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ABSTRACT

Housi ng problem in Damaturu increased when it was nmade
the State capital of newy created Yobe State on 27th August,
1991. In response (Governnent awarded contracts for
construction of 1142 housing units to house state civil
servants. Housing supply to other groups notably busi nessnen,
conpany executives, |obseekers has however not been addressed.
Furthernore |ow incone |level of the people and poor econonic
base of Damaturu has made housing provision by private and
popul ar sector slow. The shortage problem is expected to
persist since mgration into Damaturu is unavoi dabl e.

New Nati onal Housi ng Policy discourages di rect
construction of units by the Government. It is to facilitate housing
delivery. Against this background alternative approaches or
non- conventi onal net hods have to be adopted to ensure adequate
nunmber of houses are provided. This study attenpts to |ook
into the problems of land, finance, building materials
experienced by various housing sectors towards housing supply
in Damaturu, with a view to increase their performnce, thus
facilitating housing supply.

Data for the study was collected from the study area
t hr ough adm ni st eri ng of questi onnaires, interviews, avail able
statistics and personal observations.

Fromfindings it was established that housing sectors in

housi ng delivery in Damaturu from 1978 to 1992 have perforned
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poorly. Problens experienced by these sectors include that of
| and conpensation, bureaucratic delays in process of plot
all ocation, high cost in conventional building materials,
i nadequate financing etc. Recommendat i ons nmade include
di scouraging land- speculation, curtail |long bureaucratic
procedure in plot allocation, encourage use and research in
traditional building materials, provision of subsidy to

government enployees in terns of building materials etc.
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CHAPTER ONE

INTRODUCTION
Housing is man’s basic need after food. By its very
nature, it affects the entire spectrum of human activity and
well-being: man’'s life-style, his health, happiness and
productivity. |
Housing delivery or housing provision or nousing suppiy
is one amongst many branches constituting housing study. i
Bousing supply study is impertant in view of increasing
housing shortage worldwide. Rapid growth of world population
increases the acute shortage of housing in urban and rural
areas. A study of housing supply 1s therefore a first step
towards solving the problem of housing. It is therefoFe
essential to undertake housing supply studies to understaﬁd
the magnitude of the housing problem
STATEMENT OF PROBLEM [

\
Cn 27th August, 1991, nine additinal states were created

in Nigeria. Yobe, with a capital at Damaturu, is one of the
states created. This led to the influx of more people intola
hitherto local government headquarter. These people have to be
housed somewhere,creating an increase in the already housing
shortage prevailing. (Maxlock Group 1978, 16). In response the
state government embarked on the construction of 100 pre-
fabricated houses to reduce the immediate problem of housiﬁg
shortage. Furthermcre contrac*s have been awarded for

construction of 1042 units tr house state civil servants.



Housing supply to other groups notably businessmen, company
executives, Jjob seekers, federal civil servants etc. has
however not been addressed.

Low income level of the people and poor economic base of
Damaturu has made housing provision by private and popular
sector slow.

Despite government’s effort of providing more housing
units, shortage is expected to persist since migration into
Damaturu is inevitable.

At National level this implies that government’s laudable
objective of providing adequate housing for all by year 2000
will hardly be achieved.

Alsc the New National Housing Policy discourages direct
construction of units by the .government. Rather government is
to facilitate housing delivery. Against this background
alternative approaches have to be adopted to ensure adequate
number of houses are provided.

This study is intended to find ways to facilitate housing

provision by housing sectors in Damaturu.

JUSTIFICATION OF STUDY

Damaturu is the state capital of Yobe. As such influx of
more pecple into it will continue to increase. People
migrating into Damaturu will definitely have to be housed
somewhere. This trend is expected to persist since the

conventional approach of providing housing can not meet the
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demand of the town in view of its new status, low economic
base, low income level, etc. Consequently alternative
approaches have to be adopted to ensure adequate number of
houses are provided. This is important to the planner because
of the physical implications that will result from acute
shortage of housing in Damaturu. Increase in slummy areas,
strained available facilities, and poor environmental
condition. In view of prevailing circumstances a study of
housing supply in Damaturu is essential. As it involve
exploring problems being faced by various sectors in housing
supply and recommending meaningful solutions to increase their

performance rate. Thus facilitating housing provision in

Damaturu.
1.3 AIM AND OBJECTIVES
1.3:% Aim

To examine the role of the wvarious housing sectors
towards housing provision in Damaturu, as a basis for making
proposals for enhancing their performance.

1.8:3 Objectives

The aim is to be achieved through the following
objectives: -

i) To discuss the concept of housing and housing delivery
system
ii) To examine the housing delivery system in Nigeria and

review the various policies and programmes for housing
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development in Nigeria.
iii) To examine the role and performance of the various
housing sectors in housing provision in Damaturu
iv) Identify the problems and prospects of housing delivery
in Damaturu
v) To suggest appropriate recommendations and make suitable

proposals for housing development in Damaturu.

1.4 SCOPE AND LIMITATION

Housing is a vast area of study encompassing other
aspects like Needs, Requirements, and Delivery. This study
will restrict itself to housing delivery. Specific aspects
that are examined include the roles, performance, problems and
prospects of the various housing sectors towards housing
supply in Damaturu. Specifically, discussion will be on
problems of land, finance, and building materials experienced
by housing sectors towards housing supply in Damaturu.

