dawakin Tofa, %%akin Kudu

and Rano Local Covernment Areas.
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Table 3.1: ZONAL OFFICES, URBAN CENTRES AND ESTIMATEC
POPULATION IN KANO STATE.

ZONE URBAN CENTRES ESTIMATED
POPULATION
1988.
1. Hadejia 5, 173
2. Birniwa 20,753
1. HADEJIA 3. Mallam-Maduri 26,030
4., FKafin-Hausa 20,523
Gumel 57,385%
2. GUMEL 2 Maigatari 19,173
3. Aingim 25,799
4., Jahun 10,939
1. Kazaure 35,339
2. Baburg 16,849
3. KAZAURE 3. Danbatta 31,419
4. Bichi 32,956
ta Birnin Kudu 23,404
2. GCwaram 24,503
3. Sumaila 17,001
4. BIRNIN=-KUDU| 4. Wudil 17,624
5. Gaya 22, 18&0C
6. Dutse 10,676
1. Metropolitan Kano| 1,987,146
2. Dawakin Tefa 22,293
5. KANO 3 Minjibip 11,508
4, Gezawa 12,788
5. Dawakin Kudu 16,984
1. Kafin Maiyaki 22,937
2, Tudun Wada 12,255
3. Karaye 14,269
6. KAFIN-: 4. Rano 19,788
MAIYAKI 5. Kura 18,279
6., Guwarzo 14,560

Source: Field Survey.
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3.20 Structure of the Board

The Board is headed by a Board of Directors
appeointed by the Goyernor. Under the Beoard of
Directors in the Managing Director of the Roard who
is also the Chiefl Executive. The Managing Director
is assisted bv the Secretary/Leral Adviser of the
Board and the beads of the {ive departments of
Town Planning, Architecture, Engineering, Accounting
and Auditing {(See "ifgure 2.4).

" The Town: Planning Department is responsible
for planning permission, Design, Master Plan and
Building contro%gﬂg%%%hitecture department is
responsible for building plan approval, Design and
contract administration. While Enpineering department
is responsible for all the civil, mechanical,
electrical engineering weorks and survey., The accounts
and audit departments are responsibl- for all financial

affairs of the Poard {(See Fir, 3.4).
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3,20 STAFF STRENGTH AND WORKING EQUIPMENTS

(a) Staff

In compliance with the provicions of the NNTCPL
Section 9 (3) and the Edict Sect ior !5 (f) and alse
incrder to effectively carry out 1ts activities, ths
Board engupges the services of some officers upon terms
and conditions approved by the Board. The offq?rs who
congtitute the staff of the Board rrew in strength over
the years in response to increase in the scope of i;s

activities.

YEAR STAFF STRENGTH
1976 97
1978 o 250
1980 v , 302
1982 | 401
1984 _ 525
1986 614
1988 798

Table 3.2: AN INVENTORY QF ALL CATEGORIES N¢
THFE ROARDYS STAPEF OVFR THE YT7afin

Source: J..B. Kano.



Table 3.3: THE STAFF STRENGTH OF THE BOARD 1IN

THE RELEVANI PROFESSIONS AS AT JUNE 1988
PROFESSION No. OF SUB=- TOTAL

PROFESSIONALS| PROFESSIONALS

Town Planning i 117 128

ra

4 -
i

Architecture {

Engineering 13 285 298
Quantity Surveying 3 4 7
Estate Management 1 1 2
Source: U.D.B. Kano Staff List.

<taff Last
The table abolue reveals that 58% of the Board's

staff are senior officers and is therefore highly

professional in composition,

(b) Farth Working Equipments

In order to carry out its activities, especially
road construction, layout plot, clearance and demolishing
of illepgal structures, the Board possesses some earth

working equipments as follows:



Table 3.4: THE NUMBER OF WORKING EQUIPMENTS FOR THE
BOARD'S ACTIVITIES,

TYPE TOTAL MNUMBER | NUMBEE FUNCTICONAL
Bull-dozers '3 .1
Pale-loaders 3 1
Graders _9 ' 6
Rollers 6 6
Excavator 1 Q
Low Loaders 2 1
Tar Sprayers 3 2
Stone Sprayers 1 1
Asphalt Layer . 1 1
Lorry Tippers 5 4
Water Tankers 7 4
Dumpers g 4
Alr Compressors 3 1
Inspection Vehicles 4 4

TOTAL 57 36

Source: U.bD.B, Kano.

The number of working equipments available are

for use in all the 29 Urtan Centres of the State.




Unfortunately about 40% of the total number have

broken down,

3.30 SOURCES OF REVENUE

As a government parastatal, established tc

0 the board )
provide ﬁgial service,Lgets its major revenue from
the State Government in form of subvention and special
grants. The special grants are usually meant for
capital projects based on estimates approved by the
State Government in line with the National Development
Plans, Similalrly, subventions are received and

utilised in the payment of personal emoluments, such as

salaries, wages and other charges.

Apart from the grants and subventions from
the government, the Board itself generates revenue

internally from the following sources:-

(a) Building plan approval fees:-~ Any property
developer wishing to erect a building for
residential, commercial or industrial purpose
iz expected Lo have his/her building plan

approved by the Board for which a fee is charsed.

(b) Income and Investment:- Covernment prants tha*
) ! L _ €,
are not immediately utilised for the earmarﬁ:
projects are invested into short term investments,
Returns from such investments constitute anothear

source of revenue to the Board.



(c)

(d)

fe)

(r)

(&)

(h)

,I

- b

+Interest on Loans to Staff: -Interest charpey

by the Board on vehicle loans given to staff is

yet another source of revenue.

Rent Receivable: The rents deducted from staff
in the Board's quarters or rented houses

constitute another revenue source to the Board.

Plant Hiring: The Board sometime renders

plant hiring services to members of the public

a4

and charges rates. This is also a revenue

-derivation avenue.

-

Sewage connection fees: There is also a
connection fee charged on land lords who have
connected their sewage systems to a central
treatment plant. This_exercise has started

along Airport Roaza.

Sale of Board's jroperty: The Board purchase
bitumen drums for its road works and the
empty drums are sold to the public., The amount

collected is revenue to the Board.

.People whose building plans are apgroved but

they contravene the terms of the a+prOVa1 or
those whe build without approval but their
buildings are appropriate; are nade to pay

penalty fees.



Takle 3.5: BOARD'S INTERNAL REVENUE, SUBVEMNTION FROM GOVERNMENT AND EXPENDITURE,
mmbm. ' INCOME (X) TOTAL (¥) E¥PENDITURLE (E) SURPLUS QB
. DEFICIT
INTERNAL A SUBVEKTION
REVENUE
_ 1 _
1981 '549,757 1,549,998 2,099,855 3,152,711 -1,052,856
&
dmwN 793,660 1,736,712 2,530,372 3,125,755 . -595,393
1983~ | 1,480,756 | =~ 1,307,450 2,788,206 3,089,507 | -sen.Ton .
qowp - - 3,573,955. 3,620,121 ~46,166 ,
1985 1,437,960 2,776,520 4,274,480 , 574,090 +E40,390
1986 1,785,814 3,312,004 5,097,818 7,257,933 ®2, 344, 131(=Ve)
Source: Kano State Cﬁumr.omdmwovq.msﬂ Board Audited Accounte, .w“w_.._.

oa
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Table 3.6: BOARD'S GRANTS FROM GOVER:MENT FOR CAPITAL PROJECTS AND mxmmchHcmm.P

MMFW SPECIAL GRANTS | CEXPEND.TURE . SURPLUS {R DEFICIT
NN IV
1981 7,101,993 | - _ -
1982 9,299,988 wzjxns* ' 9,081,382 _ : +218,606
1983 2,520,000 . - 3,229,920 . . -709,920
1984 59,344 1,072,196 . | -1,012,852
i : : :
1985 | 17,001,218 = | C 4,410,140 415,681,078
1986 5,857,806 2,846,903 . +3,010,903 .

Source?

—————



o, SR .

- 49 =
Table 3.7: BUDGETARY ALLOCATION, ACTUAL ALLOCATION AND EXPENDITURE FOR THE
BOARD 1981-87
YEAR |BUDGETARY ACTUAL EXPENDITURE SURPLUS OR
ALLOCATION ALLOCATION DEFICT
= (Grants,
Subvention,
Internal revenue)
1981 15,550,000 9,201,348 - -
1982 17,870,000 11,830,360 12,207, 137 ~376,777
1983 2,000,000 5,308,206 6,319,827 -1,011,621
1984 1,000,000 3,633,299 4,692,317 -1,059,018
1985 |28,570,000 21,305,698 17,680,230 +3,625,468
1986 6,010,000 10,955,624 10, 104,836 +850,788
1987 6,400,000 - & a

Source: Audit Department Kano.

e e e



- &y ~

e et

The Board is more often than not under-funded
by the government. This is indicated by the excess
of expenditure over income as sﬁcwn by 1981 to 1984
figures, In most cases, the actual amount of allocation
is below what has been approved in the budget.
However, the Board always carries its- debts forward =
while surpfuaes are invested for future use.

3.40 ROLES AND FUNCTIONS ACCORDING TO THE PROVISIONS
OF THE LAWS

—

Apart from the enabling Edict which established
the Board,.three other important legal tools play
a considerable role in the day.to day operations of
the Board., These are as follows:i-
(a) The Northern Nigeria Town and Country Planning
Law of 1963.
(b) The Landuse Decree of 1§78,

(c) The Kano State Bullding rRegulations.

3.4.1 The Main Provisions of the Edict

Section 1 (2) of the enabling edict provides
that be it read as one w;th.the Town and Country
Planning Law. But the edict prevails where the
two disagree. However, there seem to be no
disagreement whatsoever between the provicions of the
two laws, rather it only modifies and expands the

powers and functions of the Board.
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For the purpose of Urban Development in the pa——
State, section 3(1) and (2) provide for the
establishment of the Board with the power to sue and
be sued in its c?rporate.name and can acquire or
dispose any movable or immovable property.
The Edict further emphasizes on its
relationship with the NNTCPL when it states in
section 15 (1) that the Board is under the Town
and Country Planning Law appointed the Planning
Authority for all Urban Areas and is also the I
executive authority for the planning and implementatioﬁ
of any scheme under the law.
The functions of the Board are contained in
section 15 (3) which among others include:
(a) to frame and publish an approved planning
scheme for each of the designated urban centres
within a period of 3 years from the commencement
of the Edict.
(b) to control the development and use of land in
the urban centres of the State.
{c) to provide and maintain proper infrastructure
for Urban development. j

(d) to design and provide industrial commercial

and residential layouts.
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(e) to carry into_effect any scheps.por part .
thereof in respect of any Urban Area. -

(f) to provide, construct and expand markets.

() to plan, design and provide its own housing
estates in Urban Areas.

(h) to secure and maintain proper sanitary
conditions, amenities and conveniences.

(1) to preserve buildings and other objects of :

Architectural, Historic or! Atistic interest,

and places of natural interest or beauty.

{3) to do all such other things and acts as may
appear to the Board, necessary for purposes
of its functions under the edict.

The Board is also empowered under section 16 to
provide urban infrasturcture, services and facilities
in the form of construction and maintenance of roads,
culverts, sewvers, dams, watercourse, building and
other works. It is alsc within its powers to provide
public amenities, conveniences and transport services,
etc,

The edict, in section 17 declares every
designéted urban area in the '3ate as a Planning Area;
thereby prohibiting any form Lf physical development,
except in accordance with a scheme approved under

section 18 of the law and published in the Stafte gazette,
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or 3WBJect tTo"'4h” order made by the Governor pending
the publication and the taking effect of such
approved scheme. The Board can therefore issue
development permission tec any person applying in
writing subject to its conditions in conformity with
the Governor's order. - The section furiher provides

1
that the Boaﬁd can grant the permission with or

without conditions, refuse permission or to postpone

consideration of the application in the meantime,

.

within two months, otherwise the application could
be deemed refused.

Section 18 provides for the removal .of
unlawful structures either by the person who erected
the unlawful structure or by the Board on behalf
of the person concérned. Such a structure which
embodies any form of development is deemed unlawful
except wi&h an interim development permission or is
“in accordance with the provisions of an interim
development order or an approved planning scheme.
Whichever -is the case, the Board is required to
notify the person to remove the structure within
a specifffed period of time. Failure to comply, the
Board may itself remove such structure and recover
‘any cost to this effect from the person concerned

as a civil debt.
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Where an individual fails to comply with the
_requirements for the erectdon-of any structure or—==
devel?bment provided in section 17 and 1B, such a person
ahallrbe guilty of an offence and liable upon |
conviction to a fine of K200 or imprisonment for one
year or to both such fine and imprisonment according .

to the provisions of section 19 of the edict.

3.4.2 The Northern Nigeria Town and Country Planning
~Law Cap. 130 of 1963 - Main Provisions

The NNTCPL provides the legal framework for
the operations of planning authorities ig their guest
for the. physical development and planning cof urban
centren, )

The major guiding principle for the cperations
of planning authorities is framing and publiching
of an approved planning scheme.In section 3, the law
provides that a planning scheme may be made on any
land, with the intent of controlling the deQeIOpment
and use of land in an area, whether or not such land
is developed, with a view to secure proper sanitary
conditions and to preserve and protect existing
amenities. It is in view of the need to make a
planning scheme for (an area, that the law in section N

4 (1) empowers the *inister to appoint planning

authorities. And such authority is vested with the
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éowér to plan and implement any scheme under the

law by virtue of the provisions of section 4 (2).

In this respect, planning schemes were prepared for
the 12 designated urban areas contained in the edict.-
And also in compliance with section 4 (15 the plaﬁning
authority was established as provided in section 2{(1)
and t2§ of the edict, though by the GCovernor and not
the Minister as required by law, However, the -
authority plans and does not implement any scheme as
required by subsection 2.

The general powers of planning authorities are
contained in section 9 which states that the authority
shall carry out its activities subject to the
directives of the Minister, who may sometimes direct
the authority not to exercise certain specified
poWwers under the law and’ the authority shall—comply.
It is by virtue of this provision, that the Board's

1 . .power to implement planning schemes under section 4 (2)
;i tbf the law was transfered to the State M@nistry of
L~ ILands and ‘Survey. . |

Section 10 provides for the Qeclaration of a
planning area by the Governor upon the appointment of
a planning authority and based on the represenkation

:-,émada'by the appointed authority. In sub;ection 2, 1t

R al Rl e =

i. ‘is stated that such a declaration shall be published



' - 56 -

. .
-

in the government gazette and shall cease to have
effect if within three years from such date no
Epheme in respect of the planning 4rea has been
approved. Although schemes were pr&pared for the
.12 declared urban centres within two years of their
declaration in 1976, none of such schemes has been
the subject of any approval and the declaration did
hot seize go have any effect from 1978 up to 1987 when
the 12 urban centres were again declared urban along
with 17 other towns making the number of urban
centres in the State 29, Noﬁe of these urban centres
have any approved scheme although the Board is
making efforts to review those previously prepared.
The declaration and des%gnation of planning
area is necessary, inorder to prepare schemes for
v+ implementation by the appointed autﬁority. In this
respect, section 11 of the law provides for an
‘ut 'interim develppment order which states thaé once an
= s .declared and designated as a planning area and
area /published under section 10, no person
4 'shall carry out any form of develcopment in the area,
until a scheme is made and approved uﬁder section 18
for the area containing such land or building except
for any general order made by the Governor. Although,

the required declaraction has been complied with, there
L ey - . - ’ %

LS, - - ATE——

is yet to be any approved planning scheme in the State;
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nor has there been published any interim development
order in the State. Perhaps the only approved
schemes are the approved layouts in the State, of
which many planners do not consider them as schemes
refered to in the law, where the reference is thought
to be for Master Plans only.

