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CHAPLER ONE
1,00 INTRORUCTION
1,1C EHEORET ICAL BACKGRUUND

Urbanisaticn is one important force which
is rapidly changing this country fro: a predoninant
rural netion to oune composed of townships and
suburbs, The najority of our population is now
cancentrated in metropolitan centres which exhibit
a wide range of social, econouic and political
diversity., The diversity is both the cause and
cffect of a gomplex series of human problems and
issues. une arca of current concern is the central
arca of our metropolitan arcas, The central
arca's role as a focue for admninistrotion, commerce
and culturc is rapidly changing and this change
coupled with diversity preccents a cliallenge to Urban
Plamners, Thie challenge is efficient physical
plamming and design for providing a nore functional
town centre rid of traffic congestion and poor
environment,

Nigerian towns can be classificd into two
najor groups, The first arc those traditional towns
which developed organically and cxzisted long before
thie coning of Buropeans, Both their Layouts and
the physical structures were basically determined
by their traditional activities and institutions;
and they reflected the then low level pre-industrial

tecehneclogy, With the eoming of the Europeans they
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have had substantial additions to their original
sizes, These additions werc due t0C nassive
introduction of new Urban activities and
institutions, These werc eithcr scconmodated
within the existing structure like the towns of
Benin, Ado Ekiti, etc or located at another and
newly developed centres usually called Sabon Gari,
Such towns include Kano, Zaria, Ilorin etc, which
consequently have bi-focal or dual centres,

e fentral areas of such traditional town
are exanples of the Urban nucleus which had
cxisted froa the very origins of the town, dbut
its function in the town is not mainly in the
cconomic sensc, Instead the joint location of
the main narket, main mosque, the Oba's or Emir's
palace nakes the Central area of the town to be
lcoked on to as a focal point of political, religious
raid socio-economic authicrity of the town, Suffice
tc say that the central area of any Nigerian
Traditionel town is a focal point which includes a
spatial value gradient which occurs in that town,
The town centre providing a higher level of services
witile the neighbourhoods (wards) provide lower level
of services, These wards have their chiefs who are
responsible to the Oba or Enir whose palace is
located in the heart of the town centre, Hence a

strong central areca was conecivece as the dominant
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focus of the town's social, budingsé axd
intelliectual life radiating onwards along the main
pedcstrian routes into the inner rcsidential arcas,

O the other hand there arc those Nigerian
towns (contemporary towns) that had their develop-
rent mainly due to Buropean influence, such towns
1ike Kaduna, Jos, Aba, Enugu, e¢te, They to sonme
extent give the impression of carly idea of
rhysicel plamning in Nigeria, whcreby there was
functicnal segrogation of different landuses, Thelr
Ceatral arces were designed (both in layout and
structure) to accommodate 'modern’' urban cctivities
and. institutions whiclh: the Europeans introduced
intc the Country. Examples of such institutions
arc thc introduction of departiental stores,
recreaticnal areas cte.

The general planning principle of these towns
is besed on prid iron pattern oY the British - our
coloniial mastecr, The main charactcristic of such
towne' centrece is the shopping sircets, their major
strcets forning their commercial axis, "The forn,
caacrecter and functions of those modern centres is
deternined not only by the lerpgc size of population
and its high concentraticn, but also by its
heterogencity which ercates favourable conditions

for diffucion of innovetione and crcating a high
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tem:o o1 nodernization”, Footpaths fro: the
ncighbourhoods (wards) and the pcriphery of the
town in diffcrent directions converge on the

open gpaces and nmarkcts at the central area,

1.11 BXISTING SITUATIONS IN NIGERIAN FOVN CENTRES

Eany changes have talten place in most Nigerian
town centres especially in the traditional town
centres and cihianges have disrupted the cxisting
pattcrn of such town centrecs, Thic vehicular
trai'fic intc the traditiounal town centre has
conpletely displaced the former major node of
transport of benst of burden and pedestrians,

This has called for the constructiun of highways/
transitways of two or three laics through most
traditional town centres, Fxamples could be found
in hance City having two-lane highway running from
Kofar Lata through the Enir's pslece, and an
srterinl road through the central part of Zaria
City as the case in Ilorin,

The traditional narket in traditional towm
centire was sinply an open space with no buildings
in the past, In recent ycars such narkets have
undergone sope changes, ¢.g. stells are laid out
Trunusa, W.T,(Mre,) 1980, "Ci'ty Ceritre for Greater
Yola: An approach to the interpgration of the tradi-
tional cities and the modern townships of the Hausa-

Mulani scttlenents of Northern Nigeria' k,.Sc,Thesis
(U.R.P., A.,B.U,)
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or arranged in rows and arce usually arrenged and
pleced end on in parallel rows, Spaces are
arranged between rows so that consumiers can

nove frecly around the narket. Supermarket,
storcs and new courcrcial cenitires nre coning up
ir. the town centres where nore variecd and modern
censuner itens are sold. Consequently, these ncew
corncreial arcas need some organiscd parking
spoccs for the custocers.

Ls nontioned carlier, the OCba's or Enmir's
palacc was formerly the syubel of traditional
suthority which was infact the sclc authority
gorerning the whole town and its suburbs, With
the introduction of Locanl Govermnent Arcas and
its adin.inistrative machincery in 1976, the emphasis
on the traditional rulers as sole aduinistrators
bzeome luss, The centre of adiinistration and
political power have now movcd to the local
govermnent o fices at the local level and the
various Sceretarict or head-quarticrs at the State
Caritais.

Again high rise buildings arc springing up
in must cf our town centres reflcecting the intensiv:z
landuse of our town centres, [or example, the najor

strects in most town centres are characterised by
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Pour-or five- storey buildings with an open ground
floocr which in itself forns an arcadc on which fronts
difTerent selling activities and perhaps, sone of
the perscnal services are being enrricd out. On
the first floor both offices not reauiring a
shep front end sowe of the persanal services be
accomiodated, with the top twe or threc floors given
over to apart.cnts for either the locally cmployed
or businessmen and their fanilice or those wishing
to live within the central arca,

The high traffic volumc gencrated by such
intensive landusc within our town centres have
rendercd our existing road capacitics and parking
spaces grossly inadequate, Couple with this is
the indiscriminate on-strecct parking within the
conmercial area which is a com:on phenorenon in our
nmodern town centrcs crcating trafiic held-up every-

vhere in the town centres,

The eleetricity supply to our town centres is
usually distributed to individual structurcs cn
overhcad lincs, With the high rise buildings coming
up it most of our town centres it is no norc safe
uesing the overhead lincs.,

1,20 SIATEHENT OF RESRARCH PROBLEN
Kost Nigecrian ncw tovme like Jos, Kaduna and

Emagu grow and function predoninantly as adininistrative
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and industrizl eentres and all have their central
arcas as comnrercizl strects. This comnercial
strecets systew has cscd sonc seriocus circulation
problens in the ecntral areas of such towvns,

ind tbaji one of the proposed satcllite towns
within the Federal Capital Territory (FCT) will
function as an industrial and adninistrative centre
whose central aren requires spccial design attention
to guide against the problems associated with the
central ar-as of our contemporary towvns., The
treatient of these problens in this study provides
one approach to suggesting a conceptual context

for norc extensive rescarch,

1,30 4LiS AND OBJECTIVES

(1) To design a town centre for Abaji which will
ensure proper functioning as a satellitc town,

(ii) 'To design a town centrc befitting a gate-

way townt to the Federal Capital Territory that will

give the town a national identity.

OBJLCTIVES

(i) Designing the centre to ensure ef functional
structural laycut of the clements,

(ii) Creating a town centre of attractive environ-
rent which will generate huwan interaction by
pvroviding essential central facilitics for the

adninistrative, culturcl and recreaticnal activities.
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(11i) Provision for free and safc novenents of
vehieles anc pedestrian for Lbaji with speecial
rofercnce to its proposals for the central arca

es a basc for a better alternative centre,

1,40 LITARATURS REVIEW

-

Hany rcscarch works have becn done on city
or town centres in both developcd and developing
countrics, Such rescarchers include Barry
sarncy and Mauricc Yeates (1976) whosc works
on Anct ican town centrcs concentratcd on the
landusc pattern within the town ccntre, Others
like Juchnouricz? 8. (1976) and Greater London
Courcil (1965) focus their attention on newal
and design of city centres to veduce the traffic
problers being expericnced by such centres, as
vicll as nmaintaining the e¢cononic base, and
inereceing its floor sgpecc for naximun utilization,
As obscrved by Juchnowicz. 8. 'the traffic factor
cxercisc an cssential irpact on the formation
of the conterporary city cecntre snd is the leading
influence ir the process of developrunt of central
arc:s£3

Juchnowicz 8. (1978) 'Problcen of cortemporary City
Centre! Public ILecturc delivercd by NITPS,AEU
Branch,

3Ibid.
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In Nigeria sorec significant steps have been
rade on the studies of our town centres, Mawny of
such studies atteopting proposals for redevelop-
nene of traditional centres, For cxample, Ganwa
(1978) and Ayeni, M.L. (1975) studied the eity
centres of Yola and Ado Lkiti respectively., The
two studics highlipght the physical characteristics
and asscciated problens of sonc traditional town
centres in Nigeria. They also make some suggestions
concerning nininising such problens, Whilc the
works of Kassenm (1976) and Jibrin L,N. (1981) on
Joe and 3avbon Gari, Zaria, respectively, propcescd
nastcrplan for Kaduna by Max Lock and Partncrs
(1967) and for Kano by Travallion (1967) shcd sone
1light on recdevelopnent ana construction of conten-
porary City Centres in Nigeria,