Appropriate recommendation are then suggested.

METHOD OF DATA COLLECTION

Data for the study was collected through the review of
literature, questionnaires administration, interviews,
personal observations and review of official documents.
Interviews were conducted with government officials, private
developers, and occupants of the houses to obtain information

relevant to the study such as government/private housing
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programme; issues relating to land, housing finance, building
materials etc. A five per cent systematic sampling was applied
to the residential districts in the study area to obtain
housing conditions and contribution of the public sector was
mainly obtained from Government documents supplied by the
Ministry of Works and Housing and Yobe State Housing
Corporation. (Y.S.H.C) .
SAMPLING TECHNIQUE

As already mentioned five percent systematic random
sampling was applied i.e every 20th household was selected and
a 'juestionnaire administered. A total of 173 questionnaires

were administered.

THESIS STRUCTURE

The thesis consist of six chapters. Chapter one examines
the research issue as well as the aim and objectives of the
research.

Chapter two deals with discussions on concept of housing
and housing delivery. Also housing develcopment in some
selected Developed countries is discussed.

Chapter three examines the housing delivery system in
Nigeria and the wvarious policies and programmes for housing
development in Nigeria.

Chapter four deals with discussion on role and
performance of housing sector in housing provision in

Damaturu.
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In the fifth chapter the prospects and problems hindering
effective performance of the housing sectors in housing
provision in Damaturu is examined.
In chapter six appropriate recommendations and suitable
proposals to the problem so identified in chapter five are

given.
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CHAPTER TWO

2.1 INTRODUCTION

2.2

In this chapter discussion on concepts of housing and
housing delivery system is attempted setting theoretical base
for the study. Diverse views expressed on the two concepts are
discussed. Housing delivery in some selected Developed
countries is alsc discussed.

CONCEPT OF HOUSING

The word housing can be used as a noun or as a verb. When
used as a noun, it describes a commodity or product, when used
as a verb, it is a process, an activity. The house should not
be seen simply in terms of its physical characteristics, but
in terms of its meaning for those who use it (what it does).
By implication the material wvalues of housing should be
substituted for by human use values, of which the material
value is only one amongst many indicators. (Turner 1976).

Grimes (1976) had the view that housing not only provides
shelter for a family but also serves as a centre of its total
residential environment. As a focus of economic activity, as
a symbol of achievement and social acceptance, and as an
element of urban growth and income distribution, housing
fulfills a social need. In other words thg type of housing an
individual occupies shows his status in society. This is the

case in the Developed economies.
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Housing is thus a very important physiological need of
man and when such a need is not adequately met, the quality of
life is adversely affected. Housing though very important, is
only one of many components of man’s physiological needs, all
of which are interelated. Housing must be considered as
interelated with other factors such as transportation methods,
employment, recreation, shopping, socurces of energy, culture
etc. Housing should be considered as an intricate part of a
dynamic urban system. (Cross 1978). The arguement put forward
here is that when housing is mentioned it shouldn’t be thought
of as the physical structure only, rather, as part of a system
operating with other elements. As such when good housing is
mentioned, the assessment should be with regards to other
elements of dynamic system.

Beyer (1972) identified housing as being "a product - a
highly complex product", that, once built in a particular
place it remains there even after serving its usefulness. He
continued that "housing is more than a complex product. It is
both an economic and a social process." Woodbury (1973) had
the same view. He maintains that "the product stands for not
only the structure of the dwellings Lut their design and basic
built in equipment." He explained further the meaning of
process here. According to him "the process is more than
construction but also a dwelling des;gn, neighbourhood,
layout, building materials manufacture and distribution

finance etc."
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Abrams (1964) said that "housing is not a shelter, gut
part of the fabric of neighbourhood life and of the whole
social milieu, it also touches upon many facets 1of
industrialization, economic activity and development."

Muth (1969) took housing to be "the bundle of serviéea
fielded both by structures and also by the land or sites|in
which they are built,"” while Wheaton and Milgram (1966) see
housing not referring to only "an individual dwelling unit,
but also to a neighbourhood."

It is the view of this study that housing should not be
seen as only a product, 1i.e the physical characteristics it
possesses. Rather it should be viewed in terms of ‘what it is’
to the individual that occupies it. It should give some sort
of psychological satisfaction to the user. As such much
prominence should not be given to the physical aspect of ﬁt.
Rather the social need it gives or psychological satisfaction
the user attains. Good housing should be seen to be one iLhat

provides this psychological satisfaction to the individual.

CONCEPT OF HOUSING DELIVERY SYSTEM

Mayerson and Wheaton (1962) defined housing delivery
system as "conventional and non conventional methods by which
houses are constructed through normal institutional channels
and are used by owners or offered for rent or sale in the open
market by Government organisations and private individuals."

1
In the Natiocnal Housing Policy (1981), "The concept of
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housing delivery system refers to the process of mobilisiﬁg
the producticn mechanisms such as finance, land, building
materials, labour and administrative devices by which hous.i g
services are provided to the consumer " The process of housing
supply is what this cecncept is all about.

The process of housing supply is a compenent of tqe
delivery system which is in response to the existing demaﬁd
within a given community at a given time and place. Thus the
term housing delivery refers to the process of housing supply.

The principal actors in the supply process are the
government and the private individuals.