It is only in the event of an order made
by the Covernor (in the absence of approved schemes)
subsection 2 provides that the authoritiy may grant
permigsion to any person applying in writing subject
to its conditions. While subsection 3 provides that
the suthority could grant permission with or without
conditions, refuse permiss_on or postpone consideration
of the application. But where this is net granted
within two months, the application is to be deemed
refused. Eventhough no order has been published by
the Governor, the Board has been operating in line
with the above provisions. However, the two months
time for refusal has never been enforced,

Subsection 4 provides for an appeal to be
made to the Minister by an aggrieved person against
any decision made by the authority under subsection 3
within 28 days from the day the authority made the
decision. To this effect, there has never been any
case of appeal to the Minister, rather what obtains is
a re-submission of the app.ication with amendments

or in some cases a petition to the Governor.
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Subsection 5 paragraph ta) provides a
penalty of £20 fine égainst any person convicted for
erection of an illegal structure not under the
provisions of a scheme and without any permission.
The person shall also reinstate the land to its
prior condition, and failure to do so, paragraph 'b!
empowers the authority to have such work performed
and recover the cost incurred from the person.

Nobody has ever been convicted and penalised for
erecting an ill2gal structure; nor do people who erect
illegal structures ever reinstate it to its previous
condition., Rather, what obtains, is that the Board
clears such structures, without recovering the cost

incurred from any person.

Section 12 of the law provides that upon the
declaration of a planning area, the authority shall
either frame a scheme for such area or any part
thereof or adopt with or without modification any
scheme proposed by any or all of the owners of the
land within the area. In this respect, the Board has
prepared schemes for the earlier declared urban
centres, and also has been preparing layouts. But not
subject tc any proposal by ‘owners of land' by wvirtue
of the provisions of the landuse decreee (section 1)
which vests the control of all land in the State in

the Governor of the State.
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Section 13 provides for the making of a
scheme with respect to any land, in any township,
native town, villaze settlement or rural area,
whether there are or are not buildings thereon, with
the general object of controlling the éevglopment and
use of land comprised in the area to which the scheme
applies, The schemes prepared, though unapproved, have
been used as a guide in controlling the development.
and use of land comprised in the area they apply.

The procedure for the preparation and publication
of notice to a scheme by the planning authority is
provided for in section 16, It requires the authority
to notify the public the boundaries of the area
comprised in the scheme, the place or places where
a copy may be deposited for inspection at reasonable
hours for a period of 14 days, and publication in two

~issues 'of the government gazette. Although this gives

;ra forum-for public awareness and even public participation
in trin:athe affaigﬁ of the Board, unfortunately,. 1@ has
ne.-rnever been complied wibﬂ by the Board.

Sectlion 17 provides for the submissicn of a

1_‘ -~8scheme to the Minister, within three months of the
-~ consideration of all objections an; modifications.
Sucn Such scheme shall contain an estimate of persons to

v Bl e P el >

be affected, schedule of objections and the objectors



and the suggested solutions. Also along with reasons
for any modification and the proposed policy for

the people affected. This section has never been
complied with, since none of the schemes prepared

has ever been the subject of submission to the
Minister. However, the Board partially complies
with this section in relation to submission of
layouts for approval which more often than not is
proposed on undeveloped lands.

Section 18 of the law provides that the
Minister may approve or reject a scheme submitted to
him by making an order with or without modifications.
The decision which is conclusive shall be published
in the GCazette. While section 19 states that a scheme
shall not be effective until approved. While no
scheme has ever been the subject of approval or
rejection, not to talk of any publication, the Board
often uses the unapproved schemes to gulde its
activities.

While section 21 provide that, if within six
months, no notice of approval or rejection is made,
the scheme shall be deemed rejected. Section 22
provide that wltcn a scheme is approved, a copy shall
be deposited for inspection within a planning area
office, And section 23 provides for the abandonment

cf a scheme or its part if approved by the Covernor,



- 62

-hall be published and all rights that hitherto
ceased to have effect wiih the previous owner,
shall revest in all respects to the said owner.
All these vital s}ctions have never been of any
significance to the Board's activities.

Sections 24 to 26 gave the authorfty powers as
to matters not finally dealt with by the scheme,
such as supplementary orders, general development
orders and power to permit building pending the
coming into operation of a general davelopment order.
These sections and especially section 26 enables the
Authority to carry out its activities in areas under
its Jjurisdiction.

Section 27 and 29 contain provisions for
the execution of approved schemes and power to
enforce and carry into effect schemes. ‘These sections
are very important in control of developmeht, because
the Mthority is empowered to take any action on the
contravention of any provision of the scheme and also
to prohibit any use in that respect and the power to
remove, pull down or alter, so as to bring into
) conformity with the provisions of the scheme, any
building or other work which does not conform to
those provisions. However, the sections would have

been more™~useful 'if the schemes prepared were approved.
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While section 30 gives power of entry and
inspection of any land to which a scheme relates,
sections 31 and 32 further gives protection to the
officer by the provision of penalties in the form of ~
fine or imprisonment against any person who obstructs or
interferes with an officer on duty as well as any h
person who contravenes a scheme, Although these
sections provide the required protection in carrying N
out development control activities, no person has
ever been penalised for obstructing officers of the
Board on duty, eventhough such obstructions are
common sometimes, scarring éway officers despite
police protection.

Sections 39 to 44 contain the methods of
settling compensation and betterment. These sections
are very‘vital to the smooth implementation.af the
Board's activities or schemes and revenue generation
respectively. However, while the Board has heen
compensating people affected by its projects,
especially roads, the B;;rd has never coilected any
amount from persons whose property were increased
in value as a result of coming into-effect of any

scheme, project or whatever.

3.4.3 The Main Provisions of the Landuse Decree

L 5L S . QT

-
The Decree in section 1 vested all land in the

Qtabas 49 P At ~anas af =t o« T L wuith S.‘g(f"‘:r'\r'_ 2
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5pecfficélly vesting thercoqtrolléndImahagément
of urban land in the(]overndr and all other lénd
in the Local Government. This implies that, if the
government is willing] the planning authority can
easily prepare and implement planning schemes as well
as ensure Lhat developers comply with the provisions
of the scheme. However, while the Board prepares

the schemes, the powers of implmenting the schemes. and
the Landuse Decree itself have in practice been
delegated to the State Ministry of Lands and Survey.
The effect of this delegation of powers to the
government department other than the Board, has been
to increase the reliance of the latter on the former
in the execution of planning projects (especially
%ayouts} and land‘acquisition and settlement of
compensation in relation to resetilement schemes s

' |i
;nitiated by the Board.

: The Decree provides in section 2 for the
1

:f-éstablishment of two administrative bodies to advise

.-¢n the contrel and management of tand i.e the Land Use

and Allocation Committee and the Land Allocation

- Advisory Committee, There was however, no obligation

for town planners (unlike land officers or cestate

- valuers and a legal practioner) :to bé included in

these committa®¥- which are charged with the responsibility

of advising governments on the con*rol and managem-at

-
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of land, an area which is very significant to

planning. Although, in practice the Chief Town Planning
Officer of the Board is a member of the Land Use and
Allocation Committee, the provision is in conflict

with section 35 of the NNTCPL which vests

acquisgition of land for schemes in the Board.

Section 3 provides for the designation of urban
areas, which confers power on the Governor to control
and manage land and its use in all urban areas of the
State, This forms the basis for the Boards area of
jurisdiction in conformity with the provisions of
section 10 of the NNTCPL which requires an appointed
Planning Authority in planning an area to make
representation to the Governor on the need for a
scheme for the area, and such area shall be declared
urban by the Governor, before the Authority could plan
and control development in such area.

The Decree also provided in sections &5, 6, 28
and 29 for two forms of title to land, namely a
statutory right and a customary right of occupancy;
the revocation of rights of occupancy to land for
overriding public interest (i.e land required by
governments) and the payment of comperisation for
rights revoked, but only for the unexhausted
improvements on land., These sections are very vital
to the operations of planring authorities because
land can be acquired for the preparation of planning

schemes.
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Section 43 of the Dezree provides for the
prohibition of and penalties for unauthorised use
of land in urban areas. The section states that
no person shall carry any form of development in an
urban area except he possesses a right of occupancy,
with permission of the Governor or in respect of land
vested in the person before the commencement of the
Decree. This section provides the means for an

effective development control mechanism.

3.4.4 The Main Provisions of the State Building
Regulations

Section 84 (1) of the NNTCPL empowers every
State Government to evolve their own regulations.
While subsection 2 states that upon the publication
of the regulation which may either be general or
specific or in reference to one or more schemes,
shall have the same force and effect as if they
constitute part of the law. The Board has been
using the 1940 building regulations, until recently
when the Covernment in compliance with section 29 of
the enabling edict and section 84 (1) of the NNTCPL
made the Kano State Building Regulations of 1988,
Generally, the regulations gives puidlines toc be used
in regulating all kinds of develcopments so as to
comply with approved standa~ds. It is th%éfcre, very
important in the day to day activities of the Board

especially as it relates to Development control,
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The major provisions relate to the procedures

Residential, Commerciél, Institutional, Indystrial

for Application for Building Plah approval ]3 regards
Developments and their setbacks, It also provides
for otﬁ;r features, such as ventilation and lighting,
sanitary and drainage, minimum standards of building
materialf, etc. In addition there are other provisions
contained in six schedules. Schedule 1 provides for
fees chargegble for building plan applications and
contraventions. While schedule II provides for the
minimum floor area of rooms allowances; Schedule III
provides standards for parking spaces for vehicular
movement in respect of commercial developments,
Schedule IV contains guidelines on_seffback from
-—centre line of an abutting road, in respect of petrol
stations, and schedule V gives space standards in
,_respect_of private health buildings, and private
educational buildingsj Finally, sched;le VI provides
for ventilation and lighting requiremehts for office,
rooms, etc.

The building regulations contain some important

features which include the following:-

Ll N T W L " - - e ——



(i)

{11)

(iii)

(iv)

{v)
(vi)

(vii)

(viii)

(ix)

(x)

(xi)
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Ventilation ~ the placing of windows on

opposite sides or a window in a place directly
opposite a door.

Plot coverage = 1/3 of the plot area for
residential and 2/3 for non residential.

Spacing and building blocks = not less than

3 metres between one building and another on the
same blockj and 4.5 metres between a twec or more
storeyed building and any other building.
Prohibition of construction on or after the
building line.

Standard of staircases - not less than 1 metre.
Minimum size and height of rooms for human
habitation = minimum area of 12 square metres
and a minimum height of 2.85 metres.

Application for building plans, specifying

the use of rooms in the plans.

Plans and description of building including
drainage, sanitary fittings and details of
materials.

Expiration of building approval after a period
of 18 months.

Building setback should not be less than 1 metre
from the building line.

Inspection of buildings during and after

construction before 2ccupation.



(xii) Maximum height of hedges, fence or wall
around plots shall be 2 metres;

(xiiij Provision for the use of building.materials
as may be approved by fthe Board, including
some traditional aspects such as use of pit

latrines and enclosed courtyard.

3.50 HIGHLIGHTS ON SOKOTO URBAN DEVELOPMENT
AUTHORITY (SUDA)

In Sokoto State, a similér Planning Authority
Was establisked by an Edict in 1876 as the Town
Planning futhority for a planning area of 16
kilonetres radiﬁs from the centre of Sokoto town;
The Authority, known as the Sokete Urban Development

Authority (SUDA) was charged with two duties:

(ii to administer; execute and eﬁforce the
provisions of the Edict within_its area_of
jurisdiction; | )

(ii) to enccurage and undertake the development
of Sokoto by the provision of public services
and public amenities énd by the promotion of
commercial and indﬁstrial projocts;

The functicons ¢f SUDA are similar to those
Iof KSUDB and KASUPDA, in that, all implement the
provisions of the Neorthern Nigeria Town and Country

Planring Law. SUDA was vested with many powers,

including those: | |

»
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(1)

S (i)

(iii)

(iv)

(v)

(vi)

(vii)

(viii)

(ix)

= T0 =
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. to control and manage the assets vested in

the Authority (including Sokoto Central Market);
to construct and mainhaiL infrastructures
(sewers, drains, bridges, etc);

to operate, or participate in the operation of
public transport services (school bus, public
bus);

to enter into contracts necessary for the
performance of its functions;

to promote the estab;ishment or expansion of
companies providing public services or
amenities;

to borrow money for its functions;

to lend money, technical, advisory- or
managerial asaistadce to individuals or

bodies for expanding or ;mproving commercial or
industrial undertakings{

td establish or operate any commercial or
industrial undertakings; and

to acquire, purchase, lease, mortgage, hold
construct, manufacture or maintain any property

-required for its functions.

Decision making in SUDA follows a hierarchical

T pattern., Tt is heédﬁﬂ“ﬁy a Chairman of " Board of

Directoprs consisting of nine members, all of whom are
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appointed by the State Governor., The day-to-day
functioning of the Authority is however the
responsibility of the General Manager, who is the

Chief executive of the Authority and is accountable

to the Board for the implementation of the Board's
decisions. Below the General Manager are the

Secretary to the Authority who heads the administrative
department, and the heads or chief offlicers of the
departments c¢f Town Planning, Engineering, Parks and
Gardens, Transport Services, Finance and Accounts and
Public Health. Indeed SUDA is more pre-occupied with
collection of refuse done by the Public Health
Department than any aspect of planning; eventhough,

it is also responsible for road construction and street

lighting.

3.5.1 Staff Strength and Working Equipments

(a) Staff Strength:

Table 3.8: STAFF STRENGTH OF SUDA

PROFESSION NUMBER OF SUB=-

PROFESSIONALS ] PROFESSIONALS| TOTAL
Town Planning 2 5 T
Engineering T 5 12
Quantity
Surveuring 1 0 1
Health - 20 20

Source: SUDA Sokoto.
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(b} Working Equipmeﬁts.”

Table 23,9: NUMBER OF WORKING EQUIPMEMNTS OF 3SUDA.

TYPE TOTAL NUMBER

NUMBER FUNCTIONAL

Bull-Dozers 3 ) o

Grader _ 3 _ 2

Escavator _ 1 -1

Street Sweeper . 1 1

Pale Loader - 1 3 3

Tippers 15 15

Water Tankers 2 o : 2

Street Light Crane N 1 1

Source: SUDA Sokotol ' . »

— . Lo SR

3.5.2 Main Sources of SUDA's Finance -

(i)  Loans or grants from the State Government.

{(ii)- ~ Loans from any Authority or Internétional
Institutions:

(iii) Money earned in prespect of servicos or
investments provided by the Authority;

{iv}. Rates on persons or .properties, "“f*““';ﬂ‘

- Ty e L] - L s B e
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3.5.3 Problems Facing Suba !
(i} Léck of cooperation ffom other Federal, Stéte

and Local Government agencies. Io°
(ii) Lack of professional and technical personnel; and
(1ii) Lack of autonomy from the State Ministry of

Housing and Environment.

Alth0ugh SUDA has attained_the lcecvel reached by
KSUDB interms of staff strength and working equipments
and the fact that its area of:jurisdiction is narrow,
confined to Sokoto City alone, it has similar sources
of finance and similar problems in addition %o

similarity in administrative composition.
¢..

3.60 HIGHLEIGHTS ON KADUNA STATE URBAN PLANNING AND
DEVELOPMENT AUTHORLITY (KASUPDA}

.