Sore specific works on central arca design
are those done for the PFederal Capital City of
Higeria - Abuja - by Kenzo Tange and Urtece, Inc, in
conjueticn with Oluwcle Ohinuyiwa and Associates;
enna and associates; and E,A.D. Illsiegbe and
Associctes (1981-82) and for Kano City ccntre by
sate Jagiello M.il, (1981). Both of then dealt with

the phayeal planning and the design of the centres on



10,

on relatively undeveloped or 'virgin' land, Both
projects make plans of landuse proposals for the
centres which speciy¥. all the structural elecments

to be accommodated by the centres,

The rescarch for Greater Ycla and sone
consultancy works carried out by the departmnent
of Urban and Regional Planning of Ahradu Belle
University, Zaris on physical planning of sone
Nigerian towns emphasised integreting thce centres
of old e¢fsies and those of new toynships which
heve grovm out of such traditional citics so as
to ensure contincus efficient cccrdination of

traditional eity centrcs funetions,

1.50  1iLHODOLOGY.

£11 information for analysis orc cxtracted
fron the proposed draft nasterplan for Abaji by
Intcr Designs Partnership Consultonts, Such
inforuation include location ray, Topographical
naps, slope analysis, existing and proposed landuse
naps, etec.

Planning briefs for tie planning of iAbaji
town given to the Consultants by FCDL forn another
sourcc of infornation for ny analysis, :nd finally
I ccnducted some wird screen survey of the existing

village and its surrcundings,
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1.60 SCOPES AMD LI | ATIQNS

The existing village - old Abajl - as an
organic snall settlenment has no defined central
area. The need to integrate the new town centre
wth the existing tow centre does not arise.

As at the tine the project was being carried
out, there was no planning and design briefs for
Abaji town centre. hence there is no quantified
anal ysis fra:) PCDA on which the design shoul d be
based.

Another limtation is the site selection and
pl anning of the proposed town centre which shoul d
be within the conceptual planning framework of Abaji
draft masterplan as proposed by Inter Designs
Partnership Consultants. S nce the town centre
IS not an exclusive entity on its own but functions
within the structure of the town whose proposed
nmaster plan wll be approved.

The appraisal of the draft master plan dcx
not ! ;cinto the detailed site plan ad design of
the area. Rather a general appraisal is nmade of
the |anduse proposals for the town and a little

detail ed appraisal of its central area.
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CHAPTIR TWO

S e

2.00 AUIYSIS OF THE STUDY AREA AND EVALUATION

OF, THE PRCPOSED DRAFT HASTERPLAN,

2.0l vwssscs s STTE CHAR:CITRISTICS
Abaji lies cast of Lokoja=Kaduna "2 highway

where it crosses the river Okia, South of the
junction of the A2 and the EKcffi roads. It is

the Zirst and major settlencnt at the Southern
vége of the #cdcral Capital Territory, (See figs.
2,04 and 2,02),

‘ry 4 Lig. 2,02 shows the village as well as 1its
prLotued arza is situsted on well wooded, velatively
high ground overlcoking the river Okia, which is
i prinmavy river that dreins the aivea. Rising
Dxon whe generel level are five steep sided, flat
Sosunea hills, The Northern edge of the site is
“ermied by a line of flat topped hills which produce
v saeanpuent cffect with the scarp slope facing
i Boan.  Yhilc the Southern boundary of the site
yeraed by the stecp sided valley of the river Okia,
genwrnliy the ground slope gr-dients vary frou f to
5“90‘3

. - o o e e e S R S el B i . i S

2.
“3Lip: analysis of the site carried out by Inter
desipna Partnership Consultants,
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Except for the river valley which is densely
vegotacbed the area is a mixture of park savannah
landscape and agriculture. The dense vegetation
on the river banks is an evidence that the river

has a steady flow.
2.11 | IONS

TEMPERATURE

Li ke el sewhere in the country, the entire Federal
Capita 1 Terribory rec ords its highest tenperature
during the dry season nonths which are generally
cloudl ess. Extrene maxi num tenperatures occur every-
where in the vicinity of the territory in the nonth
of March which records about 37 C  The diurnal
ranges of tenperature drops as much as 17 C in a day.
As shown in table 2.01 below this is hardly reduced
and increased nore than 7 Cin July and August.

Dry season lasts from Novenbsr to April, but between
Decenber and April the area conmes under the dom nant
I nfluence of dry and heavily dust |anden condition.
This tenperature is greatly, affected by the relative
humdity. Table 2.02 bel ow snows the nonthly
variation in relative humdity. During the dry
season, relative humdity falls in the afternoon

jso about 30 percent in the area.
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TABLE 2.01
DAILY MAXBI1 IXe°fii

D2M*FEB, MARJAPRI T JULYUUCU SEPTtOCT.INGV,DEC. YEAR

Lx 33. 350 35"134.2 36L..31.3 30.2 29.81 30.0 31.3 | 32.7
|

N I ' J
MINI|21.1 234S.023.7 23.8(23.0. 22.9| 22.6 23.3 2> 218 199 22.7

—a.. s

Source: Report of the Geological Survey of the Federal

Capital Territory, p»27f

wi'.2..p2 IDITY (%
0700 hrT ' TSocThrdl
JANUARY 86 143
FEFRUARYt| 80 i+1
i CH 82 51
APRIL 86 55
MAY 89 61
JUKE 91 65
JULY 92 69
AUGUST 91 69
SEPTEMBER 93 71
OCTOBER 93 67
NOVEMBER ! 92 5k
DECEMBER | 90 hi
YEAR 89 58
Lat.07 i Long.06 j
48 N | i]rE i
Elev.
... .j_. 135 ft.j

Sgurce: Report of the Geological Survey of the Federal
Ca-ital Terrjtory. p.29.
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WIND
The characteristics ox' the prevailing winds that
blow over this area are associated with the continental

(CT) air mass and t aritime (MT) air mass. Associated
trade

with the CT air mass are the North-east*winas (NET) and
with the MT air mass the South-West monsoon winds (SWM).
In March, the prevailing winds are mainly southerly
South-West (Fig. 203*) which dominate till September,

while the North-east become dominant wind from October

to March bringj ith it dry, cloudless but dust-laden
conditions assocJ * with the harmattan.
RfcNgAJ

In terms of rainfall, the rains start about the
middle oJ -oh or April every year and end between

October and November, The duration of the rainy season
refore varies from 2\0 - 230 days. The total annual
rainfall however varies from Abaji to Abuja, for instance,
Abaji has 32.4" (1132 mm) while Abuja has 61+2" (1632mm)

Though th*ve is enn”j derable variability in these
totals from year to year. The mean monthly distribution
of ral 1 (see table 2.03) shows a tendency to
extreme concentration in two or three months, for

,. of the annual rains fall during the months

of July, , August® and September.



F16.2.03
PREVAILIWG WINDS OVEK ~CT

North-Ecst  Trade Winds
[ocridEr —MARCH ]

South West Monsoon Wind:
{ APRL — OC TOBER)

0 250 Kms.
[
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MELN RONTHLY RAINFALL

I R e T T B

- -

- .tt!l.i.-l\l‘g..ci P L T R I e l.n B S ﬁ‘lli..l.lr-ll nrl—-lll{.-?..! e ol S -
JLI. :,mm." iR, | 4PR. |bay pure lguiy lave. | seprd oor.| wov.| pec.lvmiz | mo.oF
SR ISR AU PR S S SO SR S L lToTAL | YELRS

_ | ‘ i:
(Ins)0.18 046! 2.21 | 3.87 |6.00{5.50 6.74 6.74 8.19 [5.33 [ 0.59 | 0,08 |U5.79 | 8

_ to
(mm) 4.6} 41.7, 55.85|96.8 | 10.Q 1375 L_mm.o" 16.0f 204811328 13.8 ! 2.0 p145.5 ]| 1976
| _ | :

_————— At G b § i) i i v i 8 G S—— o W B w6 ol B M B il W iia

-

Source: Reporw of the Geological 3urvey of the Pederal Capital Territory, p.4o.
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The soil cheracteristics of Abaji are gencerally
of sandstone formation. (Fig. 2.CHK). The soil's
pareat naverials are all acidic; with a predoninance
of gquartz in their composition, The soils arc
generally of sandy loam to e¢lay loam, The soils
are deep with abundant guartz and schist gravel.

They have iron cancretions and well drained,

2,20 OLD ABIJT

1he originel siting cf the village in such an
hilly arca nusi have got sone defence or rcfuge
considerations. +Jnd the inhabitants later decended
t> the low level area during the period of pcace

for agricultural activitics.