The construction process begins with a demand from 'a
client be 1t private or governrent. However, before building
work can even start, forma. procedure reqguire various
preliminary tasks to be carried and they include first the
need to obtain the finance to cover the cost of the project

and the planning consent from the relevant planning authority.

Labour is then employed to assemble the building materials and
dr "he work on the site so chosen. When the construction work
is over, the management machinery is set into motion for the
allocation of the housing units, tenancy agreement, collection

of rent, repairs and maintenance.

In the United Kingdom, most housing is provided either by
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local authorities directly or by private individuals without
Government assistance.

Most of the housing the local authorities provide is for
low-income and elderly population groups. They also engage in
slum clearance and rebuilding, in the improvement of existing
housing, and the development of New Towns to relieve the
congestion in urban areas. Most of the housing units they
provide are cne-family type built in rows.

England have some 650 "housing associations" which build
non profit housing for special groups i.e the aged, disabled
etc.

There has also been the planning and construction of
entirely new communities by the New Town Development
Corporation to relieve the congestion in urban areas. The
corporations are authorized to acquire the necessary land for
industrial residential and commercial building, and housing as
well as any other facilities and services needed for the
development and operation of the New Town. After construction
is completed, the development corporation is dissolved and its
assets and liabilities are turned over to the Commission for
New towns, which manages the properties. Housing can be sold
to local workers, including those in industrial and commercial
enterprises. Those not sold are retained by the Commission and
operated as rental property for all income groups.

Major sources of financing in the private sector of the

housing market are building societies. Whereas local
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authorities obtain theirs from National budget through loans
granted by the Public Works Loan Board
About four out of every ten houses in the United Kingdom

are owner occupied.

Sweden
Its housing programme is the most widely discussed in the
world. The programme involves the construction of housing
units by cooperative, state, local authorities and private
enterprise.

The largest housing cooperative is the Naticnal
Association of Tenants’ Savingr d Building Societies (HSB).
This cooperative is the cou :y’'s biggest landlord. The
association builds housing units and supplies to scciety
members, who enjoy the right of permanent occupancy at rents
computed on a cost basis. The units are financed by members’
savings. prospective members on the other hand invest five
percent of the cost of an individual home.

The local authority also builds housing units with direct
subsidies and lcans from the Government. The housing built is
for rental purposes. occupancy is permitted to allbeconom;c

classes. ! !
I
France _
|
Most of the housing built in France has been provided by

private enterprise, and the largest portion of it has been
|
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‘built by private individuals. However housing built by

individuals for owner occupancy has been on the decrease as a

-

result of Government encouragement of rental housing
particularly in overcrowded urban areas.
- Private housing are alsc built with low-interest public
loans and in some instances, by housing associations formed by

private firms on behalf of their employees. Some of the

housing provided is available for low-income families.

2.4,.4 Fagtern European Countriesg
In this part of the world, the state is the dominant
actor in housing provision.

In the former U.S$.5.R, housing was built both for urban

e
b
4y
C
1

population and collective farmers. Thus, rural housing is
built in urban-type settlements to facilitate the provision of
greater amenities and community facilities. All apartments
built by the state are available free of charge for permanent

occupancy.

At one time the U.8.5.R experienced one of the heaviest
building rates of country - 14.0 dwellings per 1,000
inhabitants in 1960. The fiqure is even higher than that-of
West Germany at that period in time which was the highest in
whele of Western Europe with 10.5 new dwellings pex 1,000
inhabitants were built. This cannot be isolated from U.S.S.R's
policy whereby state takes full control of housing production.

In the chapter concept of housing andtmusaing delivery

system as viewed by various authors was discussed. While some
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see the concept of ‘housing’ as a noun describing a commodity,
others regard it to be a verb i.e housing is not just shelter

it is a process an activity. For the purpose of this study,

3
1
|

latter view is8 upheld.
Housing delivery in some selected Developed countries was
also discussed. Developing countries like Nigeria can learn

from experiences obtained in Developed countries.
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CHAPTER THREE

3.0 HOUSING DELIVERY SYSTEM IN NIGERIA
3.1 Introduction

In chapter two housing delivery in some selected
Developed countries was discussed. In this chapteflattempt is
made to examine housing delivery system in Nigeria. Housing
is a National issue as such requires examining within ﬁigerian
context first then state. Specifically sectors participating
in housing delivery in Nigeria are examined. Then housing
programmes in Nigeria form pre-colonial Era to Rolling plan is
examined. An assessment of the performance oilsectors in
housing delivery in Nigeria is attempted.
3.2 Sectors in the Nigerian Housing Delivery
Urban housing provision in Nigeria, 1like other third
world countries, is done through three major sectors. Namely
(a) the public sector (b) private commercial sector and (c)
popular sector. These three sectors are all interelated and
to some extent complementary to each other.
3.2.1 The Public Sector
This sector is generally characterised by complete
control over the whole process of housing delivery by the

respective authorities (Government) . Normally, fully serviced,

permanent and completed units are provided.
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Under this sector, four sub-sectors can bé identified - ﬁ

(1) Public housing: This is provided by the Government§ 2
to general public on hire purchase, rent, etc. I
basis e.u. low cost house

(11) Staff housing is that provided for the employees of
public sectors.