In_Kaduna State, a similag Planﬁing Authority !
was also established by Edict Nof 10 of 1965, known ast
the Kaduna_ State Uﬁban Planning and De@elopment Authority
(KASUPDA), which prieceeded the fdrmer Kaduna Capital
Déveloﬁmentlﬁoard ﬁhich was restfictedlto the Planning
of Kaduna MetrOpolis; its function is alse to
igplement the provisions ¢f the Northern Nigeria Town
and Country Plénning Law Cap; 130 of 1963, 1Its érea

of jurisdiction is restricted to the 7 ;designéted

L ) .

urbén-éentréé‘ﬁftﬁfn“&“?ﬁafus of 10 kllometres. But

Kaduna Metrepolis and Zaria have radius ~f 40km each
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and Kafanchan 20kme Apart from the headquarte?s aE
Kaduna, there are three Zonal Offices, atIZaria,
Kafanchan and Kaduna Metropolis. Each zone is-

headed by a zonal mai%er who is notj necessarily

a Town Planner, but is a level 13 officer. Other
officers work under him, namely the Zonal Town Planner
who is normally a Senior Town Planning COfficer.

There are also Area offices in each Urban Centre

manned by a sub-professional Town Planning Officer.

The Board as a whole is also headed by a
Board of Directors with a Chairman and ten other
members on part time basis. It also consist of other
Government workers who cater for the interest of
their respective organizations as follows: Director
General, Lands, represented.by éurveyor General;
Director General, Trade, represented, by Chief
Industrial Officer; General Manager oOf KASUPDA,
Director General, Works, represented by the Chief

§
Civil Engineer, Architects, Planners, Bankers as

- executives in government,

It also comprises of Board Committees each
of which consist of one or two Board members to

carry out some functions. One such committee is the

fflanning Committee chéired by a-Planner and Engineer.

L

‘AlsT"With repreéen;atives-S?che Planning Department,
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Afchitecture Department, representative of NITP, Kaduna
Chambers of Commerce and Industry} representative of
Medical Association, etc.
The General Manager is the Chief Executive of '
. the Board and also a member of the Board of Directors;
. There are six departments, namely: Planning,
Architecture, Engineering, Surveying, Administration
and Accounting, each headed by a Chief. The Zonal -
Offices are well established with offices and
residential accommodation built by the Authority.
There is also a Zonal Planning Committee consisting of
a Chairman, who is the Zonal Manager, while the Zonal
Town Planning Officer is the Secretary;- Other members
include head of Works of the Local Govarnuents that
constitute the Zone, a.DivisioﬁfEngincer, who 1is
a government worker, a community leader each from
the Local Governments of the Zone. They are
responsible for all plénning matters of the Zone and
also propose projects to be undertaken by Lhe Board
in addition to attending to day-to- day pfogiéms.
KASUPDA has better administrative arrangements
than KSUDB which has no Zonal Planning Committee while
KASUPDA has, which cﬁn even employ and discipﬁg staff;
And while KASUPDA has well established Zonal Offices

C o e e

with enongh resident OfflCEPS and even Area Offlces,
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the KSUDB is yet to make much impact beyond

Kano Metropolis. However, both Authorities have
simJlarities in all other aspects, such ﬁa the
rasériction of their operations to the designated

Urban Centres of their respective States.
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CHAPTER FOUR

4;60 ACTIVITIES OF KANO STATE URBAN DEVELOPMENT
BOARD {(KSUDR)

In accordance with the provisions of the two
principal laws that established and guide its day-to-day
activitieé and c¢ontain its functions, i;e the 1976
enabling edict and the Northern Nigeriaz Town and
Country Planning Law Cap. 130, 1963, the Kano State
Urben Development Board is expected to accomplish

the following tasks:

(1) Initiation and precaration of Planning Schemes.
(2) Control of Development,
{3) Execution of Miscelleneous Projects.

Thus the Board aims at planning and controlling
the Development of the State's Designated Urban
Centres by complying with approved planning standards
towards an organized physical growth and development
of the areas. In this respect the DBeoard also provides
urban infrastructures, services and facilities within
the available resources; The Board's activities could

be elaboratec¢ upon simultaneously.

4,10 INITATION AND PREPARATION OF PLAMNING SCHEMES

Sections 12 to 23 of the Northern Nigeria Town
and Country Planning Law and section 15 (3) a, g , i,

of the enabling edict empowered the Board to initiate

v A
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and prepare planning schemes to guide the development
of Urban Centres in an organized manner; The sections
also contain guidelines as to the methods for the
preparation, publication, approval or rejection «and
implementation of all schemes.

However, it is not clear what the law specifically
refers to as schemes. But generally, schemes are
thought to be Master Plans or Layout Plans by
Planners. While some planners consider schemes.to
mean Master Plans only, others consider both Master Plans

and Layouts, with the latter being an offshoot of the

former.

4,1.1 Master Plans

These are long term plans which provide
broad policy framework for planning implementation
wiﬁh a view to achieve an efficient physical
environment., The Board inherited a Twenty Year
Development Plan that was prepared by Professor
B.A.W. Trevallion.{p 1963 to pguide the social and
economic developme&t of Kano u% to the year 1883,
However, the plan was neither. used by the former
Greater Kano Planning Authority, nor by the present
....Kano State Urban Development Board, whicﬁ rejected
ik in 1979, in view of the fact that, the plan has
- Bl B T S - Cdabaydts
been overtaken by events and some of its provisions

are unrealisti-



To this effect, the Board itself initiated
and prepared é Master Plén'to guide and control
the development of Kano Metropolis from 1980 to the
Year 2000. Also twelve other Master Plans were
prepared by various Planning Conzultantz (for the
then twelve Urban Centres) in consultation with the
ITown Planning section of the Board.

However, the procedure provided by the NNTCPL
as regards the preparation of the Master Plans were
not complied with. None of the Master Plans has
ever been displayed for public scrutiny and comments,
nor were their publications ever been notified in
the State GaZette; As such none of the Master Plans
has ever been submitted for approval. Indeed the
Master Plans have already outlived {heir significance
in view of the glaring differences bectween their
proposals and the existing landuse., For example,
the Metropolitan Kano 2000 A.D. Master Plan, which was
prepared by the Board as recent as 1687, did not take
cornizance of the existing landuzses of the letropelis.
From the on set therefore, the master plan represents a
mere expression of an értistic work that éannot achieve

the puhpose fer which it was made.
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Perhaps the major similaiglty between the
proposals of the Master Plan and the existing
Metropolitan Kano Landuse is in the area of
industrial and znstitutional developments (see |
Figs. 4.1, ?.2). The hexagonal concept of residential
development with the centre to be occupied by
residential green schools, sports and other uses
seem to be unrgalistic with traditional set up of
Kano Metropolitan area. Indeed the existing landuse
seem to be more realistic in view of its provisions

vig-a-vis the approved standards ([see Table 4.1).

Table 4.1: THE PROVISIONS OF EXISTING KANO METROPOLITAN
LANDU GA T APPROVED STANDARDS (F1G 42)

LANDUSE AREA COVERAGE % APPROVED
SQ. KM IN HA = STANDARDS
_ IN PERCENTAGE o
Residential 140 14,4000 41.3 55% (50-60%)
Commercial 12 1,200 3.5 4=5%
Industrial 15.5 1,550 4.6 6=8%
Institutional 63 6,300 18.6 20%
Agricultural |
(Farmlands) 108 10,800 32.0 10-12%
TOTAL 338.8 33,850 100

source: Compiled from fig 42
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The Board wutilizes the provisions of the
unapproﬁed Master Plans and existing developments
in|areas to guide development proposals in the
Urﬁan Centres, where it sees ié realistic to do
so, This is especially in site selection for
government projects, industrial and commercial
establishments, resulting in the commendable

situation outlined in the table above.

&, 1:2 Layouts

Are short term physical plans designed to
achieve a specific purpose over an area. It could
contain provisions for other related uses, e.g

residential layout, incorporating provisions for

~ schools, open spaces, places of worship, etc(Figs & 45)

: The design and pro@ision of layouts forms
another primary activity of the Board, where new
layout designs for land development schemes are
contineously prepared and old ones revis%g,
whenever the need arises. In few instances, the
Board accepts cutside designs for necessary
sanctions and approval. The layouts are for all
uses; residential, commercial, industrial,
institutional, etc, and of various densilies: low,
medium and H&gh'densif§ residential and commercial

laynuts; orototynas nf modern bneinece araa~ nnd hish



Ll UL L

- 84 -

density traditional’, central and neighbourpood'
markets, and fuli scale modern industrial
estates (See Fig, 4.6 and Table 4.2)

- The process of designing and provision of
layout, its approval and implementation involves

some functional relationships betweeﬁ the Board

and some government departments, The decision

Ep prepare-a layout, may be at the instance of the
Governor, through the commissioner of Lands and

Survgy; or on the request of thz commissioner

himself through the Director General (since more

often than not, the Governor is also the commissioner).
Also, Local Governments may require the Board either
to prepare a layout plan for their urban centres

or may submit plans drawn by their surveyors to the
Board for corrgctions and approval(p;s 43)

Where the decisign to preparéia layout is
i

made by the Governor or&Commissioner'of Lands

and Survey, i€ is usually communica?ed.to the
Managing Director of the BRoard throhgh the Director
General. The survey section of the Lands and

Shrvey department conducts survey briefs, which

are then sent to the Board in order to preapre

the plans. The Board's Surveyors, scrutinize the
br{®TE inorder to make Ea??bctioﬁs'where nécessary.

When the plans are ready, the Board sends them to



the Governor's Office Lhrough the Director General
for approval (see Fig. 4;3).

Whﬂn a plan is finally approved, it is then
sent to the Town Planning section of the Lands énd
Survey Division, Governor's Office for implementation.
Usually, the provisions of the plans are violated
by the Town Planning Sectioﬁ; in the course of
implementation-uhile the Beard is merely informed
of the viclation, long after it's done by sending
a copy of the modified plan to the Board for record
rurpceses. This manifest an ignorance of Lhe
provisions of the law, and a total disregard of
_its contents by the Town Planning éection,'
simply because, the power to implement the plans are
- delegated to them by the Governor. In most of
such cases, provisions for open spaces, schools,
places of worship, etc are often subdivided into
residential plots. This accounts for the non-
conformity between the provisions of layout plans
and existing situations, (see Figs. 4.4, 4.5);

This implies conflict and non-coovdination between
two related government departments that are
supposed Yo work together; Indeed the whole
process is é viclation of the provisions of the
enabling edict that established the Loard

(section 15 (15. and the provisions of the NNTCPL
(sections 27 to 32), both of which empowered the

Board to implement its plans.



Deciaion to Plan

by the Covernor

or Commissioner

of Lands and Survey

4

Director General Lands lfanaging Director Local Government

and Survey Divisicn Yanc Slate Urban Councils

Governor's QOffice Development Board

Town Planning section Survey section of Town Planning Survey Depart-

of Lands and Survey Lands and Survey Department of ment of Local
the Board Governments

Plans Implemntation Survey Briefs Design and Preparation’ or
Provision of Implementation
Layouts of Plans

Fig. 4.3: The Process of Layout Plan preparation, Approval and Implementation.

Adopted from Hassan, A. (1986),
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Where a local government requires the Board
to prepare a layout plan plots are subdivided, while
open spaces |are converted into residential use, in the
process of implementation. It is also common to
extend layout boundary, with a view to create more
plots, contrary to the provisions of the landuse decree
of 1978 which vests the control of land in a State
(especially urban land), in the Governor (sections 1,
e (1)),

Despite this predicament, the Board has designed
and produced over 300 layouts ﬁhroughout the State, of
which about 80% are in Kanc Metropolis. More than 50%
of the layouts were already implemented and about 40%
are awaiting - implementation. While the remaining 10%

-

were invalidated, either because they are incorporated

into new layouts or due to some developments overtaking

the provisions before approval (see Fig. 4.6).

4.1.3, Residential Layouts

This covers about 80% of all prepared layoﬁls of
which about 60% are of the high density type. The Board
provided over 60,000 plots in Kano.Metropolis and about
12,000 others spread over in some other Urban Centres
namely: Hadejia, Qume}, Kazaure, Ringim, Birnin Kudu,
Gwarzo, Rano and Bichi. .While.the Board is responsible

for the planning and designing of the layouts, allocation
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Yand administration vests with the Lands and Survey
Department. The tendency has been to produce

more hipgh density residential layouts in view of the

nee d to meet public demand and the fact that many are
initially resettlement layouts for persons affected by
government projects especially in Kano. An example is
the resettlement of people affected by the Cidan=-Shettima

to Goron-Dutse road project at Hausawa.

Table 4.2: CATEGORIES OF RESIDENTIAL LAYOUTS SHOWING
THE PREDOMIN

AN THE GREATER CONCENTRATION 1IN KANO,

AREA LOW MEDIUM HIGH HIXED
DENSITY| DENSITY{ DENSITY{ DENSITY| TOTAL

Kano

Metropolis 11 28 127 27 193
Other Urban

Centres 16 6 19 10 51
Source: U.D.B., Kano.

4,1.4 Commercial Layouts

This category covers more than 15% of the
prepared lay»uts providing about 50 layouts that comprise
of more than 5C0 low to medium density Commercial plots
60,000 market stalls; of which more than 70% are in Kano
Metropol_s, examples include city centre, New Kano
Market and the Sabon gari Markzt. The rest were undertaken

in the other urban centres of the ate including



Cwarzo and Gezawa markets among others. The layouts
range rom the modern type business centrec and central
traditional markets, to local neighbourhood convenience

shopping areas (see Figure 4.7).

4,1.5%5 Industrial Layouts

It is only normal to expect that industrial
layouts are fewer than either residential or commercial
ones., The industrial layouts comprise of less than 5%
of the leyouts prepared, 1In about 12 layouts, little
less than 4500 industrial plots were provided of which
there are 4 large industrial areas in Kano Metropolis
with about 500 plots i.e Sharada Phases I, II, III,
Chalawa and Bompai areas. Outher layouts are for medium
and light small scale industries, also majority in Kano
Metropolis and the rest in the other Urban Centres (see
Plate 1).

All layout designs are made in conf@rmity with
the desired objectives of sustaining the economic
growth and development of the designated Urban Centres
of the State. In this regard, consideration is given to
accessibility, smooth traffic flow, provision of public

facilities, environmental sanitation and aesthetics.
Recently, as much as practicable, residential layouts
are particularly designed, taking into consideration
the need to discourage the differentiation of the
society into sharp classes, hence the incidence of

mixed density type of residential layouts.
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4,1.6 Formalization Exercise

The Board, recently initiated and embarked upon
formalization exercise of all compactly developed
settlements, that have hitherto been considered illepal.
The exercise was an attempt to forestall the spread of
unplanned urban growth, especially in the recsidential
sector which has been more notorious in Kano Metropolis.

The process entails the identification of the
areal extent o such compact developments all over the
metropolis, Th=2 areas are surveyed in detail and
plotted on sultable cadastral scale. This information
is used as a tase, on to which a proposal is imposed,
principally including such irfrastructures as major
movement arteries and other utilities and facilities.
Structures that fall along the road are marked for
demolition. While the incidental undeveloped open
spaces within such areas are proposed for such public
uses as schools; clinics, play grounds, ctc.

A layout is then prepared to surround the
existing development, so as to contain any further
illegal cevelopment. The exercise is envisaped as the
most potent strategy to ensure future planned growth of
the areas.

Since tlhe structures are a reality, the role
of the foard is to precisely formalize them and incorporate

them into possible future planning schemes. Illouse owners
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are then informed to pursue legitimising their right
over the land from their Local Government Council up
to obtaining a Certificate of Occupancy before they
could be allowed to make any further improvement on
their buildings, whether under construction or already
completed,

The Board charges fees ranging from H500 to
¥1000 on each house, for which the owner is willing
to have 1t formalized depending on the economic
status of the area of location and the type of
material used in construction, The fees are charged
by the Board with a view to recover the amount spent
in the administration of the exercise and for the
provision of basic infrastructure.