The village is a si:all one with a population
of about 11,006“. It is a nuclecated tyve, i.e,
coipaci. settlement which consists of disorderly laid
houscs, the narrow zna irrcgular spaees between
then passing for sitrcets. Corpounds with regular
nud houscs arc surrounded by high mud walls with
single entrancc, The walls of the compounds are
almost convinuous, [fnd sowe compounds have order
in the layout of houses within them, Thc¢ houscs of
fenale nmeubers of the compound joined together to fHrm
a cantinuous wall roughly seni-circular with the male's

houses. | Sy Y- -

PCD4L Resettlencnt Survey conducted within the Federal
Cajital Territory in 1980-81,
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The econcry of the inhabitante is rurally
based, dependins on sinall-scale or subsistence
agriculture producing relatively very ncagre income
This state of low income is rcflccted in the
scttlement structurec, The structurc is that unplan~
ned ane of closcly-packed and janbled buildings of
low guality,

Gencrally, Lbaji village is a stable
traditional scttlenent with a village hcad and
few cormunity facilitics like a prinary school

and a »ural health ceatre,

2.30 PHYSIC.L PL/INING GUNGEPY OL NEW /By.J1

#baji village s one of the few settlencnis
within tne Tederal Capital Territory recoaunended by
the masierplan for Abuja the new Federal Capital
City of Nigeria to be developed as satellite towms.
Considering its 1ocation5 fron the capital ana
the raw materials available within its c¢nviron
»#baji is te b a wmajor industrial centrc with an
agricultural and building conctruction basec, (8ec

Fig, 2,04),

Inter Lesigns Partnership Consultants arc
the Federal Capital Devclopment Authority (FCDL)
appeinted physical planning Consultants te handle

the plonning of the propased new town of sbadi .
5hbuja saster Flan recouncuds that all major industrial
activitices be locatcd clsewhcrce within the IFPederal
Capital territory but not within the City of iLbuja,
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The basic conecpt adopted by the consultants

has attracted sore counents and suggestions,

Street Pattern

Though the grid pattern systcim of towvm has
sone advantages like its regular patiern of
streets and bloclis miding €asy strect addrcss
systen, cnabling implenentation works to be set
cut, canstructed and extended eesily; It ie
highly uwndesiravle for residentisl arecas. 1t
allows traffic to travel at speed., The nuncrous
cross junctions arising from this pattern arc not
encouraged in any residential area. Jlsc therc
is a probler of uncontrolled infilling of the
grcen belts as pppulation inereascs unlces there
is effective developnment control, Expcericnce has
shown that inTilling proved cften to bc out of

keoping with the original grid pattern plan,

Furtheriore, a grid of any kind appcars to be
rdzid imposition on the natural landscape which
encoursges (rading and filling giving risc to
formations for rows of nonotonous strcight streets
and pits of erect building,

Considering tic site conditions of 4Abaji a
land nainly ®illy and cf dissceted terrain, cellu-
lar (Fig. 2,06 ) Flanning Pettern should have been

adoptcd herc, This cellular pattcrn gives a






21
traditional ottern of rceoadnectwork defincs
clearly the plannins units (neighbourhocod,
gomrunity units), It will noke the Plan forn

to be compact,

Industrial area

The idea of dividing the town into two distinct
categories of pesidential and industrial with a nojor
highway 1is noct all that desirablc, The industrial
area is thc najor source of prinary enploynent
which generates alot of both vehicular and pecdestrien
traffic crossging fror onc part of the tovm to the
cther, Though tlicre is a provision for two undcr-
passes often pcople tend to neglect then and cross
the highway indiscrininately at other points,
Teo arrest tiiis situation an alternative site could
be sought for the industrial area which should be
on the sane sidc of the highway with the residential

section of the town,

The provpesed location of the Industrial arca
by the consultant is an obersight without considering
the dircctinn of the prevailing wind over the arca,
The lscation of the industrial arcas in rclation to
the residential areas of the town is not conducive
but injurious tc¢ human hcalth, Hence ny proposal

for new industrial location as shown in Fig, 2, T.
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Comuereial arca

The comcreial arcas arc placcd along all the
district strects of 60 peters right of-way running
through thc wholc of the town, This is a sinilap
situation thaet exists in Kaduna Towvn at prescnt,
this systen of distributiocn of caimercial arcas
within the toyr. dces not allow the urban systen to
function well, <“hec strects will be £id3aed up with
hawkers, encourages street parking both causing save
traffic holdup all over placcs in the town. There
will be no free roveient for the pedestrinns, Connepe
cial activitiecs shiould be concentrated in spccific
placce in hicrarchics cunseicusly planncd for the

Uscs.,

3.32 _PROPOSED 3LI4R.L LGNDUSE OF THE DRiFT WMASTERPLAN

g
et s e Se————

Ls shovn in Pig., 2.08 thce table below showes the
vercentage of land allocatcd to various uses, The
percentage of the roportion of thesc landuscs is
algo shown in a grabh forn (sce Fiz, 2.C8) to show

vividly thcir rclaticnships.
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Bvslustion of landuse preposed¥inter Dusize

.-

Fartnership Consultants,

[FULCTIONS ~

e E———w s

IResidential

Connercial
fublic & Sendi
publin~

Industrial

Parks and Ouen
spaces

Roads and
: Streets

r----«.—-.---v- -k mam .

Total

T

The above table shows that the tctal
for the provosed new town is 1,900,08 He,
the town is proposcd for 150,000 people,
an average density of 78,94 persons/ha,

density is too hi

s Saaliet

o s o

L

Tfor any MNigerian tow,

1% 0F TOT.1 | iSRS
PR

i
L T T

o |

less

Lore

less

More

The nature
ol the area
naturally
incrcases 1%,

Ldeouate,

T IRE. TN WA

639.46 33.65
121,00 6.37

71.41 3.76

L0, 00 23,16
335,13 17.64
293.08 15.42

e e S
1,900,08 | 100,00

e e —

land area
While

This shows

This

The

general situation cobtained in Nigeria is alloecction

of large plct sizcs hencc departnent of lrban and

Regional Flanning, ...B.U., Zaria uscs an average

density of 55 pcrsons/ha in preparing sone naster-

plans for sone Nigerian tovms,

fihile in Indie - a
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developing nation - with nuch higher population
than Figeric and favours smaller plots uscs 75

perscns/ha,

Using 55 pcrsors/ha as a standarda the total
arca of land for the ncv tovwm is 2,727.27 ha, But
congiaering the naturc of the topography of the
area which ispm (ged with sicep slopes the total
area of land for tic town should have beccn 3,000

ha. of an average d.nsity cof 50 persons/ha.(3ee
Appendix 1)
Renarks arc baccd on the standsords uscd in

allocating land to various uses in an industrial

based gown,

Bascd on two basic paramcters, i,c. 50 persons/
ha and acceptable stondards for allocating land to
diffcrent uscs in a towa that is industrially
bascd, tebic 2,05 bslow shows suzpested landuse

proportions for the ncw town,
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TABLE 2,05

SUGGLSTED 1. iDUSE PROPORTIONS FOR LB.JI NEW TOWN

T T i e o —— 8 A — — - - -

FONCT Tons T TTIRECTIN| % OF TOLT | @ DOPTED |
Hi.. | -Ri. RuQUI-
RED,

o ——— B 8w w  ewea e ——

Residential 1,350 y2-L5 L5
Connereial 120 3=l L

Industrial L20 12-14 14

Parks and Open
Spaces 270 8.5-9 9

koads and Strccts 420 13=14 14

| =» o=

e w8 w2 e el 4-‘-.-_-—‘-..-.4._._-_—-.--_-—_.-_-.4‘“«- B I e e ]

Others 60 2 2

R — e —— L T L B m b m # e e . e - —‘a]..--....-..-..-. e e R o S —— —
Totald 3000 (88,5 - 100 100

Land allocation is based on standard prcposed by
6 :

Kulshresthe, S,K, for Indian Urban Centres for

classifying thcir different landuse caticgories by

their functions,
Kulshrestha, S,K, 'Landuse patterns of Urben Centres
of India', ZEkisties, Vol, 180, Nov. 1970 ppr. 436 = L4LO.
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PROPOGED, {Ci/N CENTRE /8 LN THE DR.FT MASTER-

The town centre proposcd by Inter Designs

Partnership Consultants as in the draft nasterplan

is reprcecscnted by two niain strecets for conmercial

activitics forning a'T' shape as shown in fig, 2.09.

The area coverege for the town centre is 72 ha, The

consultants did not show any detailed devalopient

plan for the town centre like other consultants as

evident _eon the fimure, Table 2,08 beclow shows the

landuse proportions for few and unspecificd uses

in the proposed town centre,

Mg, 2,08 also shows

the percentage of these landuse proportions,

LLBLE 2,06

OHCTICS

e T

Counicreial usc

lixced uscs

usc

e

TOIL.L

. a— 8w @ 8w s oW 2 s oW

T T R

Public and Scuai Public

. ——— . -

- . —

T RES "IN RIS % TOF O TREL |
43.2 60
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h.32 6
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The consultants submitted only two reports
by the time this project was been undertaking by
me. These are Preliminary and Draft Master Plan
reports. My review and analysis is based on the

proposed draft masterplan of Abaji.

2031 GENERAL LU[)W\! ]j_. OF THE DRAFT MASTERPLAN

The physical planning concept adopted for the
planning of New Abaji is that of grid pattern
Street planning. As shown in Pig. 2.0!$ the
proposed new planned town of Abaji is a grid town
divided into sections by A2 highway, running north-
south at this point. The western half of the town
Las tiie main industrial areas while the eastern
half contains the central area, the residential
and the main recreational area;’,.