(1ii) Institutional housin . 1is that provided in
Government or r':m'pm‘au; insritutions #.g. student
dormitories, hospitals

(iv) Specialised housing is the housing units providedf'
by Government for particular group of people or:
employees of the restrictive institutions like
destitute homes, prisons and barracks (military or
‘police) . (

The term public sector housing delivery refers%
to the houses provided by central, state, iocal or
agencies of Government.

Private Commercial Sector

This sector is characterised by the housing produced
through the profit oriented developers. Developers can be
private individuals or corporate bodies that provide houses on
rental basis or offer for sale to the people at open market .-

The production ca:n be on large or small scale.

Generally, houses built by this sector are of various
types. Such as single rcooms, buncalows, one, two Or more

stories, single family detached, sinuale family attached, o)

#
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family units and three or more family compound units. These
type of units can be seen in towns and urban centres.

Examples of large scale developers include palm-grove
flats in Lagos, Sacramento in calabar, yan kundina in Kano,
Isa Hamman Yaro in Yola, Chiromawa in Minna, Dankara in Zaria,
Rabiu Estate and Dantata Estate in Kano, Adewole Estate in
Ilorin, A.A. Duhu Estate in Yola, Ramatu Dangana and Baban
Kogi Estates in Bida, and Daggash Estate in Maiduguri.

The small scale developers provide houses mostly rooming
type within and outside the urban areas. In Zaria these can
be found in Zaria city, Tudun Wada, Sabon-Gari, and Samaru.
In the same way these houses are found in other urban centres
acress the country.

This sector provides the bulk of housing occupied by the
low-income in the urban centres because they are relatively
cheaper.

In Nigeria this sector gain prominence with the coming of
colonialists when people migrated to cities for white collar
jobs. Such people sought for accomodation in rented houses.
Furthermore state creation in 1965 and 1975 made people to
convert part of their houses or build new ones in the capitals
80 as to alleviate housing shortage problem. The oil boom of
the 1970’'s also gave further rise to housing provision by this
sector. As people’s income increase more houses were built

for commercial purposes.
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The Private Popular Sector

In this sector houses are provided 2y individuals and
occupiéd for their own use. The develcopmsz: of housing is on
incremental basis, owners/builders, family have complete
control in financing of the housing const:r:czion, maintenance
and ownership. Some times this sector is referred to as owner
occupier. Thus popular sector demons:irates peoples own
efforts towards satisfying their needs for shelter. In
Nigeria it is the oldest form of housing delivery.

This is the dominant sector participating in housing
delivery in most of our cities, state, local Government
headquarter as well as other towns and ci:ies.

This sector together with private commercial provide over
75% of the current housing stock in Nigerizn towns and cities.
(Nma 1991)

Houses are provided with personal savincs and help from
relatives, friends and are occupied by tkz cwners. For most
people in Nigeria, owning ones own home is a basic and natural
desire because of the sense of achievemen: it portrays. This
sector has been the,principal source cf housing .in most
developing countries.

The establishment of the National Housing Fund scheme is
a programme by the Federal Government towards facilitating of
housing provision by this sector.

Housing Programme in Nigeria

For the purpose of this study the review of housing
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Programme in Nigeria cover seven periods.
i The pre-colonial Era
& The colonial Era 1914 - 1960

3. The First National Development Plan period 1962 - 1968

g

Second National Development plan period 1970 - 1974

Third National Development Plan Period 1975 - 1980

o u»m
2
0]

The Fourth National Development Plan Period 1980 - 1985

T The Rolling Plan 1986 to date.
3.3.1 PRre-Colonial Era

The private popular subsector dominated the housing
supply in both Nigerian urban areas i.e. the old indigeneous
cities like Oyo, Ile-Ife, Zaria City, Kano City and katsina
and the rural areas. Private commercial housing started in a
very small scale in the above mentioned indigenous cities.
This subsector therefore provided accomodation for migrants
who came into these cities for trade. The public housing did
not feature during this peirod.

3.3.2 The Colonial Era 1914 - 1960. During the colonial era
contributions of the private popular subsector still dominated
the housing supply in Nigeria. This period saw the
establishment of new towns like Port Harcourt, Enugu, Kaduna
Jos to mention a few. These new towns served as attractive
points for migrants in search of white colar jobs. The
private commercial subsector therefore p;ovided accomodation
in these new towns for the migrants thus increasing their

scale of contribution,
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The genesis of public intervention in housing in Nigeria
can be traced back to the cclonial periocd. With advent of
colonialism, government provided housing units to accomodate
the colonial administrators in the then administrative
centres. Separate houses thus for expatriate staff outside
the built-up areas of the towns and cities were constructed.
These separate expatriate guarters were known as Government
Reservation Areas (G.R.A). These G.R.A’‘s started in Lagos
where the colonial administrators first settled and eventually
extended to Regional Headquarters like Ibadan, Kaduna and
Enugu.

Also few senior Nigerian civil servants benefitted from
the African Staff Housing Scheme introduced during this
period.

Houses were provided for the staff of Missionary schools
introduced during this peried. This also marked beginning of
institutional housing in Nigeria.

The outbreak of the bubonic plague in Lagos in 1928, made
the Government to go into housing provision the more. It led
to the establishment of Lagos Exectuve Development: Board
(LEDB) in 1929 which was given the responsibilities of
clearing the Lagos Island slums, Planning and Development
control. The workers’ strike of 1945 gave further impetus to
Government’s involvement in housing provision. 2,000 Units
were planned to be built under LEDB for workers at Surulere.