Several locations were identified in Kano
Metropolis and many were already surveyed and plotted
in detail. These include: Gadon Kaya, Kofar Waika,
Kofar Ruwa, Kofar Kabuga in Zone I, Otheprs include

Giginyu, Tarauni, Badawa, Unguwa-Uku, pDawekin Dakata,
Rimin-kebe and Tudun Murtala in Zone 11. In Zone II1I
the areas involved are Bachirawa, Riyiyar Zaki,
Gobirawa, Rijiyar Lemo. While in' dne IV are porayi-
Karama, Steka, Mai Kalwa, Naibawa and Unguwar Gano
({see Fig. 4.8). All these settlements although illegal
have pipe~borne water and electricity supplied by the
State Water Kesources and Engineering Construction
Agency (WRECA) and NEPA respectively. Envisaged
residential units in these areas number well over

100,000 and contain over 300,000 people.
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The exercise took up initially, but was later
suspended because the Board did not contact Lands
and Survey which is the agency responsible for allocating
laid out plots, that were to contain further spread
of the illegal structures. Moreover, the exercise
was subjected to abuse by some corrupt officers of the
Board.

The exercise was suspended even though the
Board nas committed itself to the exercise by
accepting formalization fees from some of the affected
people and has even started implementing its own
part of the exercise i.e giving identification number
to the structures and the narking of areas that fall
along the proposed roads, for demolition (see Fig. 4.9).

However, the State Government has recently
aproved the continuaticen of the exercise, having
realized the sipgnificance of the exercise in checking
the further spread of illegal and haphazard developments
and the fact that demolishing of well over 100,000
residential units will be unrealistic.

Indeed the formalization exercise, though good
in its intent and purpose, is a manifestation of a
fundamental shortcoming in the entire planning process,
where the Board is only left to undertule curative
rather than forward planning. Although the settlements
were hitherto old village settlements, that experienced
tremenaous growth due to th2 influence of Kano, the

Board could not plan for such areas, that suddenly
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came into its area of jurisdiction, which was

expanded from 16 to 24 kilometres radius from the
centre of the Metropolis. However, the Board will

have to find a way of avoiding the re-occurence of

such cases in future. The Local CGovernments or the
Land and Survey Division of the Governor's Office will
have to check developments in the peripheries of

Urban Centres. Infact the whole process also manifests
the lack of a comprehensivie regional plan in the
State, which would have form the basis for an

effective statewide planning and development control.

4,20 CONTROL OF DEVELOPMENT

Sections 11, 26 and 29 of the NNTCPL provided
for the prohibition of any kind of development in a
planning area until a planning scheme is framed and
approved, however the Board can permit the development
pending the coming into operation of a pgeneral
development order. The grant of permission could
however, be issued with or without condition. And
the Authority may at any time remove or clear any
structure that is not in conformity with the provisions
of a scheme or is erected without permission.

Also sections 15 (3) b, 17 (2) (3), 18 (1) (2)
and 19 of taie enabling edict empowers the Board to
cont~ol the development and use of land in an urban
area; and to prohibit any «<ind of development until a

scﬁge is framed and approved under section 18 of NNTCPL.
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However, the Board may grant permission subject
to a general development order. And where any
development did not sébisfy any of the conditions
above, the Board may require the person to remove -
the structure or remove it on his behalf and at his
cost, failure to pay, such person shall be made to pay
a fine upon conviction.

From its inception to date, the Board adopted
measures with the aim of planning and controlling
the development of urban areas, especially Kano
Metropolis, so as to bring developments in conformity
with approved planning standa;ds. To this effect,
the measures undertaken include permission to develop
land according to proposals of schemes and approved
building regulations and mass demolition of structures
that were erected without the permission of the Board

. — =

.or where the developments encroach on public land.

4.2.1 Planning Permission -

The Board gives pegpission depgnding on whether
EhE Lasd %6 BE daveloped 35 Gn N EOTSNERSHE LAFUS
or not. Where the land is not located in a povernment
layout, the applicant must acguire a certificate of
aoccupancy to justify his ownership of the land.
The application is therefore tied to the ‘acquisition

-l L e

of certificate of occupancy and thus comes through
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the Land and Survey Division of tﬂc Military
Governor's 0ffice. Although the Board is yet to get
an approved‘Mast r Plan, it ensures that the proposed
developmenpfin gonformity with the provisions of
the plans or with the existing developments in the area.
If the Board is satisfied with the proposal, it
recommends the application; with conditions, prominent
among which is t0 acquire the Board's building plan
approval before the commencement of development. When
the application does not conform with the provisions
of the Master Plan or the existing development in
the area, then the application is not recommended.
However, the reasons for the non-recommendation are
communicated to the applicant through Lands and Survey.

In this regpect, the Board has treated over
6,000 applications out of which over 4,000uere

recommended from 1977 to 1987.
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Table 4,3: APPLICATION3 FOR PLANNING PERMISSION
OVER THE YEARS (1977-1987)

YEAR | NUMBER OF RECOMMENDED I'OT RECOMMENDED
APPLICATION
1977 150 1+1 89
1978 172 100 72
1979 189 125 ' 64
1980 215 199 16
1981 300 235 65
1982 501 250 _ 251
1983 600 400 200
1984 700 434 266
1985 800 700 100
1986 505 709 196
1987 1800 911 889
TOTAL 6832 4174 2158
Jo . Source: Planning Permission Register U.D.B. Kano.

-

'Although the PBoard's approval of about
273 of the applications is quite an appreciable
figure, the total number of applicationn which
--comprise of all catepories of landuses is insignificant,
considering the size.and.population of the designated. ...

Urban Centres of the State. However, the reasons



- 104 =

attached to this, is the time taken to acquire
planning permission which is tied to the acquisition
of a certificate of occupancy or acquiring a
government laid-out plot, which are both unnecessarily
cumbersome and involve a lot of time delays (see
figure 4.10). This reduces potentiality of applications.
The Board charges N500 for commercial, N100
for residential and NGO for Agricultural uses as
administrative charges, thereby forming a part of the
Board's internal sources of revenue.
Where the land is located on a government layout,
which is normally prepzred by the Board, the applicant
will only apply for building plan approval before the

commencement of development.

4.2.2 Process of Building Plan Approval

The process is handled by the Architecture
department of the Board, where an applicant files
his application with the building plans for
assessment. The application and the plan are sent to
the charting office for charting and a file number
is given. These are sent to the records office, where
the appliczant is required to submit his original
certificate of occupancy and a photeccopy, 3 copies of
the building plans and pays the required fees ranging
from N200 per block for low density residential use;
N100 for medium and N50 for high density. After the
payment, a file is then copened and sent to the Chiefl

Architect inorder to scrutinize the ownership
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documents, The Architects then request for plot
cleardnce from the Development cohtroi uhit of the
Town Planning Department. If.the site is confirmed
vacant by inspectors,  ,the Architect concerned is
informed, who then 3chtinzes the drawings so as
to ascertain their conformity with the building
regulations. If the confarmity 1s ascertained, the
Architect recommends for approval. However, where the
documents or plans are not in conformity with the
standards, the application is rejected. Usually the
reasons for rejection are communicated to the applicant,
who may make the necessary amendments and then return
the corrected drawings to the record office., It is

necessary to depo%} a copy of approved plan on site.

This process of obtaining building plan approval
is essentially. cugbersome and also involves time delays
to developers (see figure 4.11). The Board ﬁreated
éver 14000 applications from 1877 to 1987, out of which
about 10,700 were approved and 4,000 others rejected.
%he figure for application of buildinz plans approval
ig higher than application for planning permission
because the Board until 1982 accepts éustomary title

in application for building plans (see Fig. 4.12}.

- - . -

't
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Corractions by the
Applicant

Submission of
Application and
Flans !

Fig.

: U.D.B. Arch. Dept.
A r - - - - - -
Not AApproved +
I i - -]
_ Approved _

i .
HMenitoring of Site Developnmen
Development by | conmences
Development
Control Staff

4.1t The Process of Building Plan Approval.

Adapted from Hassan, A.

-

(198€).
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4,2.3 Planaing Permission Process at KASUPDA

The process of obtaining planning permission
in Kaduna State is not different from what is refered
to as application or acquisition of building plan
approval in Kano State., 1In Kaduna, whether or not
the 1land is located on a government layout; an
applicant is required to submit his application along
with a certificate of occupancy, 4 copies each of the

site plan and building plans. Also tc be submitted
is a receipt certifying payment of development levy or
tax clearance certicicate for one year. A site
inspection then follows, which preceeds a letter of
recommendation or non reconmendation.

Essentially, the procedure is the same,; with
only a difference of nomenclature. Perhaps the only
difference is the submissi? of development levy receipt
or tax clearance certificate and site plan of the area,
which are not required in Kano,

However, the process c¢called planning permission
in Kano, which is associated with the recommendation
for an issuance of a certificate of occupancy, has been
discontinued by KASUPDA. Rather, they only incorporate
a scheme that is proposed by a land ouner, in conformity
with section 12 of the NNTCPL which empowers a planning
authcrity to frame a planning scheme for an area or
adopt with or without modification any scheme proposed
by owners of land. This trey only incorporate such

schemes where they conform with the zoning regulations




- 110 -

L o
in the State, and leaves the process of acquiring a

certificate of occupancy to be entirely handled by
Lands and Survey.

Indeed, it seems the process called planning
permission in KSUDB is not planning permission in
reality, since there is no provision in the law that
empowers the Board to execute the process in the way N
it is done. What is required by law, according to the
provisions of sections 12 and 26 is that the Board can
frame a scheme for a designated planning area or its
part or adopt any scheme proposed by owners of land, and

the power to permit building pending the coming into

operation of a general development order.

4.2.4 Clearance of Illegal Structures

The Beard undert;kes planned mass deEBlition
.of 1illegal structures, whenever the need arises.
~ With the approval of the Governor, the exergzse was
carried out in places like Dakata, Godon Kaya, Badawa,
Kawo, Gobirawa, Bachirawa, and Yam&ata. Othérs were

carried out in Sabon-Cari, Kawaje, and Hausawa, all

within Kano Metropolis., Indeed very few structures

-~ -~were actu ally demolished in the other urban centres,

most of which are due to execution of special projects

- -

such as roads construction.
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From 1977 to 1987, hundreds of illegal structures

were bull-dozed due to reported cases of encroachment
on road reserration, residential developments on
farmland= and[some constructions against approved

{ Figs 413 414)
planyg. ~ However, many cases remain uncleared, because
the Board is awaiting approval from lovernment to do

30.

Table 4.4: NUMBER OF ILLEGAL STRUCTURES REPORTED AND

CLEARANCE.
" YEAR | CASES OF |EWCROACH-|RESI- | CONSTRU-| TOTAL [ TOTAL
ENCROACH-|MENT ON |DENTIAH CTION CASES No.
MENT ON [ROAD DEVE- | AGAINST REPORT.| CLEARED
PUBLIC RESERVA- | LOP- PLAN ED
LAND TION MENT ON
FARM-
LANDS
1977-| 15 12 40 10 77 14
1978 | . 18 . . 23 g4 o140 139 | 47
| . T -
1979 26 13 16 10 65 21
1980 39 . (A 6 |, T 73 26
1981 650 1 16| 15 T 98 39
.. 1982 65 87 180 141 266 . 84
1983 { 140 209 | 310 40 , 699> | 93 |
1984 50 30 33 27 140 A1
1985 22 120 22 15 79 222
1986 160 150 170 - 30 450 0
1987 39 75 188 9 311 40
TOTAL 574 646 - -] 994 183, 2397 . 997

- Wy

Sour ce: Hégister of~pemblitiéﬂé Uu.p.B. XKano.
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The high figures 1in %“he total cases of

encroachment on public land and residential development

on farmlands reflects the value of land in Kano and_the

difficulty associated with acquiring government laid-out plot,

While illegal developments are more common during
civilian administrations the clearance is mostly done
during military rule, thereby signifying the nature of
the two regimes where planning is more practicable
under the military in the State.

The total number of structures cleared by the
board represents only about 40% of the total number
of cases reported. This implies inadequacy of the
Board's resources to effectively handle the situation.

Clearance of illegal structures is undertaken by
the Board's Task Force on Development Control, which
comprises some of the Board's staff{ and a team of
pelice force. Owners of property to be affected are
usually notified 3 times before the commencement of the
exercise. The first two notices allow for raising of
objections while the final notice advices the person
concerned to remove useful property. The Board
however, does not charge any fee for the exercise as
required by section 18 (b) of the enabling edict
and section 11 (5) b of the Northern lNiperia Town

and Country Planning Law.

4,30 EXECUSION OF MISCELLENEOUS PROJECTS

The Board is empowerec by the first schedule of
the NNTCPL in parts I and II to execute projects

such as roads, sewerage and drainage in an effort to
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provide urban infr astructures, while section 76 of
the law provides for the reh»>using of persons affected
by the Board's activities. )
< edect
Also sections 15 (3) e, f, h, and 10 %f empowered
the Board to provide and maintain proper infé%tructure
fer urban development of the State. To provide housing
estates for its staff., construction of markets,
construction and maintenance of roads, bridges, etc.
Inorder to provide the Urban infrastructures and
services, the Board embarked upon the construction,
rehabilitation and maintenance of roads, drainages and
cu lverts in new layouts, treatment of sewerage,
constru ction of markets, bis stops, city pates, corner
shops and housing estates, Most of these projects are
located in Kano Metropolis and some few in the other
Urban Centres, These projects are normally special
projects, undertaken at the instance of the State

Government and in some cases the Local Governments.

4.3.1 Roads

Roads and their drains were constructed in the
ongeing city centre and new Kano Market projects
and in some new industrial, commercial and residential
layouts within Kano Metropolis, Birnin Kudu and Jahun
areas. In Metropolitan Kano alone, this include G.R.A.
roads, Ibrahim Taiwo road, Kofar Mazupral (North, South
and East~West) roads, Kofar Nassarawa to Emirs Palace
road, Gidan Shettima to Goron Dutserocad. Others include

Ahmadu Bello Way, Murtala Mohammed Way, State rcad,
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Loége roéd? Aminu Kano W¥avy, Légos Stre;t aﬁd'hirport

road, al_l tarred, asphalted and‘ﬁéjority dualized;

The Board is also currently undertaking the construction
of New Stadium link road injxano; in addition to mény
other roads rehabilitated aﬁd or reconstructed in Kano
including Fagme, Gandun Albasa, Zoo road and some

15 new roads in Sabon gari and in other urban centres
namely Bichi, Kazaure and Hadejia areas. Thus the Board
has_to its credit almost éll of the beautiful roads

in Xano. The roads were constructed in phases and &ll

together amount to over 200 kilometres in length

Table 4.5: ROADS CONSTRUCTED BY THLI BOARD IN KANO.

LOCATION ' LENGHT LN
KILOMETERS

1. 'City Centre roads’ | L 6.0

2. ;New Kano Market roads! _I . .
3. :Ibrahim Taiwb road t | 2.0

4, .éKofar Mazugal roads % 7.0

5. . ;Emirs Palace road % o2t

6. {Sharada Industrial Estate roads 12;0

7. Bompai Industrial estate roads 8.0
8.  G/Shetiima bé Goron Dutse road 2;5 _
9. fWMKofér Méta.roéd - - 3.1

10+ - Ring road - ,; 1. 1ee
"11. . Ahmadu Bello Way I A
12. Lodge road | 2.8

13 Murtala Mohammed Way 5-0

14  State road 3-0
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Table 4.5 continue,

LOCATION LENGHT IN
KILOMETERS
15. Aminu Kano Way™ 4.0
16. Audu Bako Yay 2.5
17. Lagos Street 1.0
18. Airport road 50
19. Maiduguri road . 2:5
20. Wudil road 202
21. Sokoto road 1.9
22. Iyaka road . | P
23 Zaria road 3.5
TOTAL 103.8

Source: Field Survey, 1988.

Wi -

The table, though does not give the overall
location and length of the roads constructed, it
however contains the ma jor road network in Kano.

IP indicates the Board's impact in road construction.
The roads répresent over 50% of the entire road
network of the metropolis. However, the impact in

the other urban centres has been very minimal (Plates23

Fig. 415).