The main roads running through the town form
the district streets according to the report.
These district streets link up to form a ribbon
of commercial and administrative activity areas

running throughout the town.

There is a generous provision of open spaces
within the grid system owing to the topographical

characteristic of the site.
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20.
The basic conce] t adopted by the consultants

has attracted sone coments and suggesti ons.

Street .Pattern

Though the grid pattern system of town has
sonme advantages like its regular ixittern of
streets and bl ocks aiding easy street address
system enabling inplenmentation works to be set
out, constructed and extended easily; It is
highly undesirable for residential areas. It
allows traffic to travel at speed. The nunerous
Cross junctions arising fromthis pattern are net
encouraged in any residential area. Al so there
Is a problem of uncontrolled infilling of the
green belts as popul ati on increases unless there
Is effective devel opnent control. Experience has
shown that infilling proved often to be out of

k< aping with the original grid pattern plan.

Furthernore, a grid of any kind appears to be
rigid inposition on the natural |andscape which
encourages grading and filling giving rise to
formations for rows of nonotonous streight streets
and pits of e PEOt buildin .

Considering the site conditions of Abaji a
land nainly Hilly f dissected terrain, cellu-
lar (Pig. 20:6 ) Planning Pattern shoul d have been

adoptcdhere. Thiscellular pat terngivesa
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traditional pattern of roadnetwork defii
clearly the planning units (nei ghbourhood,
coommunity units). It will make the Plan form

to be conpact.

I ndustrial area

The idea of dividing the town into two distinct
categories of nesidontial and industrial with a najor
highway is not all that desirable. The industrial

a is the major source of primary enpl oynent
whi ch -venerates al ot of both vehicul ar and pedestri an
traffic crossing fromone part of the town to the
ether. Though there is a provision for two under-
passes often people tend to neglect them and cross
the highway indiscrimnately at other points.
To arrest this situation an alternative site could
be sought for the industrial area which should be
on the sane side of the highway with the residential

section of the town.

The proposed | ocation of the Industrial area
by the consultant is an oversight w thout considering
the direction of the prevailing wind over the area.
The location of the industrial ai 8 inrelation to
the residential areas of the town is not conducive
but injurious to human health. Hence ny proposal

for new industrial location as shown in Fig, 2C?.
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The industrial aveca being located here will have

the advantare of ncarmess t0 water than the foruer,

Residential .rens,

consider
The plon of the aew town does notd the groupings

of residential arens into coununitics of different
hierarchies, The modern cancept in planning
enphasizes concept of groupings, the settlenent
being subdivided into subunits whieh are hicrarchic:l
inter-relatcd likc districts, coununitivs, rcsident.al
sectors and sub-residential sectors, This concept
is desirable as it shows a polynuclear etructure
with onc wroninent centre, Yot only has it been
found uscful in nodern planning, it hes a cultural
under~pinning here, this would tend t0 reinforce the
traditional socic-spatial structure of cur people,
fron the proposed landuse of the draft naster-
plan soue residential areas in the northern part
of the planncd area are scrved with dead and stread
without any comnection between the residemtial arcas
(Fig., 2.C6 ) Loop prttern of road should hrve been
planned for connecting the residential area (Sec

I"ig. 2.c6 ‘)c



Comcrcial arcy

The comicrclal arcas are placcd along all the
district strects of 80 petera right of-wvay runing
through the wholc of the town, This is a similapr
situation thet exists in Kaduna Tovm at nrcscnt.
this systenm of distributicn of caumercial areas
within the towe. dées not allow the urban systen to
function well, “he strecets will be £id3ad up with
hawkers, encourapes strect parking boeth causing sace
traffic holdup all over places in the town. There
will be no frce rove.ant for the pedestrinns, Conefe
cial asctivitics siiould be concentrated in speclific
places in hicrarchics consciocusly planncd for the

uscs,

3,32 _PROPOSED GL!WR.L LANDUSE OF THE DR.FT MLSTERPLS

\ N
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As showm in Fig, 2.0 the table below shows the
perccntage of land allocatcd to various uses, The
percentage of the rroportion of thesc landuscs is
also shown in a graph forn (gce FPiz., 2.C8) to show

vividly thcir rclaticnships.
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Evslu:tion of landuse proposedinter Dosims

Fartnership Consultants,
raruuersnip Lonsuliaroes

[ FULICTIONS

Residential
Coninereial

rubliec & Se. i
publi~
Industrial

Parks and Open
spaces

Roads and
Strects

'

- e .- e m e e

_L'i‘otal

g - . -

The above table

for the proyosed new towm is 1,900,08 Ha,

-

— e o

.

-t

| FRE. AL T % 0F TOLT | RAmE
TGP OIOLS = SRS ) (AN 1 BE e i e e e e s ——
639.u6 33.65 lecss
121,00 6.37 lore
7144 3.76 lcss
L0, 00 23, 16 More
335513 17.64 The nature
ol the area
naturally
§ incrcascs 1%,
293.08 15.42 lideguate,
NESEN—. . SR, S— .
1,900,08 100, 0O

the town is proposcd for 150,000 peogple,

an average density of 78,94 persuns/ha,

density is too hi

ah

od

for any ligerian town,

shows that the tctal land area

While

This shows

This

The

general situation abtained in Nigeria is allocation

of large plct sizes henee departnent of Urban and

Regional Planning, ...B.U., Zaria usecs an average

density of 55 persons/ha in preparing sone naster-

plans for sonc Nigerian tovms, W#While in

Indie - a
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developing nation -~ with nuch higher population
than Figeric and favours smnaller pleots uscs 75

perscens/ha,

Using 5% pcrsors/ha as a standard uvhe total
arca of land for the nev tovm is 2,727.27 ha, But
considecring the neturc of the topography of the
arca wvhich ismg sged with steep slopes the total
arca of land for tic towin should have been 3,000

ha, of an aversge dnsity cof 50 persouns/ha(3ee

Appendix 1)
Reniarks arc baced on the standards used in

allocating land tc various uscs in an industrial

based gBovn,

Basc@ on two basie parancters, i,c. 50 persons/
ha and acceptable stondards for elloecating land te
differend uscs in a towi that is industrially
bascd, tabic 2,05 bclow shows sugpested landusc

proportions for the noew towm,
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T.BLL 2,05

SUGGLSTRD 1.1IDUSE PROPORTION: FOR . B.JI Niw TOWN

Cw e e e e e e e e m—

FonNcT Ions T TT{TIRE.TIN| % OF TOn.Y | % JDOPTED |
H.. | sRE. RUQUI-
RED, __

. L e e = T |

Residentinl 1,350 L2=45 L5
Connercial 120 Fly L

e 360 11-12 12

Industrial L20 12-14 14

Parks and Open
Spaces 270 8.5-9 9

koads and Strects L20 13=-14 14

e R T T T I ————— — e —— | S am——

Others 60 2 2

Totald 3000 88,5 = 100 100

Land allocation ic based on standard proposed vy
6

Kulshrestha, 8.K, for Indian Urban Centres for

classifying their different landuse catocgorics by

their functions,

W L S S B T B L B WS B e B smeeai W B 8 A & S L S —

Kulsnrestha, 8.k, 'Landuse patterns of Urben Centres
of India', Ekistics, Vol, 180, Nov, 1970 vp. 436 - 4L4O.



27

2,33, PROPOSED £CiN GENIRE /S LN THE DR.FT MASTER-
PLAi.

The town centre proposcd by Inter Desipgns
Partnership Consultants as in the draft nasterplan
is reprcsented by two n.ain strecets for conncreial
activitics forning a'T' shape as shown in fig., 2.09.
The area coverege for the town centre is 72 ha, The
consultants did not show any detailed developuent
prlan for thce town cenire like other consuliants as
cvident -con the figure, Tnble 2,06 bclow shows the
landuse proportions for few and unspecificd uses
in the proposcd town centre, Pig, 2.C8 also shows

the percentage of these landuse proportions,

Proposed Lenduse, Proportions for .baji Town Contre

(
AR AR
- - P -

P R P ———

%ﬁﬁﬁﬁﬁiﬁi?‘ REZTIN LT (% OF TOTST AREL

P T T A Bl B A R W A "““P"'-""‘-""'—""""'"-‘ - P T
Cornicreial use y3,2 60
l.ixced usce 24,48 3L
Publiec and Scai Public
usc .32 6
Pt 8 e B SeEe S G & AR e S L8 & k--—-— ----- e e s =em = e s aw At e —
TOT.1L 72,00 100
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FIG.2.09
ABAJI TOWN CENTRE LANDUSFS
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The arr-angeient of buildings in the town centre
shown in fin, 2,09 could be seen us a short sight
¢ the part of tie Cunsultants, The throughfare
strects of the town centre filled up with four~
storey buildings all through look rather monotonous,
»nd closely fcellowing behind arc series of two-
storcy buildings and the scrvicc yards ncxt., The
arrangcment would have been tolerable if the lower
building front the ligher oncs, and rorc desirable
if the bulldings were nixead,

For a town centre to perfori: its functions as
the nerve head of the town's cultural socio-
econonic and business life it shoulid accomrodate
such essential central facilitius as civie square,
cinera/thcatre, town hall, lidrary, offices,
nesque/church, e¢te, The proposcd town centre in

the draft mastcrplan lacks these facilities,

The ides of having a town centre which is
biscctecd by a dual carriage highway is undesirable,
Under no circunstance should such a snall town
centre for suall town be planned in that nanner,
This typec of road will only encourage hawkers and
consequently causing traffic ecungestion in the

tovn centre,
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29.