The board was able to construct housing estates at South-West
- g ’q'lué
) x e Vit

oo SRR
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Iko%i, Apapa and Surulere. 1In 1959, housing corporations were
established in all the regions and given the responsibilities
of catering for the housing needs in their respective urban

centres.

3.3.3 . Housing Delivery in the First National Development Plany
(1962 - 1968)

Contributions to housing supply by the private popular
sector continued to dominate in Nigeria during this plan
period. Its contribution was relatively less in new towns of
Enugu, Port-Harcourt, Kaduna and Jos which are non-indigenous
towns established by the colonial administration.

Increased migration to new towns after independence
increased the scale of supply of houses by the private
commercial sector. Civil war of 1967 to 1970 destroyed some
of these houses and temporarily halted their supply by this
sector.

During this plan period Federal Government made some
efforts at improving housing situation. Housing here was
merged with Town and Country Planning and the sum of £42m was
earmarked for the sector, but actual disbursement was only
£19,6m or 47§ of the total outlay. A;gp_héuaing corporationé
were established in each region and their activities were
confined to the regional headquarters where staff quarters for

senior officials were built.

. Dominance of private popular housing continued in
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indigenous core areas and rural villages in Nigeria during
this plan period.

cer the civil war 1in Nigeria in 1970 there was an
accelerated migration of people to towns and cities for job
opportunities. Alsc 12 states were created attracting more
people to towns. Industrial growth and urbanization
accelerated especially in the state capitals. These increase
private commercial housing contributions.

The plan having being done after the civil-war recognised
housing deficiency on both guantity and quality The plan
emphasized rehabilitation and replacement of dwellings damaged
by the war.

Housing was m-rged with Town and Country planning,
Survey, Kainji Lake, Goengela River Basin, Regional Development
Schemes and village regrouping. §£49m was apportioned to the
sector. In addition states were to '.ake thelr respectivs
housing programme in the plan period However the states-
Benue-Plateau, Lagos and North-Western State did not earmark
any amount for housing. The Federal Government‘s capital
allocation for housing was directed to:

s Expansion of the Nigerian Building Society - £0.7m
ii. Staff quarters in Lagos £0.537m
iii. Transit block of flats in Lagos £0 0B

In 1973 the Federal Government allocated N500m for the

construction of 59,000 housing units across the country. The

Federal Housing Authority was e nlished to handle

o1
=
m
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programme. This constituted a landmark in the evolution of
housing programme 1in Nigeria.
3.3.5 The Third National Development Plan .1975-80)
Dominance in supply of private popular houses still
continued in indigenous core areas of -owns and cities and

rural villages

[ ; . ;

i Private commercial housing experienced gradual increase
due to the buoyant oil economy Private commercial estates
were constructed especially 1n stats capitals o cate:

especially for the upper income group wh- could afford them.
Examples include Palm grove Housing Estate with 100 Units in
Lagos, Alh. Sani Housing Estate with 107 Units in Gyelesu
Zaria, Sacramento Housing Estate in Calabar with 115 housing

units.

Housing was given more priority in this plan than

previous ones. The sum of N1,837 billion was earmarked for

.B housing development both by Federal and State Governments
¥ during the plan period. The Federal Government was to
allocate about %0% of the proposed using expenditure, that
is N1.65 billion while srares were - shate rhe balance of the

rest N187.43m
Dominant project undertaken by the Federal Government
f; here with respect tc housing was direct construction of low
rental dwelling units. In all a minimum of 60,000 Units were
expect~d, mainly for low and middle income groups 1n various

] parts of the country. The body to execute the programme was
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Federal Housing Authority.

In addition, the Nigerian Building Society metamorphosed
into Federal Mortgage Bank (FMBN) to expand the mortgage
lending, with an initial capital of N150m. This is to
alleviate the housing problem being faced by the country.

The Government didn’t achieve much in housing provision
here as only 13.3% of the total Units targetted, (202,000)

were completed. (Table 1)

Table 1: Public Sector Contribution in Nigeria

States Number of Target Projected Percentage
Housing Up%; 1975/80 Achievement
complete
Lagos FHA 8,616 50,000 17 .2
Anambra 400 8,000 5.0
Bauchi 1,818 8,000 22.77
Bendel 250 8,000 3.1
Benue 38 8,000 0.4
Borno 3,480 8,000 31.0
C/River 525 8,000 6,7
Gongola 382 8,000 4.8
Imo 488 8,000 6.1
Kaduna 1620 8,000 13.8
Kano 976 8,000 12.2
Kwara 941 8,000 131..8
Lagos 848 8,000 10.6
Niger 520 8,000 6.5
Ogun 512 8,000 16.4
Ondo 1,370 8,000 171
Oyo 323 8,000 4.0
Plateau 1,000 8,000 12.5
Rivers 281 8,000 3.5
Sokoto 1,000 8,000 f2:5

Source: Jcurnal of Issues in Development Vol. 1 No.2, 1984
p.33
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3.3.6 The Fourth National Development Plan (1980-85)

Dominance of the private popular sector IN housing
supply continued in indigenous core areas of towns and cities
but at a lesser degree than at earlier periods. The decrease
is attributable to other contributors to housing supply like
the private commercial houses which dominate in non-indigenous
towns and cities and the public sector.