P & 1Y S N B - - —
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PLATE 2

One of the Metropolitan Road, Phase H Constructed by the Board

Metropolitan Road Phase [l Gidan Shettima — Sani Mainagge — Aminu Kano Way under Construction,
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4.3.2 Sewarage and Drainage

Sewarage treatment and drainape constructlon
was the responsibility of the State Yater Resources
and Engineering Construction Agency (WRECA), until
recently when all facilities, staff and equipments
were transfered to the Board in 1984, The Board,
in conjunction with the United Nations Development
Project (UNDP), prepared a Master Plan on Drainage
and Sewarage for Kano up to the Year2000. This is
currently being used by the BQard in the execution of

pProjects. Some of the projects undertaken include

the following:

(i) Channelization of Kwarin-Gogau Drain.

(ii) Maiduguri/Zaria road drain.

(iii) Zaria road central sewarage treatment plant.
(iv) Airport rﬁad treatment plant.

(v) Gwammaja treatment plant.

—

The treatment plants only serve the areas
of their location namely, Gy3di-Gyadi (Zaria road),
Noman's land (Airport road) and Gwammajé residential
areas. The treatment plants together serve about

25,000 pecple. -

~ Table 4.6f! AREAS SERVED BY THE BOARD'S SEWERAGE SYSTEM

A 4
- i . -l N
LOCATION wA OF PEODI D
1 Nomarfs Land 10,000
-8 Cwaumaga 5,000
3. Gyadi-Gyadi : T, :0
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Although the capacity is insignificant,
considering the fact that, there are no less than
50,000 people in each of these areas, the number
served is quite an achievement in a period of only
4 years. However, according to the Manamement
of the Board, the aim is to serve the whole
metropolis which is about 2 million in population.

In the construction of drains, attention is
only directed towards problem areas in view of limited
resour ces available. As such the construction is
only undertaken when the government decides and
provides the required finance. But the provisicon is
inadequate as clearly manitrested by the recent flcods
in the State. But unlike treatment of sewerage which
is limited to metropolitan XLano, the Board has in
addition to drains constructed in pilgrims camp,
Jakara, Kwarin-Gogau and Zaria/Maidupguri road in
Kano, also constructed drains in some of the other
urban centres of the State namely: Danbatta, Gumel,
Gwarzo, Hadejia and Mallam Madori. 1In these areas,

constructions were also limited to problem areas(Plate4
Fig 416)
4.3.3 Other Projects

The Board constructed 3 taxi and bus stops in
Kano Metropolis. It also constructed corner shops
for Kano Municipal Local Gecvernment at some strategic
locations which replaced the now demolished illegally
developed kiosks along majc~ reoads and other locations

of cémmercial significance(Plate 5)
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Infrastructures and City Centre

PLATE &

Kwarin Gogau Drainage, One of the New Drainages being Constructed
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The Board also was responsible for the

design and construction of the new ﬁnbnn Cari: Market
(Pates6,7), '

for Kano Municipal Local Government/and is currently

und ertaking the construction of the New Kano Market

and provided infrasturctures at the on-going city

(Plate 3

centre project along Zaria road. The Board also

re -constructed four city gates of Kofar Mata, Kofar

Kabuga, 1ofar Ruwa and Kofar Gadon Kaya, and is

current:y undertaking the re-construction of Keofar

Yamma and Kofar!Arewa city gates in Hadejia.

Clearance work has already started for the construction

of the New Kano Stadium near Kofar Kabupa.
4.3.4 Housing

The Board's contribution to the State Urban
residential development includes the construction
of Low Cost Housing Scheme. The Board constructed
the Kundila Housing Estates Phases I and II as well
as Zoo road Housing ¥ state; including all necessary
infrastructures. The Board in additon constructed
the Hotorec Senior Housing Estate for its staff. The
total number of houses provided, number up to 1,800
units,y (Plate 8).

Sections 76 of the NNTCPL and 15 (3) f of the
edict empower the Board to frame a scheme for the
construction of houses for people affected by the

Board's projects and to construct its own housing



~124 -

CONSTRUCTION OF MAJOR DRAINS
b-
Ig_
8
8 F’"“l J-JAKARA
71 [EO K—KWARIN GOGAU
" g e P-PILGRIMS C AMP
E | 5 Z-ZARIA/MAIDUGUR! ROAD
Z 1. | 4
el -
T 47 Il
Zz 3- I
{ = 5] | il
=
i 1 1 Hlin
- 410010101 LT
LU 11
J K P Y
D—DANBATTA
GM-GUMEL
7
G - GWARZO
B 6+
a H - HADEJI A
W 5.
(l; M -~-MALAM-MADUR!
< 41
z 3 3r
= 27 1-5 15
z r"l i 1
L 1= ‘ T %!YohcyoUF
| J i B Mscll URP 1988
D GM H M |
16 source: field rvey ‘




=125=

PLATE 5

One of the Newly Constructed Taxiand Bus Stops in Some Parls of Metropolitan Kano
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PLATE 6

View of the New Sabon Gari Market Designed and now ander Caonstraction by the Board.

PLATE 7

Activities going on smoothly within the completed Phase | of the New Sabon Gari Market,
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estate in urban areas respectively. The impact made
by the Board in the construction of its housing
estate though commendable, is however inadequate,
since majority of the Board's staff are living in
rented houses. But the Becard always frames

schemes (layout) for the benefit of people displaced

by its projects e,g Naibawa Resettlement Layout,

However, section 76 (3) of the NNTCPL stresses
that the Ecard shall not construct dwellings under
a rehcusing scneme unless no other person is willing
and able . And no other provision in the law
provides for the construction of houses by the Board.
The function for housing construction for
the general public was transfered to the Kano State

Housing Corporation which was created in 1977.

4.40 ACTIVITIES OF RELATED GOVERHMENT DEPARTMENTS

The task of Urban Development is beyond the
scope of Urban Planning Authorities alone, other
Agencies and/or Departments are also established by
government to provide urban services. These agencies
are associ:ated with the physical development of urban
centres and “herefTore by implication related to the
Board in its activities. The agencies with various
nomenclatures are responsib.e for the provision of
social services and urban irfrastructures, such as
Health services, educational facilities, water supply
network, pgeneration and distribution of electricity

and telephone services.



PLATE 8

One of the Low-Cost Housing {inj Designed and Constructed by the Board
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AGENCIES THAT PROVIDE SERVICES IN URBDAN CENTRES.

URBAN SERVICE

CATEGORY OF DEVELOPMIUITS

AGENCY RESPOI'SIBLE

(1)
(i)

(i) Education

(iii}

tb) Infrastructure

(i) Electricity'’

(ii)

Social Serives

Health

Hater

'

Telephone

Hospitals, Clinics,
Dispensaries; lMobile clinics,
etc.

Universgsities, Polytechnics,
College of Education,
Secondary Schools, '

m1w9Wﬂ%_mnyoopm

Laying of pipes, coenstruction
of dams and reservoirs

.
Generation a nd Dictribution
of electric power

Telephone Exchange Centres

LRt

Federal Ministry of Health,
State Ministry of Health, and
Health Services lianagement Boc

Federal Ministry ¢of Education =
State Ministry of Educati¢n.

Local Governnments

State Water Resocurces and, Engirv
Construction Agency (WRE ¢A).

National Electric Power »Lnsowu

(NEPA) and State Electricjity R
&

Nigerian International mxwzm:Mz

Limited (NITEL) . :
i . :
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Among the agencies, those that are more closely
related to the Board by virtue of their activities were

¢
identified, and iw%ude the following:

-

1. Department of Lands and Survey Governor's Office.

2.4 Water Resources and Engineeriné Construction Agency.
3 Kano Municipal and other Local Governments,

4. National Electric Power Authority.

5. Ministry of Education. -~

6. Ministry of Health.

The State Department of Lands and Survey is the
government agency responsible for land administration
in the State and is vested with the power of implementing
the Becard's Plans (Layouts). While the other agencies
perform their functions as outlined in the table above.
The relationship between the Board and these other
agencies is cgaracterised by-congziét, tension and '
non coordination due to some reasons.
1 Each of the agencies is e;Eablished by Authority
. Yo perform an-activity, QQP witich there are laid down
» rules and regulations to guide the conduct of such activities.
However, such guidelines were drafted in a narrow
perspective, without regard for the_guidelines and activities
* - of other related government departments. As a result,
- -the agencies are ignorant of the rolgg..and responsibilities

21 v.of the Board thereby-wiolating same of its rules that lead
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to conflicts. For example, the &ate Department of
Lands and Survey which is vested with the power of
implementing the layout|plans made by the Board, contrary
to the provisions of thé laws that establish the Board,
often disregard the provisions of the layout schemes
by subdivision of land meant for schools or open spaces
into residential plots. The Local Governments also
undertake some developments in designated urban centres
without contacting the Board(Fmsgggg

The pians and priority projects of the other
agencies are more often contrary to those of the Board
and there is nc any organised forum fo; coordination or
cooperation to be achieved through discussion of plans
and ideas. There is no obligation for any agency to
discuss its plans with related aovernmcnp depgrtments.
A% a result, it is commdn for NEPA and WRECA whose aim
is the provison of light and water, to do so in areas that
. afe considered illegal settlements by th? Board. And in
sé doing, WRECA cuts across beautiful roads made by the
Board, while NEPA makes wiring directly aver developments;
while the Board is against any form of development being
.under a high tension line. .

For any cooperation to be achievedy the Board
had to use its own initiatives, by closely monitoring the

T

activities of such agencies és it does to the general

ablic, Tideed tha B-spd lLoplkg Ehs waiagsane L Ll

b |
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effectively monitor all such activities; . AthBugh, the
Board often distributes copies of all its preﬁared

layouts to the related Agencies, especially WRECA and NEPA,
the required cooperation and dhderstandxng is yet to be
achieved.

The Government carries the blame for the present
situation. It is clearly the responsibility of the
Government O streamline and coordinate the activities
of its agencies by assigning responsibi 1lities to them,
that do not constitute obstacles to each other. There
should be an outlined procedure that will compel every
government agency to consult a related agency where its
activities affect the others.

The activities of the Board are carried-out
without adherence to the provisions of theilaw.
.especially in relation to the proceduresif?r an effective
control of_development. Where the Boarc made some
appreciable impact as requirgd by law, 1? in the execution

ot PPOJects for Urban Development. However, this is

Ioinadequate‘in vieu of what is required aﬁd the spatial
jocation of such facilities. But this is also necessitated
by lack of'reSOurces and government policy. In addition to
this condition, othef‘Government Acencies that provide
urban services, do so without the requireg_regard for the

Board's activities. D el s o Cem
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'CHAPTER _FIVE

5.00 ASSESSMENT QF THF PURFORMANCE OF KAND STATE

DRBAN DEVELOPMENT BOARD AS A PLAMNNING
AUTTORITY

The assessment of the performance of the Poard as
a Planninpg Authority involves a comparative analysis
of the provisions of the law that established and guides
_the activities of the Board and what the Board is
.actually doing., This simply compares the roles
and responsibilities of the Board as contained in
the law and the gc¢tivities of the Bocard., The aim here
ig to identify the problems of the Board and what cause
these problems,

Inorder to_do the ausessment, some parameters
that arc crucial to the functioning of a planning
authority were selected as follouws: |
(i}  Preparation and Implementation of approved

Planning schemes.

{ii) Control of Development.

{iii) Public¢ participation,

(iv) Execution of Miscellenecus projects

{v) Area of Jurisdiction.

5.10 Preoeparation and Implementation of approved

Plannirg Schemes

Both the NNTCPL and the enabling edict
{section 3, 13 and 15 (3).respectivelyj provide for the
preparation of a scheme to.control the development
and uge of land in an urban area with a view to
secure sanitary conditions and amenitics and to

preserve objects of historical significance cr beauty,
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In compliance With the above provisions,
sections 4 (2) of the NNTCPL and 15 (1) of the
Edict provide that the Board is appointed the Planning
Authdriiy for the State Urban Areas and|{is therefore
vested with the responsibility to prepare and implement
any scheme under the law.
Upon the appointment of the Planning Authority,
the NNTCPL in section 10 and 12 and also section 3
of the Landuse Decree provided for the declaration of
Planning areas by the Governor based on the opinion
of the Authority on the need to make schemes for the
areas so declared, and before approval, subject to
modification and the order published in the State Gazette.
While the Edict directs the Board to frame and publish
an approved blanning scheme for every urban area within
~= -~ a period of 3 years. .
To this effect 13 towns were declared urban
areas in 1976 and-.therefore by implication, under
the ' jurisdiction éf the Board. The delcared urban
- areas include: Bébuva, Bichi, Birnin Kudu, Danbatta,
Gaya, Gumel, Gwarzo, Hadejia, Kazaure, Mallam Maduri,
Metropolitan Kano,R ano and Ringim. Vithin the
reqqired time period, the Board engaged the Services
~of Consultants to prepare Master Plans for the 12
< eesyban  AFEEs. While the Board ITSelf prepared the

Metropolitan Kano Master Plan 2CN0 A.DJFIG 441)
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However, none of ithe Master Plans prepared
has ever: been sﬁbmitted for approval as required by
law. According to the Management
of the Board, while it is the duty of the Board to
Zzet its schemes approved by the Governor, none of
the 13 prepared Master pléns is in conformity with the
existing reality of the éreés for which they were meant
to serve. And unfortunately such a discovery is usually
made after the censultants, (majority of whom were
.foreign) were paid and gone. Even those who awarded
the contracy might not Be around to recalize the
midstakes. In the opinion of the Management
of the Board, none of the plans prepared has ever
reached the required stage for approval, Peprhaps this
implies that the procedure regquired by law has never
been complied with by the Board., As a result, the
Board is yet to put forward any of its master plans
to the Governor for appraval

Besides the submission of plans for approval,
the law has made provisions for the procedure
and processes involved in the preparation and pﬁblicétion
of a planning scheme which are not complied with either;
For instance, the NNTCPL provides thiat once a scheme
has “een framed and signed by the Chairman of the Board,
the Aathority shall prepare a notice specifying the
boundaries of the scheme and a place where the schene

and pther relevant information may bc seen. The notice

&
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,5hall be published in 2 copies of the Nerthern

Nigeria Gazette and be given, "sﬁch further publicity

as the Authority méy consider necessary™ Isection

16 (1) (2} (3)). And a copy of the scheme is to be

deposited at the place specified in the notice for

a period of 14 days from the publication of the notice

in the Gazette for public inspection (section 16 (ajj.

These important reguirements were never complied with.
The law further reqﬁires the Board to inform

all property owners to be affected by the scheme

of that fact within one month, and require them if

they wish to object to the scheme within & weeks

of the cate ¢f the notice in the gazette. In

addition the persons could put an objectien in

writing to the Chairman of the Board (section 16 (5) (6)).

and all objections are to be considered within 2 months
of their submisszion and at such consideration, an
oblector, who must have been informed in writing about
the meeting, may appear either in perscon or via a
representative (section 16 (7) (8)5. Where any
modificezstion is made to a scheme, conseqﬁent upon an
objection being accepted, the persons likely to be
affected Lthereby mﬁst be notified and should have the
same right to object és original objectors (saction 16
{9} (10); None of these provisions has ever been
complied with in the process of making any of the

Boards plans.

r

3
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fccording to section 17 of the NNTCPL, the
Board is obliged to submit the scheme to Ehe Minister
within 3 months of the consideration of all objections,
together with estimates cf_the number of persons who
will loose their houses-by the scheme and the suggested
methods of dealing with them; and the list of
objections, the object;rs and how the Board has dealt
with the objections, including the reasons for any
modification made to the orginal 'scheme. Vhen this is
submitted, the Minister may then approve the scheme with
or without such modifications as he sees fit (section 18).