The centre lacks pedestrian walkwoys and this
unskes it highly unsafe for the pedestrians to nove
within thc centre,

The proposcd centre has no defined function
that nakes it different fro. the rect parts of the
town, The district roads or strects that nake the
town centrc are saie running through the town and
they arc lincd up with counercial activitics just

as thc towm centre,

The only green arca within the vieinity of the
central aren is not functionglly intcgrated in the

town eentrc &s a whole,

However, the consultants have aciiicved sone
success to certain oxtent in their sitc loention for
the townh centre in teric of centrality and integrating

the new towar centre with the existing scttlerent,

The progscsed town centre lacks the flexibility
for future cxpansion incase thc¢ need ariscs, The short
are of the 'T' shaie town centre cnds 1t the foot of
a knol whilc the ¢nds of the long ari: terpinsic in
thc scouth at the cxisting settlenent and in the nerthe-
Eest at the round cbout abruptly, The numerous and
big round abouts prouoscd for the ceantral part of the
town are undesgirablce, "I junotions are rather pre-

ferable,
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(v) That the sitc should be centrz2lly located, and
(vi) That the site should have lecss physical

constraint for future expension,

Sitc 1 shown in ®ig, 240u. docs not satisfy
conditions (ii) and (vi). Site 2 shown in
Fig, 23QB satisfies all the locational conditions
while site 3 shown in Fig, 2.40.C docs not satisfy
conditions (i), (ii) and (v). Thcrefcre, the site
for ny proposed town centre for ibaji ie located

at site 2 g8 shown in Pig., 2.4 8.



CHLPTER THRLE

3.0 PLi)1iING PROFOS/LS /D _REQUIRE:CNIS |

.
-

3.10 PLifWING PROECS.LS ;T THE TOWN LoVEL

48 earlier stated in chapter two, the planning
proposals for 4baji tovn as evident fron the draft
nasterplan neglected the consideraticns for hierarchi-
cal planning units. Hierarchical planning uvnits of
the town have dircet relevance for the proposcd towm
centrc, .hic uniis give the town sone urban structure
of spatial value gradient which nakes it rossible
for the central arca of the town to be looked upon
as a focal voint wkich prevides higher level of
services thon the centres of the planning units, The
units havc thcir own ccntres which provide sone level
of services at diffecrent parts of the tovm, The town
centre is the top hierarchy of centres within the
urban structurc witich perforis all thc functions of
lower level places plus a group of central functions
that diffcrentintes it fron, and sets it above, the
lower level places, #baji town is therefore divided
into eonnunity structure,

Based on the propesed nmasterplan the following

hierarchy of units is proposcd as shown in Fig. 3.01.
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3.44

3.12

3.13

3,14

3.6

33.

HOUSE ¢ COLPCUND
This ig thc snallest unit whieh provides shelter
for the fanily,

HOUSING CLUSTER

It is a greup of residential houscs providing

accomprodation for 750-1000 people,

RESIDEFTL..L SUB~-SECTOR

It has & population of 4,000 - 5,000 with

o snall centre,
RESTIDUNT L..L SLCTOR

It has a »ogulation of 1%,000 -~ 15,000 and
is nadc up of three residentianl subsectors,
COUKUNITY,

This is tie highest level of the plamning
units hicrarchy, 1hc conmunity unit as applicd
here has ¢ jopulation oi' 40,000 = 45,000 which
corprisce of thrce residential scctors,

TOMN SARUCTURE COUNCEPT

Sascd on the projeccted population for Lbaji whiclh

is 150,000 wlen it is Tully developed and on the
pruposed wilis of propused comsunlby slrueture for the

tovn, four comaunity Units of 35,0@0440,000 pt’_)pulnti;n

each is basically proposed for the entire tovm as

in Fig. 3.02,
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Considering the topography of the arca ond
planning pettecrn of the town, greater proporticn
cf’ the inhabitants would rcside at the northern
paly or tie town, Lven future cxpansion will take
north-e¢ast dirccetion hence the proposcd two
coumunity units called comunity .. and B8, It is
also envisagcd that gross density pattern would be
high along the district road runuing parallel to
the river starting fron 0ld ..baji or cxisting
settletient, The courunity proposcd around the spine
ig called comunity C.

To give a chance for rchabilitation and develop—
nent of the existing settlerncpt another one is
propcesed enbracing thc scttlenent and the rost
likely rcsidcnt‘ial ~ren that would grov very close
to the industrinl area. This unit is called the

town centre conuunity,

3.20 PROPUSED ROLDNELWORK

~s shovn in Fig. 2.(] artericl road of 60 nctres
right-of-way (R,0.1,) have been proposed. One
running north-soupn cennects the proposed new
industrial site vith the town centre, This is joined
to two other proposcd artcrial roads connecting the
industrial sitc to the 2 highway Right-=of-way of
L5 metres and 30 netrces for sub arterial and feeder
roads are proposcd for the new rcsidentigl arca close

to the industrial site,
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The proposcd arterial rozd conneetirg the
industrial arca with thc town centre relcascs
troffic lcad on the i2 highwsy and e¢ls¢ inercaoscs
accesgibility fron the industrial area te residential
seccturs of thc town, 4 bridge that would bc provided
across the Okia river on the arterial road would
provide an altcrnative route for the north-scuth
noveuent froi and to sbuja City incase the only
vroposcd one across the river on the highway

breaks dowm,

3030  HBEERCEY OF CENIRES

Bascd cnn the provoscd structurc of the townm
there are four obvious hierarchicy of centres,
Thesc arce: the resicential sub-scctor cenire,
the residential scetor centre, the cormunity ccntre
and the tovm centre,

Theose centrece distributcd all over the town
arc irportant for they provide the csscntial public
facilitiecs, utilitics and serviccs wiiich scrve the
reople surrounding thern,

The rcsidcntial sub-scctor cecntre is a very
snall one and the public facilitics should be
rainly nursery and prinary school and a health

clinie,
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The residential scetor centrc should have such

public facilities like:= Seccandary School, Prinory
health ccntre, religious placcs, policc staticn,
sport fields, snall shop; ing centre and snall

1arket,

While thc comrmnity centre should have such
public facilitics like:=~ Branch Library, Post
Off'ice, rcligious arcas, narket of 320 stalls,
shopping coentre of 64 shops, Burial groaund and

conprehensive health centre,

The town c.ntrc is o higher locvel centre which
offecrs norce central functions, has nore cstablish-
ments and fanctional units, and norpally is larger

in population cizc then the lower level centrces,

3.40 SDCHEDULE OF RLQUIREIENTS FOR THE TO#N CENTRE

3.41 QOMLRRCL., /ND BUSINESS F,CILITIES

The central place of any urban settlcuent its
function priumarily is to provide goods and scrvices
to the cntirce urban consurcrs and counsuncrs rcaiding
in areas surrounding thcn, Besides, the proposed
setellite tovms aiiong which 4Lbaji is one should
provide counercial scrvices to help deconpgest such

scrvices provided in ubuja City. The necd to provide
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adequate space for cornmercial activitiecs in Lbaji
town centre is nighly necessary, 'The centre will
account for abouti 20% of the total arca allccatcd
tc counercial activitics in the toyn, The central
é¢lenments thot cone under this category of uses arc:-
Central Market to ncet the nore traditionel Torps
of treding with standerd stalls, shopping centre,
comnercial buildin s for banks, insursnces and other

alliced busincesce,

3.42 CIVIC F,.CILITILS

The new toun will be an adninistrotive centre
that will hely to decongest services provided at
Gwagwalada (the »daiinistrative hesdquartcrs for
Pederal Capival Territory). This will reduce the
discipline of spacc and tine intravelling to CGwag.a-
lada or ibuje City to obtain thesc servicce by the
inhabitants, Hence the justificeti on for siting
sone civie funetion in its town centre, Lbaji is
the adiinistrative headgquarters for .baji Developnent
irea (i,c, Loeal Governrent ..rea) and ite ccntres
of adrinistration and politieal power arc in the
Lecal Governnent offices or scerctariat., Thercfore
the location of gsome civic functional clcments like
L,G, Offices, thc town hesll and civie squarc where
political rallics an? eccrenonicl activitics are held,
in the town centre gives the centre the image of centre

of aduinistration and powcr,
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3.43 PUBLIC ;D SEXI-PUBLIC F,CILITIES