Contributions by the private commercial sector continued
gradually with increase in urbanization, industrial growth and
natural population increaase in the urban areas.

The plan aim at increasing and improving the overall
guantity and quality of housing which involved direct
construction of houses for low and middle income groups. The
sum of N2.7 billion was allocated to housing 200,000 units
were to be constructed with the sum. The Federal Government
was to provide N1.6 billion while the rest, N1.1 billion was
to be provided by the states jointly.

2,000 units were to be build by the Federal Government in
each state annually during the plan period. In addition the
Federal Housing Authority was expected to build 143,000 units
of low cost housing across the country. Plan was also made
for the provision of staff housing loan; site and service
scheme. Nigerian states Urban Development Board (NSUDB) came
into being for which N22.7m was allocated.

3.3.7 The Rolling Plan
The private popular houses still dominate in indige
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core areas of towns and cities, but still at a lesser degree
than before. The decrease is not unconnected with rapid
increase of housing by private commercial houses which
dominate in non-indigenous towns and new state capital created
in 1991.

The realization of lapses in previous policies and
programmes on housing by the Government made it to suspend
direct construction of units., Rather the Government embarked
on encouraging and promoting housing delivery, improving the
quality of housing in both urban and rural areas. Lastly the
Government also resort to encouraging and facilitating the
mobilization of funds for housing. To this respect the
National Housing Fund was established and Primary Mortage
Banks were created along with it to facilitate the
mobilization of funds for housing production.

In 1990, 72 three - bedroom units under prototype scheme
was biult by Federal Ministry of Works and Housing. In 1991,
48 Units of extendable one and two-bedroom houses and four
three-bedroom duplexes were built at satellite town in Lagos
sold to general public. Another 100 units low cost one-
bedroom row houses were built at Isheri Olofin and 152 three-
bedroom in Abuja were built and sold to the public at
subsidised rates. (National Concord Newspaper, September 3,
1992) .

Under site and services scheme 8,083 serviced plots were

allocated to the public in seven states.
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Second National Housing policy was launched in 199ﬂp

primarily to encourage and promote active paircicipation ;n
housing delivery' by all tiers of Government Urban
Development Bank was established =arly 1992, and National
Housing Fund was established by a Decree l
The 1991 Narional Housing Policy which is ‘Scientific in
its formulation, (Newswatch. August 17, 1992) has rhe goal éf

ensuring "that all Nigerians own or have access to deceqt

housing accomodation at affordable cost by the year 2000 A.D!C

(National Housina Policy. 1991 Tiv= policy had five
objectives, to achieve the said goal These are:
. 1 Encourage and promote act:ve “i1cipation in housing

delivery by all tiers of Government
ii. Strengthen Institutions within the system to render the-r&
operations more responsive to demand. )
iii. Emphasize housing investments which satisfy basic needhif‘
iv. Enccurage greater participation by the private sector in“-
housing development

In addition 18 strategies were designed to achieve the

objectives of the policy, "~ ng which are to "mobilize
private sector participarion "he provision of housing and
"mobilise savings through the establishment of a National

Housing Fund." Naticnal Housing Policy 1991). I
Policy differs from that of 1981 as it is scientific 14
conception. The housing programmes that have been designed

based on this policy (1991) are expected to be scientific in
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some aspects ©of their implementation.

Already the National Housing Fund was established by ja

decree and machineries have b set up in each state for
implementat ion
In Summary popular and private commercilal sectors
provided more housing in the Nigerian urban and rural are;ak
el
than the public sector though at a slow rate. Betweeen tﬁel
|
two sectors popular contributed more especially in indigenousf
cora cities and towns than private commercial in terms of
housing supply.
The private commercial sector started in pre~coloniaﬂ

period contributing small amount Gradually this contribution

increased with time. |

Public sector housing contributions on tune other hand

started during colonial period. Policy of Government than was
'

direct construction of housing units to cater for its staff.

Gradually with time general public came to be included in the
|

. . . |
First National Development Plan with construction of housing

unics in Lagos. ¥aduna-Ja'ataru arnd Marafa Housing Estates,

Ibadan - Brdija Housing Estate, and Eaugu - Nike HOusing
|

) o " !
Estate. This peclicy by Government of direct construction of

housing unite ontinued up to  end f fourth National
Development Plan period of 1980-85 In the Rolling Pla
Government embarked on encouragin d promoting housinf

delivery, improving the guality of housing in both urban anr‘;'
{

rural areas rathe: than direct construction because previou(

o

i
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policy has not yieided murh resul:

The private and popular sect .1 achievement in recent
years has been low. Achievement of popular sector %a
inadequate when "ompared with the housinag need of the Niqeri;n
populace. If the targetted goal o! Housing For All by the
year 2000 is to be achieved, five - ion new housing un{ia

Eials !
need be constructed in the urban areas alone within the next
]

eight years. That is about 625000 housing units each yeq}i“'

(Newswatch Magazine, August 17, 1992.) ' g

Going by this rate housing development is low indeed.

- g b nf
Furthermore the low income earners whom dominate tha

persons in need of adequate housing are not well catered for.