Unfortunately, none of the schemes has yet
got to the stage of being "signed by the Chairman" of
the Board as required by law (section 16 (1)), which is
a necessary preliminary to publication, consideration
of objections and submission to the Minister along wilh
necessary accompanying information before ultimate

approval with or without modification. According fo

two” NNTCPL (and there is nothing contradictory to this
|

“in the Edict), "A scheme shall not have effect unless

! , ) .
-and until it is approved by order of the Minister ... "

(sec;ion 19 (1)). 1Indeed, this is the reason why the
Board only makes casual reference to its schemes in
taking planniné'dacisions. Even éhis is illegal as
for the provisions of the law, Rather, the Board

- R - —— g

B i -
relies more on existing developments in an area to make

most of its decisicns.



The foregoing discussion was centred on the
meaning of planning schemes as implying to master
plans. Since it is not clear whether by planning
schemes the 1law means master plans only or in
addition to other things. However, opinions imply
that layouts are equally planning schemes in view of
the provisions of section 12 of the NNTCPL which
states thus "upon the declaration of a planning area
the Authority shall either frame a scheme for such
area or any part therefore or adopt with or without
modification any scheme proposed by any or all owners
of the land within such area". But contrary views
consider planning schemes as implying to master plans
only, since the procedure for the preparation,
publication and approval of planning schemes as
required by the law (sections 16 and 18) will not
meaningfully apply to layouts.

If it is assumed, that layouts are also

planning schemes, then the Board has made an impact.
Already, over 300 layouts were prepared by the Board,
of which about 90% were approved by the Governcr and
50% were implemented by the Department of Lands and
Survey of the Governor's Office. However, this is
also contrary to the provisions of the law. Sections
27 of NNTCPL and 15 (1) of the edict, vested in the
Board, the responsibility c¢f implementing the schemes

if prepared and not by another Covernment department.

"
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Moreover, the prcvisioﬁa of the layouts are more
often than not tempered with, by the Lands and
Survey erartment contrary to the provisrons of -the
law as contained in its first schedule pFrt Vi (8);
which prohibits the subdivision save as may be
appr;ved by the Authority (see Fig. 5.1).

While the procedure for the preparation
and gmplementation of planning schemes in practice is
seen as illegal according to the provisions of the
law, the procedure as required by law is equally
unnecessarily lengthy and unrealistic in view of the
low literacy level of the populace.

Furthermore, the mounting problems of our
urban centrescannot wait for such a procedure that
will at least require a periocd of € months. In
places like Kano, where people erect illegal
structures at nigﬂt, certainly a more articulate
procedure which will not take long time 1is necessary.

In conclu;ion, the RBoard's performance with
rﬁspect-to the préparation and implementation of

planning schemes as required by law is ineffective.
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Fig. 5.1: Procedure for Preparation and Implemept?tion
of Planning Schemes in Law and in Practice.

IN LAW (NNTCPL) IN PRACTICE

Conception of Planning Conception of
Schemes, sections 3, Planning Schemes

10(1), 12, 13

T

Preparation of Planning Preparation of
Schemes, sections 4(2) Planning Schemes
16(1)

Publication of Notice to Submission or
Schemes in 2 issues of J Mon submission
Gazette on the framing are to the Governor

and boundary sections ‘ for approval

16(2) (3)(5) _

Deposit of schemes for

public inspection for 14 ggﬁiﬁzznzizizg of
% 1 : >me
days, section 16(4) by Lands and
\L Survey with or
without
Inform every property modification

owner affected py a scheme
and require him to raise . i
objections if he so wishes
within 1 month, section

16(5) )

Lodgement of objections in
writing within 6 weeks,
section 16(6)

Consideration of objections
and possible modifications
within 2 months, section

R g

1‘6(7) (8) ‘9)  cona i e
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Fig. 5.1 continues

J

Submission of scheme to
Minister for approval
within 3 months along
with lists Tf people to
be affected) objections,
objectors, golutions

and reasons for
modification, section
17(1) (2)

Approval or rejection of
scheme by Minister with
or without modifications
to be gazetted, 1If
approved, a scheme is

partof the law, section
18, 19

Deposit. of Approved Schemes
for-inspection within a
planning area, section 22

Implementation of apprdved
scheme by planning
authority sections 4(2),
27

Source : Compiled from NNTCPL
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5.20 CONTROL OF DEVELOPM.SNT

Sections 11 of the NNTCPL and 17(1) §f the
Edict provided for én interim development order
which emphasizes that once an order declaring =z
planningﬁﬁgs been made and published under section
20, no person shall carry ocut any form of development
in the area until a scheme is made and approved under
section 18 for the area contalning such land or -
building exceot where a general order is made by the

Governcr. While section 17{3) of the edict further

elaborated that subject to an order made by the

G overncr, the Board may grant interim development
pernissgion to any persocon apolying in writing, subject
to such conditions as it may deem necessary to
impose, to develop land or to construct; demelish,
alter, repair or remove any building within an urban
area. Section 11(6) of the NNTCPL defined interim
development as "development between the date on which
the declaration of a planning area takes effect and
the date of the coming into operation of the scheme";
The provisions above provided the platform on
which %he Board is to carry out its planning activities
pending the comning into operation of an approved scheme;
While none of the Board's plans were prepared and
approved as required by law, no 1interim development
order was ever made and published by the Governor

either. However, the Board often gives development



- 143 «

planning permission whether or not the 14hd is located
on a government approved layout. Where the land is
located on a government layout, the applicant is
granted approval of buiIding plans, subject to the
provisions of the Kano State Building Regulations

of 1988, eventhough the edict that established the

Board did not incorporate the repgulations , it however o
mnade a

made references to its formatiom iw section 29. The UNTCPL /

casual reference to the regulatory process in section
13({3) where it says every scheme shall contain such
provisions as are necessary or expedient for
prohibiting or regulating the development and use of
land. In this regard, the Board has treated over
14,000 applications from 1977 to 1987 of which over
10,000 were approved.

Where tbe land is not covered by an approved
scheme apd without a general development order,
section 26 of_the NNTCPL permits the Board to grant
permission to applica£ion3 for deveiopment with or
! withgut cbnditiona,'whera?tha proposed development
uilllnot be contrary'to the provisions of a scheme
propﬁsed. To this effect, the Board has approved
4000 out of 6000 applications to develop land that
“conform with the provisions of its scheme proposals
or with éxistiﬁé‘ﬂﬁ?elopﬁ?ﬁtﬁ in the "area. Howé&¥VeEY, .

this procedure is tied to acquisition o a certificate
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of occugancy.from tﬁe Lands and Survey Department,
inorder to justify ownership of land. The permission
ig normally given on condition that the applicant
should acquire building plan approval before the
commencement of development. However, this procedure
seem to be contrary to the provisions of the law.
Section 12 of the NNTCPL requires the Board to either
frame a planning scheme for a designated planning area
or its part or adopt with or without modification any
scheme proposed by owners of land. Thus no mention
is made of acquiring a certificate of occupancy.
Indeed the Board merely gives planning permission to
people requesting for a certificate of occupancy.
Although the two processes are related, the law did
not provide for their combination.

% Since the Board;s schemes (both ' 'master plans

3 a%d layouts) were prepared contrary to the procedure
required by law, even though most of the layouts were

1 rapproved and '"no general or special order with .

respect to interim development appear to have beenf
made or if made, published, and without such orders,
the Board has no legal éﬁthority to grant permission
""bo-devaleg and all developments in all scheduled
uub-rurban.areéﬁ( ﬁ;e as a métter of law, unlawful including

.. development for which the Board has granted

permission. The importance of a raneral or special



- 145 .

order and a fortiori of its absence is that, it
provides the legél basis for the grant or refusal
of interim permission by the Board" (Mc Auslan JPWB
1979).

Another fundamental aspect of the Board's
Development control activity is the clearance of
illegal structures. According tec the law, any person
who does any work in a planning area, without an
approved planning scheme or interim development
permission shall be liable to a fine on conviction. And
he meéy also be required to remove the work and
reinstate the land or building to the condition it was,
prior to the commencement of the work. Failure to
comply, the Board may removs the work and recover the
cost of doing so from the convicted person(N!ITCPL
Sect. 29, 11 (5), Edict Sect. 18, 19),.

The Board undertakes planned mass demolition
of illegal structures as approved by the Covernor,
and not as a result of an offender being convicted and
fined by a court of law as stipulated by the NNTCPL
(section 11(5)). But considering the fact that the
Board informs developers about the exercise 3 times
before it is effected, and that people are not asked
to pay for the exercise as required by law, and
such ~llegal structures are due to encroachment on
public land or road reservation; and construction

against approved plans, it 1s only realistic to say the
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exercise is just?fied. Moreover, the proviséns of -
the Landuse Decree of 1978, vested the-céntrol of land
iP a State with the Governor (sec?ions 1, 2(1) 'a') and
also provide for prohibition and ?enalties for
unauthorised use of land (section 431. Perhaps, the
only exception is the case of residential developments
on farmland for which the law requires an approved
scheme Or a general development order, As a matter

of 1law, "the absence of both an approved scheme and a
general or special order means that no development
whatsoever is lawful in any urban area and the Board
may require all such developments to be removed and
prosecute all such developers. This includes
developments in respect of which the Board has given
permission™ (Mc Auslan JPWE 1979).

However, the Board's perﬁormance in the
‘clearance of illegal structures is also ineffective,
aover the years, the Board reccrded ovar 2000 cases of
t*.illegal st;uctures. of which less than 50% were cleared.

Horeover, ihe illegal structures are more than those
reported. This assertion is substantiated by the
adoption'of formﬁlization exercise, which entails the-
legalisétion of 100,0b0 hitherto illegal structures by

the Board.

cu Jrtrte. -

= AT a . =
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Ba 30 EXECUTION CF "'ISCELLENEOUS PROJECTS
Both the NNTC 'l, (1st schedule parts I & II)
and the enabling edic! (section 15 (3) e, f, h, and

16 a), provide as ti : function of the Board, the
execution of project: . such as roads, sewerage and
drainage, housing estates for its staff, markets in
an effort to provide urban infrastructure, services
and facilities,

Although the lLaw provides for the provision of
these facilities as the function of the Board in practice
the responsibility i: recent. Other goevernment agencies
were hitherto respon:sible for the provision of such
facilities e.g road ~onstruction in urban areas by
the State Ministry ol Works before 1984 and Treatment

of Sewerage by WRECA also before 1684,

Eventhough, the proyision of infrastructures

are classified as sp¢ ial projects, which implies that
the decision to prov! e such facilities are made by the
government whenever 1. so wish by making special allocatic-,

the Board has constru-ted and reconstructed or rehabilitz-

ted over 200 kilometr s of roads espcially in Kano
Metropolis and some c¢!her urban centres of the State.
Drainages were also nstructed 1in problem areas,

including various ot! 'r miscelleneous projects such as

corner shops, city g 'es, taxi or bus stops and markets.

The Board has also ma:' =+ an impact in the treztment

F

o

sewerage in three re: idential areas of Kano.



Although what has been provided does not
adeguately serve all the urban centres of the state,
nevetherless the Board has complied with the provision

the law in this re¢spect,; asince the projects are either

meant for the Board' . Licme areas or aimed at improvin-

urban environment,.
5. 40 PUBLIC PARTI' 'PATION

Reparding the contents of the NNTCPL, publi:

W

-

L]

pa rticipation in the affairs of the Board rel

the issue of the people's opportunity to cornment

i}

discuss on the preparation of plans by the Board,
where such plans affect them (section 16 (M) ()
{6) {7) (8) before approval for implementation,

Since the Board has never complied with the
proecedure of plan preparation as required by law,
the opportunity of the public to participate in plarn
making has therefore not beinpg granted.

The need to involve the publizc in the

affairs in totality, and not merely plan prerar z=:i:r

but alse implementation can not be over-erpizsize:,
Moreover, the Bo:;.:d was essentially establishel =2
plan and cater fu¢ the interest of the public,

According to the provisions of some liaster Plans
"... no successful planning can be made without a
permanentl presence and participation of those for
whom the planning is made ... "(Hadejia liagter Flan

2nd part, T.1). ®TIL i: emphasized that the successiul

-
-
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implementation of the plan relies heavily on its adoption
as a framework for future development not only by the
State and Local Governments, but also by the

individuals it concerns. Consequently it is strongly
recommended that the plan is distributed to all official
bodies concerned with the town's deve lopment and

that it is made accessible also to the general public
through active information. 1In addition; information
about plan proposals following the master plan should be
introduced, ensuring that public participation which

is an importan® factor in a successful implementation

is encouraged, {Ringim Master Plan, p. 1.1). The
consultants who produced the plans are thus suggesting
that public participation be regarded as an essential
element in the process of plan approval and implementation.

According to the Chief Town Planning Officer of
the Beoard, public participation means the extent to which
the public are involved in the Board's activities; and
that this is only practised in the preparation of master
plans, where the people are interviewed inorder to seek
their views or opinions and nothing more.

From the foregoing dincusssion, there seem to be
no public participation in the real sense. As a result,
there is at present, a wide spread misconceptions and
prejudicious notions existing in the minds of the members
of the public as to what the Board and its activities

are all about. While some of the misrepresentations
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and misunderstood views held by the publice. might be
Justified and fair, a greater proportion of it might

on the other hand be due to inadequate interaction
between the public and the Board as it relates to the
latter's activities.. As a result majority of the public
and even other government agencies do not have a sound
understanding of the Board's scope of activities.

The lack of awareness of the Board's functions
by all sectors is an im;ortant cause of the numerous
illegal and haphazard developments of residential,
commercial and even industrial‘structures and other
activities all over the urban areas, especially Kano
Metropolis.

5.50 AREA OF JURISDICTION

-

The Board's area of jurisdiction increased
from 13 urban.areas in 1976 to 29 in 1987. Also zonal
offices were increased from 4 in 1984 to 6 in 1987 in
view of the new arrangement. An estimated combined
population of the urban areas is over 2.5 million

with hetropolitan Kano alone containing abaut 2 million
peoplé. The 13 Urban Centres designated in 1976 have
unapp}oved master plan each, aimed at guiding their
growth and development.

Although the zonal offices were established
about 4 years agd, no meaningful achievement &Y

impact has been made to signif~ their existence for the
period- Each of the zonal offices is manned by one or
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ytwo Sub=professional planners, without the necessary
facilities required for an effective administration
of planning, such as equipments, other supporting
staff and vehicles. As such a meaningful impact cannot
be expected, Moreover, the officers are not residing
in the zonal areas, since most of them operate from
Kano, and only visit the areas whenever the need
arises, The Board also depends on the goodwill of the
Local Governments in the provision of office accommodation.
Indeed the zonal offices are yet to take-off effectively.

In view of the prevailing situation, most of the

urban centres are yet to feel any impact of the BRoard
having been declared urban, Most of the Beoard's activities
are concentrated in Kano Metropolis. All the professionally
qualified planners of the Board are based in Kano
Metropolis and overB80% of the Boards projects such as roads
drainages, layout etc are concentracted in Kano. Although
the Board's priority attention on Kano could be
justified, by virture of the city's size and population
which is almost 4 times the pepulation of all the Urban
Centres combined, no meaningful achievement could be
made in these areas, except they are given proper
attention, Although the areas do not pgenerate much
economic growth potential, this appears to be the right
time toc control thelr developments and to plan their
growth according to planning standards. Otherwise, the

Board will find it difficult to contain the situation
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in future. For inntance scme Local Governments
embarked upon the construction of city pates that
ne ither define the historical extent of growth of these
areas, nor the present ecxtent of tl-oiv sizes. This
rappencd in Hadejia and Wudil Urban Centres, the
former being a zonal office, Although the Local Covarn—:=-
have the power to erect such structures; the Board
would have influenced the location if the zonal offi:a:
had taken-off,

The performance of the Board has been rzted
ineffective or rather below expected standard a2z rescar::
4 out of the 5 selected paramelres; however, there
are fundamental problems that inhibit the effective
performance of the Board as a planning authority, I°7

these problems could be solved, the performance ratinr

of the Board will improve considerably.