The provision of public aond seii-public functions
in the toun is cf great importance, These include
peclice station, post office, fire séaticn, notor
park, filling staticn, ete. For instance, the nature
of the town centre which is of intensive nixed landuscs
generates alot of traftic, therefore, the denand for
service and filling station is cxpected to be high,
S8inmilarly, that a lerge pereentage of trips nade
to end from this area will be by public transport,
logding and off-loading station nust be providcd.
Considering the high rate of incident of fire
outbreak and various crines in our town ccntres
call for the provision of police and fire staticns

here,

3.44 CULTURALL F/CILIZILS

For the town centre to perfoernm onc of ito
functions as a focus of cultural centre it shculd
contain sorc cultural clenents. Such elencnts will

reflect tlic cultural inagc of the town,

3.45 ENTERT,INLONT FiCILITIES

These are foeilities for reercationsl asctivitics.
It is incrcasingly irportant that urban dwellers need
sone recreational facilitics 1like open air theatre,

ecinema halls, clubs, cte. Recereation in a socially
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acceptable scnsc involves constructive asctivitics
for either the individuzl or community. Such faci-
lities are mediur through which the Urban dwellers
nake self-cxpression, excrecisc his physical self,
release pent-up cnotions, work off nervous encrgy,
seck challenge and enrich his persanality in an urban

C CI"(:D lbxc

3,46 PLRKS .JID OPEN PL,.CES

Oyen spacc can be *the structural framework to
which various forns and activities can relate to
produce edges, foei, nodes, districts and ultinatcly
rcgions of diffcercnt size, scale and chmractcr'.7
The tovm centrc nceds thecse open spaces marc as they
will give the cenire a very strong identity and a
visitor to thc ccentrc a scnse of asscciation and
direcction, Pcrhaps no single clemcnt can better
shape and conlinent the form: of the town centre than

well=-placed open spnaces,

3.47 RO.DS NP SIRELTS F, CILITIES
The town centre will not functiocn well if these
facilities are not therce to facilitate noveaent within

and sround the centre,

A . aw w W - e e e s -

?ﬁcvin Lyneh, 'The Inage of the City Boston:
Canbridpe Press, 1960 p.18.
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3.50 SEACE REQUIRELENTS

3.51 SIZE OF 113 TOJN CENTRHE

S

The sizec cf any tuwn centrc is bascd on the
projected population of that town by the tine it
is fully develuped., Denver Plamming Office use
this methed for deteriining the spacc requircunent

for thc centres of inerican Cities:

Projected populetion X 32,5sq.fit (3,0225 aq,
netres) whilc in biitain the Leicester Town Plenning
Office recomend 41 acre (0,4047 ha) per 4,000 persons
to deternine the space requiredent for the town,

A towyn with a projeccted population of 150,000
using the first 2ethod has space requircient for
its centre as 45,3375 ha, and by the sccond nethod
as 60,705 ha,

Based on thesc standards with modification 72 ha.
space recguircicnt is recounended for Jbaji town
centre, This is rathcr too big a spacc but this
is fair cunsidcering the hot elinatic condition of
ocur recgion, This is t¢ adequately cater for open
spaces for the town centre, :nd in addition the
excess space 1ls to coupensate for thic horizontal
parking we do in developing cocuntriecs as opvoscd
to advanced counirics' vertical multi-storey parking

lots,
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3,52 LiNDUSE PROFORIIONS ND THUIR SP/CR REQUIREKENT

The tablc below shows the landuse proportions in

the proposed town centre and their space requirciien®,

TABLE 3,01,

Landuse Proportions in the Proposed Towm Centre

-

FUNCTI ON LREL IN HA, % OF TOTALL
JRTIONN
e e e I e I e LR B e
Comnercial and
Busincss 22,35 31.04
Public and Scni Public 7.39 10,26 !
Cultural 6.89 .57
Entocrtainnent .4 6.11
Parks and Open Bpaces 2.7 3.75
Roads and Strccts 8,602 11.95
OLuners 12.968 18, G4
i e i 5 b e i e e et s st
TPOT..L 72,000 100, 00
R i it SO S Al B B e i A i ik R i i it

Land allocation is bascd on calculations of
space requircicnts f'or verious clerents to be

acec aanodated by the town ccntrc., Spacc standards
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for these elenents arc bascd on Profcssor Va‘.galea
reeco: nended sprce stonds and those uscd for all the
uasterplans prepared in the Department of Urban and

Regional Planning, Lhmadu Bello University, Zaria.

3,60 SCHEDULE OF ROQUIREMENIS JND 9

The space requirenents for various functions
and their cleicnts are based on calculations on
peconnended stendards by Vegale and the Departient
of Urban and Rcgional Planning. The table below

shows the suunars cof the calculations,.

The stendard uscd for caleulating the parking

spacé¢ for various uscs are ghown below:=

The base space requircrent for a car is 256 -~ _

30::.2 including nonoevreing,

For comncreial ond tusiness functions 1 car

per 92.9m2 of the total floor area,

For eivie functions is L4 car spacca/232.25n2
of thc total flcor area,

For Intertsinment functions is 1 car goace/5-8
seats, For Cultural Functicns is 5 car spuces/

1000 visitors., OSane as in cultural for thc parks

whilc that of hotel is 1 cer space per 5 bedrocns,

Vagale, L,R, ‘Mamual of Space Stgndards for Urban
Developuent in the VWestern 8tate of NHigeria'Feb,1971,
Ibadan,
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Public & Seni

Entertaim:ent

Parks and Crpen

Roads and
Streets

Others
Total

Publ i c

Spaces

Fire Station

Post Office

Police Station

Mot or Park

Pilling 3tati on

Ci nema

"Theatre

Parks
Flayfield

Bus Stops

1-2 with
a tower.

1/50,000 popn. 1.6 0.83J 2.U3 3.36
f 0.8 ha.
1/50-150,000
3pn. of 0.8hc 0.6 QkS 1.26 1.75
-ditto- 0,8 0.9 1.7 2.36
1/town centre 1.5 1.5 2.08
1/town co ntre £&_ 0.69
1/town centre,
rsons :
1/1lov.ncentre, }
1 seat/150 J1.6 0.6 2.2 3.06 !
rsons l
- i_
1.ljha/town centl1.14. C6 2.0 78 |
0.6 ha/ town cent > 0.6 | 0.1 0.7
12% of the total!
area for town u J8.6 8.6
centre.
V\Q%hmotr uE$‘>2:E
for platforn. So, 9 -
5n and rows of ;2 ’ 0.002 0.003!
2 buses™at ati
12w988~ 18.05 |

4—14 _
6.34 | 15.66; 72.00C |i00.00q
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THE CRNIR..L, BUSIA:SS USES

L5,

Table 3,03 below shows the landuse proportions of

varicus central business uses oand the ir Floopr frea

Ratio (FiR) and Ground Floor Coverage (GFC).

IAPLE 3,03

TCa,

s
s a -

Antion

and Ground Flcor Coverajc of

andé Susincss Functions.

..

P o el A | ] . s D WIS 3l A il _r... P B T B ]
FUNCT ION F.R TOP:.L FLOOR} M.X,GPF % OF G,F.
JRE,. IN Hi,| COVER.GE | COVER..GE
e - —————_ e e i -I-EI- .I:Ll:k'g.. qu-m_‘ur
Market 50 _3. 0 3- 0 50
'Banks/ Insuf :
E Senaae 150 3.99 1.33 50
Hotecl 150 2.4 0.8 518)
Cincna 50 ' 9.1 1.1 50
Pilling
Station 60 0.3 0.3 60
e e T - e e om e -—---u-a--—-—--o-r--a—---------——l -r- L N e
Total 27.47 12,09
FiR = Total [rcs Under each floor x 100
}'lUt 1’00 1
G.F,C, = khodificd and adopted as used by the Departnemt

L —n

cf Urban and Regional Planning, i.B.U., Zaria,
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Fron the snelysie above the Contral Business
Height Index is 2,27 while that of Central Business
Intensdity Index is 91,2%, These standards ecoula
be used in delineating the central business area

of the town,
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I, 00 DES TGN PROPOSALS

410 SITE GHAR.GITRISTIOS.

The site is loeated north—caét of the exlisting
village (0l1ld ibaji), It is on undulating plain
terrain (Fig. 4.01) taking o 'C' shape round a hill
which forne 1ts background to the north-esst, The
gouth~west facing slopes of the hill touche the north-
eastern friﬂges.of the contre., Overlooking the
site arc two hills, one on the north and the othor

on the north-west which provide strong and continucus vist

* W -
b .

landmark to the sivtc, The »lains on which the site is
lecated opens towards Cld 4baji and Okia river in the
40

south, The average slope gradient of the sitec is

4,20  QENERATL CONGHPY. OF THE DuS TGN

5,21 GENERAL CONGEXTULL FRMIIORK

“ . In opder to have a functional coordinated and
efficient town centre dusign for any new town in
Wigeria ccrtzin conceptual desipgn francwork hiag ¢ be
cevolved te bring about the desircd central arca
design that will be acceptable tc the inhabitants of
such town, This will enhance guick inpletentaticn of

the design through active participation of the publice
in the implencntotion prograsmne, This conceptusal
fravework is shown in Table bL,01 below.






GENEL

L CONCEPTU/,L DEESIGN Kl

EWORK FOR 4BLJ]

TOUN

INFLULKECING B: CTORS

it L . T T —

Socio~Cultural ang
Econonic heterogencity.

euick dynanic growth

Syrmbolic specialised
functicns e.g. govern-—
rent and cultural
functions.