F
Housing Units built even to house this group of people are

usually allocated to public servants and few lucky individuals

|
!

in the middle and upper incoms . ,ass.
It is the wview of the - riter that 1if housing need

requirement is to be met the National Housing Fund Decree 3,
[ |

of 1992 should be amended to involve oil and manufacturing
4

sector in the contribution made, not only banks and insuranbg

{
companies than strict surveillance should be employed as

rards contributions to be made Defaulters should not go
unpunished. i
1

In the chapcar attempt has been made to examine housing

_ i
programmes in Nigeria. It was shown that private commercial

and popular sectors provided more housing in the Niger“an

!
urban and rural areas than the public sector. Furthermqre
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popular sectors was shown to contribute most amongst all
sectors, especially in indigenous core cities, and towns.

Also in the chapter it was shown that private commercial
sector housing started in pre-colonial period. That is
earlier than public sector housing which started during
colonial period. Finally in the chapter it was shown that
private and popular sector achievement in terms of housing

provision in recent years has been low.
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CHAPTER FOUR
ROLE AND PERFORMANCE OF HOUSING SECTORS IN HOUSING

PROVISION IN DAMATURU

4.1 INTRODUCTION

In this chapter éttempt is made to examine the role and
performance of housing sectors in housing provision in
Damaturu. The chapter concludes with an assessment of
performance of;housing sectors in housing delivery in Damaturu
from 1978 to 1992.

The survey conducted revealed a total of 3460 housing
units in Damaturu.

There are two sectors identified in the housing delivery
in Damaturu. The sectors are defined based on the main actor
(s) in the supply process. The Government built houses are the
public sector houses. While those built by individuals are the
private sector houses.

The issue of who takes major decisions, supplies finance,
materials, utilities and occupies housing units have been the
basis for distinguishing sectors in housing delivery.

The sectors involved are:

1. The Private Sector
2 The Public Sector

The private sector has two subsectors identified and
these are:

(a) Private Commercial sub-sector

(b) Private Popular sub-sector (Figure 2).
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PRIVATE COMMERCIAL SUB-SECTOR

Housing by this sector also referred to as rental

occupier in this study.

This sector is characterized mainly by individual

—0
| (P —

.

corporate bodies developing single houses or large estate for

rental or for sale.
They are mainly for profit making
|
In Damaturiu, this sector has the role of providiég
housing to people of all i1ncome greups. There 1s no corporate
developers in Damaturu, rather, private individuals have been
respensible for the provision of housing in this sub-sector.
These private individuals provide wide range of ho =8

for rent. The houses maybe the rooming type or three bedroam

flats.

R —
Fecoen

"'"1"“*'
i iy -
AT

Housing provision by this sub-sector, with the Local

r

Government reform of 1976, and the creation of Yobe State.;nﬁ

St

.
&
B

1991. The contribution of this sub-sector to housing delivery

particularly in Damaturu has increased tremendously.
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Fig. 3: HOUSE TYPE IN DAMATURU
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Source: Field Survey 1992
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The study conducted showed that 30.6% of those
interviewed in Damaturu were renting their houses. (Table 1§
(Figure 3).

In Abasha, Nayi Nawa, and Thun ka Banza wards majority of
the houses were built by private developers for renting. The
study revealed that over 50% of housing in these three wards
were for renting. In Bundugari, Balabulin, Hausari/Usmanti,
Gwange, Fawari, Ajari and Njiwayi layout less than 50% of
housing were for renting.

Type of housing provided by this sub-sector mostly is the
rooming or compound. There are few flats also. For example in
Abasha rooming housing type was mostly observed with shops at
the outside which are alsc rented for commercial purposes.
Houses provided by this sub-sector are generally in a better
condition than those constructed by popular sub-sector. The
study revealed that 3% of the houses provided by the private
commercial sub-sector need replacement, while 4.5% require

some sort of improvement.

Referred to as owner-occupier in this study.

This subsector is characterized by development of housing
on incremental basis. Also construction is done by owner
together with few helpers who are usually close relations.
Alternatively the owner buys Dbuilding materials and

construction is done by traditional builders. In each case the
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owner finances the building of the house as well as it'’s
maintenance.

Like private commercial, the popular sub-sector in
Damaturu has the role of providing housing to people of all
income groups.

This sub-sector is the oldest in Damaturu and has been
the principal source of housing there. Housing delivery by
this sector started as early as 1813 when the first settlement
evolved around the present District Head’s Palace. Houses have
since then evolved around this focal point.

The study conducted showed that 69.4% of the sampled

houses in Damaturu are owner-occupier. (Table 2) (Figure 4).
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Table 2: Housing tenure in Damaturu

Ownner occupier ! £9.4%
i
Rental occupier L_ 30.6% '
Source: Field survey 1992
Houses provided by this sub-se are found within the

|
Central Core Area of Damaturu. The wards 1n this area include

Ajari, Hausari/Usmanti, and Fawari. The study conducted
revealed that in Bundugari, Bulabulin, Hausari/Usmanti,
Gwange, Fawari, Ajari and Njiwaji layout wards, over 50% of

the housing are owner-occupier. Whereas in Abasha, Nayi Nawa

and Ihun ka Banza less rthan 50% of the houses are owner

occupier. |
Presently housing constru "n by the popular sub-sector

is mostly carried out arounc iwajl layout ar the eastern

part of Damatur: The houses :-.ing constructed are of cement

block. Construction, however, 1s slow due to a number ot
factors. l
Type of housing provided by Lhis sub-sector are mostly
row-housing conscructed of traditional building materials such
mud, thatch, and zinc. Buildings made up of mud and zinc
roofing, however, are the predominant types of housing in'

Damaturu town. (Plate 1 and 2).
The study conducted showed that 10.3% of housing by this

sub-sector need replacement due to thelir poor condition, while

26.7% require improvement .
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PUBLIC SECTOR

The public-sector, is characterized by complete control
over the whole process of housing delivery system by the
respective authorities. Normally, fully serviced, permanent
and completed units are provided.