5.60 THE PROBLEMS TNHIBITING THE EFFECTIVE
PERFORMANCE (' THE BOARD AS A PLALI 1M

AUTHORITY

There ar:+ a number of problems that inkibiz zi=
effective performance o the Board as a plannin.:
authority. These problems range ror staflf, eguigmsnt:

and financial inadequacies to lack of cpordination
between the Roard and other related government departiment:

A1s0 the laws that puide the Board in its cctivitiss zra2

not without some shortcominss. Anothar fundamentisl pratli:z
i$ that of political and ndministrative inteference

in the affairs of the Eoard.
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- 5.6.1 7 Insufficient Staffing

The Beard is faced with a general inadequacy

of professional peraonn?l required-to effectively

- manage the affairs of aIPlanning Authority. This
problem is more serious in the departments of Town
Planning, Architecture and Engineering. With only 11
professional planners, the Board cannot effectively

i manage the planning affairs of 29 Urban Centres of the

- State. The 11 who are based in Kano metropolis alone,
are not even adequate in tackling the planning problems
of the metropolis. The problem potrays itself both
in the inadequate staff numerical strength and
unavailability of skilled manpower. The zonal offices
equally exemplify the situation, whereby instead of six
fully manned zonal ;rfices to include Planners,

;1u;:A£chitects, Engineers, Administrative and Clerical staff,
i

;e *‘up till now only 1 or 2 technical staff are assigned for

22, each,
i

©.6.:5,6.2 Lack of Adequate Operating Equipmentg

The Board is also faced with a problem of
#nadequacy of operating equipmentg. This problem relates
_ﬁo equipmenth especially for control of development,
-With 3 bull-dozers and 3 graders, 2 pale-loaders, the
_:ws; Boafd caﬂnot g{fgstively control.devglopmqnz in 29

- Urban Centres, Also the equipments used in road



construction are not adequate enough for an effective
and qualitative constructions to cater for the public
and possibly private sectors. Moreover, most of the
equipments are gsounded. Indeed, there should be
enough equipments to go round the zonal offices (seL

Table 3.4). =

5.6.3 The Problem of Funding

The problem of insufficient funds has been
Plaguing the Bo;rd since its inception. The fact that
planning, protection and enhancement of the public
interest in the usé of land is best handled by a public
or ganisation places the Board in the impossible
position vis-a-vis its activities and the government,

The government sees it mainly as providing social overhead
and which it is not always absolutely capable <o provide.
Altho%gh_the Board does generate revenue internally, the
funds available are always insufficient for the tasL of
planning and controlling the development of all the urban
centres of the State. “This i's a rather obvious problem
that permeats most aspects of the Board's activities.
Thus many grand projects remain on the drawing board

for many years due to lack of funds to execute them.

An example is the proposed -overhead bridge that was to
run from Zaria road through Ibrahim Taiwo rcad down

to Katsinauroad. . .Ihis-would have solved-.$ke- problem of

traffic conges ion especially in the business district
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during peak hours., Indeed financial allocation to
_ the Board by the State Covernment fluctuates, and in
most cases is below the approved budgettary allocation.
A good example of this circumstance is the 1988 budgettary
allocation of ¥14 million to the Board, for which as at
30th of September only H2 million was actually given.
Infact the Government'!s financing is accorded more
to special projects that the government wants the Board
to execute for which prompt payments are often made. This
results in the Board's unfavourable financial balance,
where expenditure is more often than not higher than
income. Since the Board is grossly under funded,
deficits have to be carried forward into the next
budgettary proposals. while the Beoard relies on its
bankers to contain the gituation. Looking at the
financial position of the Board from 1977 to 1987, qa}y
tn '%in 1985 was expenditufe less than income (see Fig. 5.2
and Tables 3.5, 3.6, 3.7).
The . gross under funding makes the Board so
‘~a-financially weak to even pay compensation for acquired
land for her proposed plans in the Metropolis, Failure
to pay such compensation often lead to the proposed
plans for that area of land being overtaken by illegal.
~~---developments (Hassan, A. 1986).

- k. I8 3 L
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5.6.4 . Lack of Coordination with other Government
Agenciles

While other government depabtments also
engage in the provision of urbaF infrastructure,
ser vices and facilities, therd is a general lack of
an effective forum for coordination of their activities
with those of the Board. While the need for such
coopepation cannot be over-emphasized, some of the
agencies, especially NEPA and WRECA provide their
essential services often in direct contravention of
the provisions of the Boards plans. For example,
electricity poles and lines, water mains are laid
acros s plots and roads, causing delays and inconveniences
before realighment, if it is done at all. A lot of
energy and time is thus wasted by both the Bcard and
the othepr organizations in rectifying the situation.
" Although the Board often gives !its plans to these
;en agencies,; however, it has never considered giving these
gor agenciesithe guidelines to follow as regards the impact

: of their'activities on the urban environment.

5.6.5 Some Shortcomings of the Laws that. Cuide the
Activities of the Board

" There are certain flaws in the provision of laws
that contribute towards the ineffective performance of
the Board in its activities.

it % - — ) . . - - . am
There is an inadequate and outdated description
of what a ~lan should consi=t ~f, Emphasis ‘=2 only on

physical layouts and fails to mention any policy aspect
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of planning involving the economic, social and environmental
components of a plﬁn or planning aspects such as

transport, sewerage, water, public utilities or for

any coordination between the different branches of

planning (Suleiman, I,D. 1987, Hassan, A, 1986,

Mc Auslan JPWB 1979).

The process of plan-making is both authoritarian
and unclear. There is no procedure set out for the
making of the plans in the first place, An officer could
sit in his office and make up the plan up from the top of
his head; and no procedure for discussing draft plans with
anybody. There is no obligation to find facts before
planninz, to visit the areas to be planned, to consult with
other relevant bodies, goverrmental or otherwise, to
publish any facts found., Once a plan is prepared, the
process of public consultation are virtually non=-
existent, If the main agency for planning is to be one
central state body and not a Local Planning Authority, as
the law may orginally have envisaged, then it is
necessary to adopt processes of consultation to that
fact (Mc Auslan JPWB 1979, Suleiman, I.D. 1987).

The processes of control of development are
unclear. Tre 1law implies that development is controlled
on an Individual basgis until the scheme is approved.

But certain questions do not validate the assumption.
Does the system itself provice for a system of individual

control? Is it assumed that all will follow the scheme

.



- 155 =

so that it be self policing? How can the scheme be
varied? Are tolerances allowed? The law is silent
(Mc Auslan JPWB 1979, Suleiman, I.D, 1987).
The law has made no provision for any sort of
appeal or review from any decision of the planning
authority other than a reference to a court of law.
We are however, aware of how slow the administration
of justice is in the country. Furthermore, the planning
authority will be.faced with numerous petitions,
immediately the public recognizes and appreciates the
work. of the authority. Thus the need for a planning
tribunal to adjudicate planning cases (Suleiman, I.D. 1987).
The law does not provide for an obligation on the
Board and no other provision in the law deals with
liason and consultation between the plan-making and
implementing authority and other agencies of the
Federal and State Governments, e.g NEPA and WRECA,
Nor is this matter dealt with in the edict, Thus
any forum for an inter-and or intra-governmental
discussion on a scheme, both before approval and
during implementation, has to rely upon personal initiatives
from the Board or its respoensible Ministry or an
adminictrative directive from the Ministry. BSecondly,
no provision exist for any local input of participative
nature into the implementation of the scheme, Once the
scheme has been approved, then as a matter of law, the °*

Board can go right ahead and implement it regardless of



- 160 =~
local feelings or views which might--manifest themselves
in latter years. The law then giQes the Board authority
to ignore or take very littlef account of local views
both in the approval and in tbe implementation stages.
The law thus requires a very small amount of public

participation { Mc Auslan JPWB 1979).

There is no tie-=up with the various other
relevant laws, eventhough in practice there is a close
tie-up, indeed the total landuse control and development
system of the State is beyond the Town Planning Law and
the Building regulations. In particular, the landuse
decree and the land tenure law, the local government
edict and the draft zoning regulations are all relevant
and each involves its own administrative system

(Mc Auslan JPWB 19793.

' In practice, development control operates via
- the Bu;lding regulations,; But no provision has been
\made'iﬂ the laws confering building control power under
the Township law on the Board. Thus the law did not
incorporate control of development with building
regulations. The Board's exercise of power under the
regulations is therefore illegal even though the bﬁilding
regulations provide for their applicability in all

- e designated urvan centres of "the State: -~ =
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While the Board has railed to funciion
according to the provision of the law in rmany
respects, the law itself did not take care of sorms
of the {undamental aspects that would malke the Trar:
function effectively as a planning authority. 32
the law is yet to provide for the required platiorr
for an effective planning administration perhars =2z L.
why no other planning authority is functionins efla2:%iv-
in the country.

6.6.6 The Problems of Political and Administrative
Interlerence in the alfairs of the Board

The Board is of'ten subjected to political
interference in its affairs either directly or
indirectly. Althoupgh the law provides for the
appointment of the Board's Chief executive and tre

I+ has become a trend that every new uovarnor
Chairman by the Governor/will appoint the two officars,
without a substantial reason for dropping the others.
And sometimes, people who are not professional zlznnsr:
are appointed to the position of the Chierl exscutivs.
This does not aupur well for the Board since ths
planning ideals might be relegated to the backrroun:i.

The Board always relies on the cooperation o7
the government of the day to clear illeral structurss
which are subject to approval by the goverror.
instance, in 198¢ the Board could not demolish rcr
stop the erection of ille~al structures, becazuse n:

Governor doesn't "ike demolilions of any wkind, . T B
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is contrary to the provisions of the law(fig 53)

Also the fact that the power to implement
schemes prepared by the Beard is delenated to another
government department contrary to the ;rovisions of the
law, constitute an administrative interference.

During civilian administraticgs, the Board
finds it difficult to conduct some of its affairs
especially development control. It ig also common
to design residential layouts in areas meant for -public
uses, subject to directives from politicians in
government.

The activities of Ward heads also constitute
an interference. These traditional leaders still
arrogate to themselves the power to control land as well
as its developments. They encourage and ‘involve
. themselvés in the sales and “development of farmlands in
ittheir areas without planning permission.

For any planning autherity to perform its
.r-vfunctiong effectiveyy.*it will have to adhere to th;
provisio;ls of the 14;« that establish it and guide {ka
functions. It is also vital for the Authority to involve
the public in its affairs, since it was establishéd to
cater for their interest. In so doing, the Autﬁority
: also needs to make an impact in wherever the law requires
NI i S

it to make. However, for the Authority to do all these,

it will hav to bhe adegquately caterad for, by m2king 2l
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the necessary requirements available, at least
#veragely. This implies adequate staffing, funding and

jequipments. Moreover, both the law itself and the

government will have to take care of all that
is required towards a favourable atmosphere for
an effective performance, Otherwise, Planning

Authorities could not be expected to be efficient.
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CHAPTER SIX

6400 RECOMMENDATIONS AND CONCLUSION

The study has established that the Kano State Urban Development
Board dees not strictly adhere to the provisions of the law in the
conduct of most of its activities as a planning authority. This is
so especislly as it relates to the procedure for the preparation,
approval and implementation of planning schemes and control of
development, Also the processing of Development plans wnd planpins
permission applications are characterized by delays, and the public
in whose interest the whole planning process operates are not involve:d
in the activities of the Board, This has greatly contributed to tke
Board's poor public image, Although the Board has made some impact in
the provision of Urban infrastructure and services, especially in
Kano metropolis, the magnitude of what is required in all the urban

areas is so enormous that the impact made is not satisfactory.

The underlying reasons for Lthis situation were identified,
A large portion of the law itself is unworkable in view of some
fundamental short comings, It is a fact that the provisions of the
law are not consistent with present day realities, as it does not
adequately define what the planning process is all about, and has
failed to enumerate the role of other related government departments
and local pgovernments, who are ecually associated with the development
and planning of the urban areas, Other underlying reasons include
ipadequate financing, insufficient staffing and equipments and

political interference in the affairs of the Board,
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6e10: Recommendation

In view of the situation enumerated above, it becomes imperative
to recommend some possible solutions towards an effective performance.
The solutions include recommendation for the review of the laws,
new sources of revemue to improve finance, required staff strength

and equipments and how to improve public image,

6e1.1: A Review of the Laws

There is the need for the review of the laws that guide the Board
in its activities of Urban Planning in Kano State. This will
ineffect put the Board on a proper legal footing with adequate legal
powers to carry out planning and development control duties in
accordance with up-to-date and relevant planning principles and practices.
It has been frequently remarked, that the Town planning legislation in
Nigeria is hopelessly out of date both as to style, where it assumes a-
anthoritarian approach to administration and as to content and also
narrowly focussing on physical landuse plans and zoning, to the complete
exclusion of the social and other policy aspects of planning.
The review specifically implies the inclusion of some fundamental
aspects relevant to the practice of urban planning into the provisions
of the law, It also implies the removal or modification of some
sections that seem to impede the successful operation of the Board's
planning activities, This review should take cognizance of the

following:
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A planning anthority should be atliberty to carry out its duties é:-
in accordance with the provisions of the law and the ethiecs of {ts
profession. Hence, section O of the NNTCPL which provides for the
Governor to interfere in the affagirs of the Board at will should be

abrogated,

Section 2 of the NNTCPL which defines some important concepts,
should be roviewed to include a broad definition of what plamning and
its process is all about. This will give direction to the responsibiiisiz.
expected of @ Town planning Authority.

There is the need to impuse professionalism into the membership
of planning authorities and to define the quality of such membership.
The contents of the law, at present, did not provide ¢learly for the
inclusicen of planners, who are the most important professionals to run
a planning anthoritys. Thus the membership should incinde and specify
the role of plamners and the other allied professionals. Section 5
need to be reviewed to specify the professional composition of planni-g
authorities, the departments and the qualification of persons to head
such departments. For instance, a plamning authority should have Town
Planning, Engineering, Architecture and other relevant departments,
which shall be headed by experienced and qualified personmnel.

The three main departments of Town planning, Engineering and Architecturs
should be headed by persons who possesc an MSc. degree in their
respsctive professions (llassan A. 1986).

The Managing Director or General Manager (referred to as
Secretary in section 6 of the law and generally misconstrued as
Secretary/legal adviser) to be appointed by the Governor should be a
professional Town Planner , except in his absence could an allied

professional be appointed.
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Sections 12 to 16 of the NNTCEL provide for the preparation,
Approval and pablication of schemes, but does not signify what a
planning scheme is; whether it implies a master plan or layout plan
or boths If it implies a master plan, how valid could its rigidity be
for a long period, normally up to 20 years? Alternatively, if it is a
layout plan, how realistic is it to undertake the lengthy procedure of
prep%@ion, approval and publication? Thus there is the need to specify
every kind of plan and also lo classify the plans according to types,
namely regional plans, sub=regiocnal plans, urban plans, rural planps,
local area plans and subject plans. It is also required of the law

to specify who prepares what plan and who approves.

The sections also did not adequately provide for a meaningful
local discussion and public participation in beth the preparation and
implementation of all plans. It is therefore recommended, that these
sections be reviewed to take comnizance of the need for local
discussion of plans and alsec to involve othef related government
departments in the discussion of plans as a necessary condition for
approvale. In this respect, the views of the general public and the
related government department:, especially WRECA, and NEPA must be
sought by the Board before subaissicn of plans for spproval. This will

make the plans legally binding on such related organizations,

6e1s2: Administrative Framework and Division
Of Responsibilitieg in Physical

Planning

There is the need for a comprehensive vegional plan to coordinate
and guide all aspects of plamning and development of the state.