Bize of the towan,

digh grcewth of automobile |
and techrnplogical
developrent,

TNew concepts of soclial
order mﬂ& ocrganisa-
+1on.,

DL NNING RiseU IREIGENTS

-

ot g -

Of non-basic smloy-
ment sna services,

Of nodern adninie-
stration functions.

Of diversificd cocno-
pie asctivities,

Of varied enginecring
consilderastions,

Of organiscd open
spaces, :
Of traffic separafion
i.e. pedestrian
and vehicular,

DESIGH PRINCIPLES

-1ragibility to

give the town
a strong iden-
tity

- Plexibility o
acconniodste
srowth and
reorganisation.

~High accessibility
and parking to
ensure efficiency

forns to give

variety,

L Delinitation of ﬁ&@
town centre,

L Different wwwGOdSummwpm

Le.

DES IGIY

L= =

THSTRUKENTS

DES TGN PROPOSLLS

geecording to their
functional rela-
tionships,

LEcononie flexibility
of various landuses
loc~idons.

-Crouping of buildings
and. their relation-~
Ships with each oth
L other,

of buildings,
| Landscaping and deco-

FGrouping of functions

. ration of buildingg

~Integration of design
Components, princi-
rles and concepts tc
effect =2 desirable
town ooﬁﬁdm which

is characterised by:

Relationships between
adapted,spaces (i.e
Hmwm and dﬁwwgwuqmv
and channel spaces
(roads etc).

e, shape and heightf Mixed lancuses.

-Containnent of comnu-
nal functicns with
fodern architectural
foros,

-FPunc ticnel releaticnships
with various ouni-
cipal cntities,
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4.22 DESIGN CRITERL..

The following design eriterla asrc considered in
designing the ceontre,
(i) apcessibility

(a) This is achieved by loeating the central
area at a site where it is effeetively linked with
other parts of the town by the network cof district
roads uscd by publie and individual transport, The

district rosds are the Lajor routeways forning loops

serving all parts of the town.

(b) Introducing a network of pedestrian walkwa's

within the ccntral arca.
(i1) YFuncticnality,

(a) In order to attain this in thc design the central
arca is lceatcd close to the existing settlecent for
easy intcporation of the new centre with the scttlencent,
(b) Therc is a comscious atterpt in the desimm to
separate the pedcstrian fron vehicular traffic
corpletely to cnsure effective functicnality of the

town centre.

(a) This is achieved by neans of doterrining and
cbtaining & suitable level of spatial orgenisaticn
of high architcctural values and other impcrtant

eclenents,
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(v) Introductiocn of green spaces oll over the central
apea tC give the cenirc a pleasant sCCNETYe
(¢) dxrrangenent of building sizee and styles to

accunodate o varicty of activitics and UsCs.

(iv) Plexibility

(a) Orcating some flexibility through allocation of
1and pencrously for specific usc incase such use
neeas an expension in future so that thec ccntre

could stand the test of changes OvVer tine,.

(b) Grouping the central elenents so that guch grouping

will allow the aeveloprent of the centre in stafcs,

430 ,ITLRLCIVE DESIGH CONGEPTS FOR IR CHIERE

e

The alternatlive concepts are based on ccrtein
basic design principlecs. Thege principlos are relatcd
to:

(i) the gencral planning concept of thc town in the
draft nasterplen s© thet it docs not conflict with
it

(i1) the sitc of the centre, bteking sdvantage of the
availeoble natural lsndscape fealurcs o cnhance the
design quality of the ecntrc; and

(11i) peying special nttention to ordering of ‘the
eirculation systecn 1O attain frec noveient of both

pedestrions and vehiclcs,
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Fig., L4.02 shows a preeint conecept which
epphasises basically total pedestrian noverent
ar.ist perierous open spaces within the centre, The
parking lots are located at the edges of the
centre which stop the cntrance cf vehicles into
the caore of the central area, The networks of
pedestrian walkways are neaningfully linked in a
natural yrogression towards the foeal points in the
centre which also direct the pcdestrians' view to
the netural landscepe features, The camercial
facilities ore neinly located along the district
roads that define the edges of the centre to the

north and south,

In elternative concept 2 (Fig. 4.03) a circulation
pattern for both pcdestrians and vchicles is enpha-
sized concentrating the parking spsces within the
core of thce centrec. The comrmrcial fecilities
also concentrated along the najor road spurscs as
in ecncept 1,

The third alternative concept (Pig.l.O0y)
concentrates it parking spaces in front of the
propertics alung the major road spincs while its
circulation pattern is sinilar to thrt of concept 2
and the courcreial facilities nixed with community

facilitics,



} ALTERNATIVE CONCEFT 1 FOR [IE§!GN OF TOWN CENTRE N

FIG.402 / ,fK




3

NOIS3C 04 7 1d39N0D SALYNY3 Y

\
/
!
PINID NMOL 40

Nene oy




»x ¥
%% R

ONIM YA

SIS
SALNDVYE A LINNWAOD I’:::’,a

SIAVAS NI
S3LLNNJV4  IVIDH3WW0D




52

Evaluating the above alternative cancepts
the first on¢c satisfies the basic decsign principles
for o town centrc on the chosen sitc for ibaji
tovn for soie reascns, First and forenost, ncverent
of pecple, scrvice vans, traffic and so cn, is an
intricatc part cf activities in a centre, Studies
cn town centres have shown that various ncthods
adopted in solving thc traffic problens poscd by
sueh methods include constructicn of byc~pass 0
renove thorough traffiec thrcough the town centre,
and th-r* of overhcad bridges. £ town centre whose
intwernal circulation is purcly pedestrian will
sO0lve the perenial traffic problens being experienced
in nost of our town centrcs, Becondly, concentrating
wide open spaces as parking lots in the town centre
corc distorts the fabric of the central arce of
such town, such parking lots should be ernclosed by
ouildings or structures, Thirdly, the cost of
land is gencrally high in the central zreca of the
town espceially plots aling the najor roads in the
central arca, such plots will be underutilized
econonically locating parking spaces in front of
the structures on ther., 4nd finally, alternative
conecept 1 is the only concept that utilizes the

availablc natural landseape around the eccntre,
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Lo THE DLodGa: 138 B.SIC PRINCIPIL LND BLENLNES

i Wi W

The basic principle underlying the structure of
pany Higcerian trediticnal towns and their centres is

particularly found in thce sccio-cultural and adnini-

strative institutions within that scecicty. These are

norc often than nct expressed in physical forn like the

palace being thc foeal peint which usually occupies

an extensive arca of land and serves as synbol of

Urban Stotus, 180 an anple open space for rcligious

and sociw-cultural functions exist side by side with
the paloce,

liowcver, «baji town does not exhibiv such urban
structure as nentioned above as a suall settlenent.
the desien of the town centre for JLbaji ewphasis is
placed on linking the town centre with the existing
settleLent,.

Tn accorplish the sct ains end objcetives that
the project secks to do, the following central area
elcoents are incorporated in the desipgn as seen in
Fig. 4.06.

(1) korket

. open karket with locked stalls with properly
slotted open spaces with the stalls is nost desirable
for any Nigerian town. To cnsure the integration of

the existing settlenent (old Abaji) with the town
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centre, the narkct is located such theb it forus the
jrueaiate point of contact with the towm centre for

the people coning from the existing scttleuent.

(1i) Central Mosguo

Next to the narkct along the pedcstrian walkway
axis wiich terninates at the club house which FOrus
the focal point of the centre is the central nosquc.
The nearness of tae central rosque and the market
tc each other is in line with tho aprongercht of
these elerents in the centres of nost Nigerian
traditional towns. The location cof the 1.08QU6
where it is, docs not only sy:bolisc the importance
the inhabitants of old fbaji attach to Islanic
religion but also servc as a broak up of nonotony
of opcn spaces stretehing frao the nerkct to the -

civie squarc beaina the nosque,

The functiin 1is couplinentery ©0 the naerkct hence
its location tc it 1o erter for the inter-town
passcnier interchange as large percentage of trips are
pade t¢ ond fron this cuntre by public transport. The
park could »lsc be used by uscrs of the mosgquc during
Friday praycr which nornally draws o 1largc mmber of

wyorshipers.,
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(iv) Perkin; Spaces

Parking spaces sre skillfully slotted into the
spaccs around or enclosed by buildings., The avoidance
of large open cor park is essential $o0 precvent a
break up in thc Urban fabric, Vehiculer entrance
to0 any propcrty is frorn the back fron: service areas
which sre provided close toc the parks or car parks,
Definition of these parking places is achieved by
landscaping then, by using 'soft! method (i.c. use
of trees) in scic cases and 'hard' nethod {i.e. use

of bricas snd granite).