The function for making the repgional plans shall west in the State
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Ministry of Land and Survey Town Planning Department subject to the
approval of the governor, The Ministry shall also continue to be
responsible for the planning of all the non=urban (rural) areas of the
state, by working with the relevant department responsible for Town
planning in the local governments . This specifically relates to the
preparation of sub-regional plans, rural plans, local area plans and

subject plans.

In principle, some planning functions should be vested in the
hands of local governments. The local governments are supposed to be
responaible for the preparation and implementation of planning schemes
in their respective localities, in view of the fact that, the local
governments are the closest form of government to the people, and
therefore know the needs and aspirations of their people better.

The aspect of Development control, should also vest in the local
governments, where, the community leaders, such as the ward heads
could be used to effectively control development, since it is not
possible for any individual or group to erect any structure without
their knowledge, Moreover, the recent policy where the Federal
Government allocates the revenue accruing to local governments
directly to them coupled by the Federal Government's pledge to fund
over 60% of primary education in the country will provide the local
governments with the financial capability to effectively plan ani
develop their towns and villages., This is more so, considering
the fact that the local governments do spend a substantial amount
of their resources in funding primary education. Another added
advantage is the recent scrapping of the Ministries of local governmernts
throughout the country. This will take care of any interference by

the state pgovernment.
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However, considering present dey realities, the transfer of
Town Planning function to the local governments will have %to be
later in the future. There is the need for a professional
organisation to be responsible for the practice of Urban planning,
in view of the fact that, planning is still in its infamcy ia . _gﬂe'
Nigeria, Jjustified by the lack of the qualified manpower to effectively
practice planning at the local government level. Associated with K
inadequate staffing is lack of eguipments, necessary for an effective
functioning of a plamming authoriiys. This aspect is also reflected

in the state planning authorities,

Another obetacle towards the transfer of planning to the local
governments is the issue of boundary. The planuning boundary is oot
co=-terminous with local government boundary e.g. where an urban
centre 1like Kano extends into about five local governments, it will

be problematic as to who will excercise anthority.

Although it is possible to overcome the problems stated above,
in a no~distant future, another most fundamental obstagcle is the
land use decree of 1978, whose sections 1 and 2(1) vested the control
of land, egpecially Urban land in the state Military Governor,
The argument here, is that planning is made on land, and as such,
the local governments by the implication of the decree have no control
on land in their urban areas, where most of planning activity takes
place. 8o unless this problem is solved, the transfer of planning
to the local governments will be meaningless since they will have

ne land to plan for.
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The Kano State Urban Board ghall therefore, contimie to be o
responsible for monitoring, controlling and supervising of all
aspects of physical planning in the designated urban centres of the
state, However, in so doing, it is hereby recommended, that the
Board should establish an Area planning office in each urban
centre, as is the case in Kaduna State, where in addition to the
established zonal offices, KASUPDA also established an Area office
in all designated Urban centres., The office shall be responsible
for the plamning and control of development in the urban centre
subject to directives and gnidance by the zonal office, The existing
six zonal coffices should be made more functional by deploying
resident officers of the Board, comprising of Town planmers, Architects
aﬁd Engineers, Each Zonal office should be headed by a pmfeasiogajq
qualified Town Planner. The Zonal offices will then coordinate the
activities of the Area offices comprising the zone in addition to
advising the locsl governments on physical planning espects through
the Area offices, especially now, thal all local government headquarters
in the state were declared urban areas. Thiﬁfarrangpment is
practicable within the inadequate staffingzzjf li?hr; Board as at present.
When implemented, it will make the Board wore functional by making
impact in all ite areas of jurisdiction. Moreover, this will
prepare the ground for the tranafer of Town plgppégg functions to
the local governments in future, | _ L

The Beard shall be responsible for all urban plans snd subject
plans of urben centres. It should also vest in the Board, the

responsibility to implement all approved plans as required by law, =~
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This will eliminate the incidence of differences between the provisiozs

of the plans and existing situaticns,

Gels3: Sources of Revenue to Improve the Board's Finances

In view of the prevailing economic predicament of the government,
it will be necessary for the Board to explore all possible sources of

revepue, 80 a8 to boost its finances towards a better performance,

The Board should employ diplomacy in order t¢ prevail onm the

governnent to honour its budgettary allocations to the Board.

In addition the Bosz:'d should endeavour to benefit from Federal
Governments Infrastructural Development Fund for Urban development and -
renewal, When acqu red, the Board's {inencial standing will be

greatly improved.

The Board ghou 4 increase its rovenue from the fees it charges
for formalization of illegal structures, by extending the policy
to other urban centres of the state, Also to be pursued and increased
is the fee charged for plant hiring in view of the astronomical rise
in the price and maintenance of plants,

The Beoard is also to increase its revenue generation drive |

through the following new sources:

(a) Development Charpes

The Board being responsible for the provision of new layouts,
formally charge prospective allottees of commercial and industrial
plots certain fees, However, the collection vf these fees has now
been transfered to “he Land and 8urvey Division of the Governor's

Offices It is hereby recommended, that the Board should
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prevail on the Government to restore to it the collection of such
fees, even if it means the Board will thereafter b: responsible for

compensation as section 35 of NNI'CPFL requires.,

(b) Demolishing Fees

The Board should endeavour to charge fees at a rate of H1000 for
an acre of land on persons who erect illegal structures and fail to
remove such structures where reqired by the Board, for which it had
to use its expensive machinery and manpower to effect the removal as
provided for in Section 11(5)'b' of the NNTCPL and Section 18(2) of

the enabling edict,

(e) Contravention Fees

The Board should also charge fecs on persons who carry out
any development that is contrary to approved plana, This apart from
boosting the Board's finances will also improve peoples compliance

to approved planning standards.

(d) Execution of Contract

The Board shonld vigorously engage itself in the execution of
contract jobs for both government and private organisations,.
Although, it presently constructs markets, roads and cornershops for
Kano municipal ond other local governments on contract basis, the
Board should boost this to include the construction of all kinds
of Buildings whether industrial, commercial or residential.
Others include construction of septic tanks, soak-away pits, drainages,
standard parkin;; lots for both industrial and public buildings at

reagonable pricos,
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(e) Consultancy Services

The Board ¢ ould establish a consultancy service unit to handle
projects, such a: design of site plans, building plans, advisory
and counfelling of the public and private organizations on physical

planning matterc, enlargement and reduction of maps etc.

(f) Sign Board “ces

Private orymisations erect sign boards along major and miner
roads to attract customers, thereby boosting their business potentials
A 1lthough local -overmments charge =i ch fees for the land, the Board
should also char e its own since sign boards are erected within
road reservatiors constructed and ma 1tained by the Board.

Such organizaticns should be made to pay reasonable fees once and for
all to the Boarc depending on the location of the sign board,

The fees should reflect the type and standard of the roade.

The Sokoto Urban Development Authority (SUDA), also charges this

kind of fees in jokoto. It is therefore recommended, for the Board

to charge the fr: in all designated Urban centres of the state,

(g) Betterment “harges

Although t! : Board was established to provide social services,
Sections i (1) f the NNTCPL provides for the recovery of betterment
from persons whese property increased in value as a result of the
Board's activities, The Board should equally pay compensation
to persons whos« property decreased in value as a result of its
activities e.g. ‘oak-away pits drainages etc. But since the Board

executies proj cts such as roads which increase the value of peoples
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property, the piyment of compensation will not outweigh recovery of
betterment - As a result, the Board will further boost its financial

position.

be1.4: Btaff Strength and Equipments

(a) Staffing

The Nigeria Institute of Town ! anners (NITP) recommended 1
professional Town plamner for every 25,000 urban population, as a
standard toward:. an effective performance in the practice of Urban
planning. In view of this recommendation, the 2,640,612 Urban
population of tl.c stale requires over 100 professional Town planners
to effectively perform the functions of the Board as against 11 at
present,

However, some experienced and professionally qualified plamners,
who are also members of the institute have expressed contrary views
as regards the staffing for administration of physical planning.
They opined that unlike medicine where Doctors treat patients or
pilotting which emphasizes equal number of pilots to the number of
planes; physic:s! planning aims at solving spatial problems and
organizing the ohysical environment, As such it will not be realistic
to recommend z number of planners to an urban population. Rather, w=a-
should be addressed to is the enormity of the problems of urban
centres and their organization according to standard planning
practices. Although a number of p anners are required to achieve
the task, other facilities and amenities such as plants and
equipments, an¢ the required finances are more important.

Otherwise, if t.e whole staff of the Board are to man any one of tne
zonal offices, they can not achieve the desired result without the

required facil ‘tiese
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In view of the need for forward rather than curative measures
to planning of urban centres, it is hereby recommended, that a
planner ghould be assigned to an urban centre, taking into consideratio:
the population of such urban centre, However, in so doing, the Board
should consider its staff strength and the problems of each of the
urban centres, Indeed it will not be possible to acquire over 100
planners for the Board in the near future, because the rate of staff
training is not commensurate with what is required, More over, the
problems will keep on mounting throu h time, As such, the Board
should assign to each urban centre tuo sub professional Town planners,
who shall possess at least the Higher National Diploma in Town
planning to man an Area Planning office, While each of the existing
zonal offices chiould be manned by 5 resident officers of the Board
comprising of 7 planners, an engineer and an Architect. However, the
zonal offices in addition to supervising the Area offices in their
respective zones shall also constitute the Area office for the Urbaz
Centre in which they are located. But the Board should increase its
staff strength by pursuing its staff training policy more vigorously
inorder to taclle the mounting problems of the rapidly growing Urban
Centres. Giving attention to the olier urban centres will reduce
the present over concentration of its activities in Kano metropolis.

In this respect, the required number of planners will be as follows:
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Table 6.7: Number of Zonal Offices and Recommended Number of Planners

Zone Mumber of Required Nunmber Required Number Total
Urban of professional cf subeprofe-
Centres planners ssional planners
1 4 1 8
2 Vo 1
3 b 1
4 6 1 12
5 h(excluding Kano 1 8
metropolitan)
6 1 12 13
Total 28 6 56 62

Metropolitan Kane which itself comprises of 4 zones shall
utilize the belance of 5 professional planners and 61 sub=-professiocal
planners in view of its encurmous problems, population fignre and

areal extent (Sce table 3.1, 3.3 and figure 3.2).

But whenever the staffing position of the Board improves,
consideration should be given to an additional sub~prefessicnal
planner to every additiocnal 25,000 urban population and subsequently
a professional Town plamner to 25,000 urban population as required
by the NITF in addition to an increase based on the emormity of

problems and arenl extent,

(b) Egquipments

The Board should provide 1 Bull-dozer and 1 vehicle for inspectimn
to each zonal office outside the metropolis, The Board should equally
provide 2 Bull-dozers and an inspection vehicle for the 4 zones in

the metropolis. The availability of the Bulle~dozers will case the
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the Boards task in the clearance of illegal structures throughout the
gtate, Indeed the precenge of the Bulledozers will also serve as
deterrent on the erection of illegal structures, The Area offices
and the Zonal offices should be built and equiped with all the
necessary equipments for an effective functioning of a planning
office.

The Board should also endevour to buy more earth moving emuipme=z:s
and repair those not working at present, Indeed about 50% of the
Boards Working equipments are grounded. Although the cost of such
equipments have risen astronomically, some officers interviewed at
the Dan-Agundi Yard of the Board, opined that the Board should
purchase cat graders, more Bull=dozers and pale loaders and repair
the only escavator that is now grounded., They also expressed the
need to buy a scrapper, a Batching plant and a sweeper of which it
does not possess any now, These equipments used in road construction

are very vital to the Board's operations,

6+1.5: Improvings the Board's Public Image

The public relations unit of the Board should gear its

attention towards embarking on a delibrately planned and sustained
efforts to establish and maintain understanding between the Board and
the public, thereby promoting and fostering cordial relation, throuzh
well conceived and articulated efforts of creating awareness of the
existence, roles, goal and achievements of the Board, In addition

to the public announcements in the media which should be made more
frequent, the Board through this unit should engage in publications

both in Hausa and English of its activities, particularly those that
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are observable by the public on weekly or monthly basis. The Board
should also organise press conference either once or twice in a year
to highlight on the Board: activities,

To achleve better image in the eyes of the public, the Board's
development control activities should gear more towards preventing the
erection of illegal structures rather than allowing them to be erecte:
for demolishing later, To this effect, it is hereby recommended that
the Board should make use of or seek the assistance of community
leaders, especially ward heads to prevent the erection of illegal
structures, The ward heads could be paid some repumerations for the
assistance, They should also be held responsible for the erection of
illegal structures in their areas if they did not report the case to
the Board.

It is only when the Board performs its functions in association
or with the cooperation of the general public, in whose interest the
Board was established, could the desired liveability and a planned

and well articulated urban environment be achieved,

0.20: Conclusion

The role of lirban Planning Authorities involves the planning and
guiding the overall physical development of Urban centres, This issue
has been discussed in relation to how such Euthorities evolve
through time, In this respect, the study highlighted on the
establishment of Kano State Urban Development Board in line with the
functions outlined in the relevant laws for which the Board was
established to perform and other guiding principles for the conduct
of its activities, The activities of the Board were emumerated,
along with how the laws expect such activities to be undertaken with

€
a view to judge its @ffectiveness as a planning authority.
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Accordingly, it was discovered, that the Board is actually not
rerforming ite functions as stipulated by law and therefore ineffective
as & planning Authority. Although the Board has achieved some
success in the execution of vital projecte within the available
resources, the conduct of ite activities are subject to politiegal
interference where some of its functions are denied it by the
government, while its development control activities depends on the
cooperation of the government of the day, whether civilian or militarv.
More over, the Board lacks the resources (financial, staffing
equipments etc) to effectively plan and control the developmert of
the 29 Urban Centres of the state., It was also established, that tre
Board can not be effective, considering the fact that, the task
of Urban plamning and development is enormous and beyond its scope,
since other government agencies are also associated with the planning
and development of Urban Centres by Virtue of the infrastructures,
facilities and services they were established to provide, and there
is no common forum for the Board and these others agencies to coordinsdee
their activities, Morszover, the law that establish the Board and
guide il5 activities is itself outdated and inconsistent with prese=nt

day realities.

To this effect, some possible solutions which include the review
and updating of the laws, a recommendation for an ideal Administrative
seteup to clearly identify responsibilities of the various agencies,

a recommendation on new sources of revenue to boost financial resources,

the required staff strength and equipments for an improved performance,

and provision for the discussion of 2ll plans with related governmen:
departments, the local governments and the general public were

offered. It is hoped, that when these aspects are given due
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consideration, the planning authority will be able to carry out its
activities and the expected roles according to the provisions of the
lawe This will therefore set up the required platform for an
effective administration of planning and an organised and well

articulated urban development.
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APPENDIX: INTERVIEW ON PUBLIC OJFFICERS

1. The Board was established to implement the provisions
of the Northern Nigeria Town and Country Planning
Law of 1963, How relevant is the law today as
regards the activities of the Board?

e The initiation and preparation of planning schemes
constitutes one of the major provisions of the law.
How successful has the Board being in this regard?

3. One major function of the Board is the contrel of
land use and developments in Urban centres. How
is this carried out and how successful had it been?

4, What are the achievements of the Board since inception?
And what are its problems?

Be The Board established zonal offices inorder to
meke itn presence felt in all designated urban
centres, How successful are these zonal offices?

6. All Local Government Headquarters were recently
declared urban centres, bringing the number to 29
in the State. What impact has the Board made in
these areas?

T, Other Government Agencies provide Urban services
in the State. What is the relationship between
the Board and these other related government
departments.

8, To what extent is the public involved in the
Beard's Plamning activities?

9. What suggestions can you give towards a more
effective planning administration in the State?