(v) Eceal Puints
Oppartunity for developing focal points or land-
narks in thc centre is highly encourcped. 4 prine
site on the hill at the back-grocund of the town
centre is of unique loenticn, visual quality and
outlook hence the siting of a c¢lub with a fountain
tower on it, The nature of this landrark is parti-
cularly sisnificant as it articulates itsclf above
the scole of the surrounding arca snd be secen fron
all poinits in the arca. This prine site is rcgarded
as a vacant land to be planted with trecs in the
draft rezsterplan, it is suggested, therefore, that
the club will niake use of the anple gwcenarm

S

it for recrcational purpose.
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(vi) QConuereial Spincs

The coarcreial spines are along the two
district roads onc running north-=wards and the
other castwards both starting fron the existing
settleient, The buildings are of various sizes
and hcights, enclosing parking lois and the
pedcstrion walkways that pass in betvueen then,
The set btacks of the comnecrcial buildinzgs and
other propertics aleng these roads are glven sone
stree furniturc and appropriate landscaping
introducel so that shorpers can rest snd

refrcsh theiselves,

(vii) Bervices

Public scrvices are essentially i.portant
elenents of the town centre. Becouse of the
nature of their funetions they need t¢ be loeated
where ticy are easily acccssible to everybody,
The police station is renoved fron ite other sister
functicnal clenents - the post office and fire
station to ensure casy identificoation by people
cuaing into the town centre for the first tine,
(viii) The jiduinistrative :rea

In the design of the adninistrative arca
as a political jower and civic centrc hag been

given sore inportance. Eophasis is placed on the

nell (open scuare) which brings the focal characcter
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of thec entirc of the entirc civic centre flanked
by imsortant civic buildings like the Local
Goverm:ent Secretariet, town hall and open air

theatre.

(ix) Circulation Systern

is shown in Fig, 4,07, in accordance with the
draft nasterulan the centre is surrounded by
district roads of 80n (R.O0.W.) on the north-west,
south and east sides, while the northeast and west
sides arc bounded by ncighbourhcooed arterial roads
of LoOr: (ROW), It is sugpested in the design that
these rogsds surrounding the town centre be 80Cn
(R,0.W,), within this loop the town centre will be
clenrly defined,

Pedestrizn walkways forn the imain circulation
networlls within the centre., Vehiculcyr traffic is
linitcd to the district roands surrounding it in
crder to crate a confortable pedestriasn envircnnent
as serviccs and delivery asccess is providcd to all
the najor activity ppints. The departient stores,
banks, shops and cultural area are provided with
adeguate parking spaces, Pedestrisn walkway cof b5n
is propcsel, and two of then reflect the rajor desir:d
view lin?s, one fra the club house to the hill nortia-
west of the centre and the other from the existing

settlencnt to the hill north of the ecentrc., Their
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point of intersection landscaped into a park having

sone historical status,

(x) Culturnl centre.

The cultural centre is located at the cnd point of
the thorcuph walkway fron the existing scttleient, The
walkway links it with the existing settlciwint., The
Libreyy, nusew: and the negistrate court are lccated
herc becouse of the qulet environnent their functions

require,

(xi) Green Systen

The green syste:: fig., 4,08 is incorporated into
the design to pive sone natural beauty to the centre,
The grecn intrcduced along the walkweys not only give
sone edges to thern but also dircete the view of the
pecple to the natural landscape fenturc sround the

centre which give natural site.

(xi1) Infrastructursl Services

£11 pro;csals regarding the infrostructural services
ar¢ bascd on the aligmrents of all the infrastructure
networks as in the draft rasterplan,
(a) Dprainage channels:~ To neintain » neat environnent
in the town centre covered channcls be used, while for
ease of nocintcnance open channels could be used where

possible in other parts of the town tc transport the

surface water run-off, Fig. 4.09 shows the types of
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ehannel =20d the districet channels,
(b) Water Sunply:~ The water feeder and distribution
nains follow the principles established in the draft

nasterplan cs in Fig. 4.10.

(¢) Sewsme: The sewage sycten is alsc indicated in
Pig.h.10. |

(d} Blectriecity Supply:- Thé sup..ly of électricity
t0 Nigeriap tovm centres is usually distributed to
individusl structurcs on overhead lines, dith the_
rroposed hish rise buildings in this centre, it is
not safe using the overhead lines systen, therefore,
it is supgested that power supply in 4dbaji town

centre be entirely underground systen. . R

(e} Telecomnmnicaticns:~ Though thefé ié.no nlace

in the droft nasterplan talking of this facility for
the town, i1 dove not rean that its provision is

not necessary. The general trunk itelceduinunicaotions
rogtes should follow the district roads while the
sceontary and local exchanges are loceted adjacent

t¢ the district roads. Locnl line rcoutes follow the
neighbourheod rosds, while, in case of the centre, the

locald lines £ollow the pedestrian walkwnys,
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TER
5.00  IMPLEHENILTION POLICIES.

More often than not a larpge percentage of physical
developuent plans are not properly immlenented, the

gcauses could include:

(a) Lack of efficient and sound adninistrative
nachinery,
(b) Lack of finance
(¢) ZLock of skilled nanpower to supervise the project,
and
(@) Lack of willingness on the peart of the public
to participate in the inpleicntation prograrne.
Implenentation of a developncnt plan of a town
is not a project that can be accomplished within a
short tiue even with all that is invclved in execu-
ting the projeet in favour of the body handling the
project - such as sound adninistraotive nmachinery,
skilled rnarpower, finance and active participation
of thc publie, Therefore, for such a long tern
developrent plan of a town centre t0 be neaningfully
irplenented the projcet should be carried out in stoges
of short tine duration (short tern) plan, It is
sufggested thot the implementation of the plan for

the town ccntre be divided into phases,
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5,10 ZHS1L.G TiOPOS. 18

Federal Ceopiltal Developnent lLuthority (FCD“)
respensible for the lmplementation of all physical
developnent plons within the federal Capital (FCT)
has not indicatcd any tine schedulc within which the
nosterplan of &bajl town be inplenented, Whatever
the tinme sehedule thet is later decided by the

suthority the fellowing phmsing proposals holdg

fhase L
In the beginning FCD.. shall advise and assist

the developncnt area pdninistration in provision and

developnent of the central area infrastructure

and public facilities while sone shops and cother

facilitics will be handled by private orgnnissticns.

This will be thc case because the supporting residential

population weuld be at its lowest. The projccts to be

executed at this initizl stage 28 in Pig. 5.01 are:

\a) Construction of the district roads surrounding
the centre and noator park.
(b) Construction of the norket, Governnent Offices,

Post Office, Police Station and fire station,

(e¢) Provision of site and scrvices on the first
district pite which is very cluse to the towm

centre to quicken developrient arcund the centre,
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Phese II .

& seoond level of developrent occurs when the
residcentisl population and shopping inerease and
Justify further investient in public focilities.
Fig., 5.0f indicates the projccts to be undertaken

during this veriod,

Developnent of connereiasl establishrents like
shops, comcreial scrvices, banks, hotel, and

constrme tion of Cinena,

Phase LTI,

This is the final stage which illustrates the
developnent of projects when the centre attains its
planned capacity as in Fig, 5.0, The ,rojects here
inciude construction of cinena, library, thecatre,
nusew.i, town hall and sc on,

However, several small areas will renain free
fron developrnient to be infilled at a later period
in tine,

5,20 JLiN.GEMGNT BODY OF THE TOWN CiliIRE

PFederal Capitel Developnient uthority's (FCD:)
departoent of Planning and surveys shall be the
competent .uthority for controlling the inplenentaticn
of the centrnl area plan, The authority nay make

scne nodification regarding the proposed uses as the
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towm pgrows and responds to chaﬂging eCOnémy'and BOC 10w
cultural situations, but the functional integrity and
design quality of the centre should be retained, Lll
developront plans should be duely subtiitted to FCDL
for their epprovel which shsll only be approved if
they fall within the frawework of the dovelopnent plan

of the centrc,

5.21 GO=-ORDIIL.TION POLICY

In ovder to avoid hephazard and unecononical
developuent, it is a felt desire that all departnents
under PCLL be effectively involved in all the develop-
nent efforts with s view to zchieving best results
dufing the course of the plan inpleucntation, There-
fore, it is suggested thet tbere boe co~crdination
colizittes which nay have the following composition:
The Chairnon and Secretary of the Developnent Lrea _
sduinistration, representative fron departnents of
Engineering, Developnent, isdrinistrotion, .rchitecture
and finance and cconcomiec developnent all of FCDA.

The Comuitiee coordinates all develcopment efforts
by diffcerent local bodies and organissiions at Abaji,
identifies various neans of implenenting Lbaji Master-
rzlan and set pricrity projeets, and advises FCDL
threugh Exccutive Managenent Council (BlC) of FCDA
and Federal Capital Territory iditinistration (FCT4) in
natters concerning with Abajl nesterplan izplementation

relating tc developnent control.



NG THE PROGR..MNE

The iwplementation programne of thoe developrent
plan of &baji town centre could be financed through

four principal sourccs.

(1) Through FCDL grants in forn of loan, the noney
the Coordination Conrittee have tc invest in profit
yielding venture in the town centre. For exanple,

the comnittee noy construct the filling stetion and
sone departi.ent stores anG shops whieh cculd be rented
out tc privote organisations, The rent paid to the
Comrittec they use to offset the loan and the profit
realised fron such lent be re-invested in other profit

yiclding projects,

(ii) .xnother source is through the fund allocated to
Lbaji Develepient Jrea wduinistration by FCIA for town

planning and provision of infrastructure,

{(iii) Revilving find nanaged by the co-ordination
Connittce, loney realised fron plote allocation,
issuinz of certificates of oceupancy and of issuing
certificates for sign boards could be re-invested in
provision of site and services furthernore in the town
centre,

(iv) (nd finally, through private investnent by

different organisations,
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