The housing in this sector is fully financed through the
Federal or State Government grants or through the respective
departments’ yearly budget allocations for this purpose.

In Damaturu, public housing is far from being exclusively
public in terms of its development and construction. The
housing units are designed by private consultants and built by
private building contractors.

In Damaturu public housing dates back to the colonial
era, when houses were built for strangers, criminals and the
colonial Government staffs. Most of these houses were built by
forced labour and still remain conspicous. Notable structures
are the prison, the Emir’s Palace and present office
accommodating Fire Brigade.

The housing policy in Yobe state differed from that of
the parent state (Borno) from which it was created in 1991.
The major thrust of the policy are: ' 8 g
(i) Direct éovernment provision of both ‘low and high income

ﬁauaing
(ii) Private developers encouragement in the housing sector.
iii) Housing loans to civil servants.

From the policy guidelines two main roles were outlined
for public sector in state. these are; S

’ ‘”-Ea!,_.,
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i) Provisions of housing to general public of "low and middle
income groups on rental - occupier basis
ii) Encouraging housing ownership by public servants throﬁgh

National Housing Fund Loan scheme,

In Damaturu, the 'state capital, the policy of the
Government currently is to construct at least 1000 housing
units annually. (Ministry of Works, Housing and Transport) .

The study conducted showed housing by this sector as
constituted 23% of total houses in Damaturu. (Figure 5). The
oldest building provided by this housing sector are those
constructed to house colonial officers.

Since the creation of Yobe state in 1991 over 30% of
buildings provided by this sector have been renovated or
improved. These are those houses in State and Federal Low
Cost, and in two post-primary institutions. The survey further
reveal that presently some 20% of the housing provided by this
sector need be improved.

Four major sub-sectors have been identified in Damaturu.
These are:

i) Institutional Housing
ii) Public Housing -
iii) Staff Housing

iv) Specialized Housing
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4.3.1 INSTITUTIONAL HOUSING

In Damaturu presently there are two post-primafy
institutions. The Unity Colleges for boys and girls. -

Unity college for girls consist of 12 two-bedroom semi-
detached houses, 12 three-bedroom detached houses, and one
two-bedroom detached house, all built in 1973.

Unity College for boys consist of 47 three-bedroom
detached houses, 51X two-bedroom detached houses and 48 one-
bedroom semi detached houses. All built in 1980 to accommodate
staff of former Federal Teachers College Damaturu. The houses
are in good conditions and occupants do maintenance
themselves. The rent paid is removed from occupants monthly
salary.

Presently there is no plan to construct more housing
units for staff of two institutions. There is a Specialist
Hospital with 50 bed spaceé in Damaturu which is to be
expanded. It provides housing only for a few of its staff. The
houses are of three types, three-bedroom detached, two-bedroom
detached and one-bedroom row housing. All together there are
21 houses. 5 two- bedroom detached, two three-bedroom detached
and 14 one bedroom row housing. There were all built in 1980.

The houses have been renovated and are in good condition.

4.3.2 PUBLIC HOUSING

The authority responsible for housing provision to the

public is the Yobe State Housing Corporation (YSHC). It has
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two main roles regarding housing delivery in Yobe State.
First is; provision of housing to general public of low
and middle income groups on rental-occupier basis. The other
role is encouraging housing ownership by public servants

through National Housing Fund Loan Scheme.

Housing delivery by thisg sub-sector began in 1979 with

building of 50 housing units by the then Borno State
Government jointly with the Federal Government. The units
congisted of 30 three-bedroom and 20 two bedroom semi detached

houses. The houses are presently managed and maintained by the
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Plite 1: Mud-wall and thatched roof hut. Thatched roof stucture
in front in where all cooking is done. Hausari, Damaturu.

Plate 2: Mud wall and zinc roof building Gwange, Damaturu.
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Plate 3(a): State 1low-cost two-bedroom semi-detached
building Damaturu. (Front view)

Plate 3 (b): State low-cost two-bedroom semi-detached
building Damaturu (Side-view)



49

Yobe State Housing Corporation. Houses are rental occupier.

The two-bedroom flats are rented at N40 per month, while
three bedroom flats are rented at N50 per month. (Plate 3a and

3b).

Although built for the general public, most of the houses

are presently occupied by government employees.

Another set of housing units controlled by the Yobe State
Housing Corporation (YSHC) is Federal Low-Cost housing units
constructed in 1982. It was financed by the Federal
Government. There are 100 in number, 50 two-bedroom and 50
one-bedroom semi-detached houses, with all facilities
available. These houses also have undergone some renovative
work, when Damaturu was made state capital in 1991. There are
also occupied by state civil servants, managed and maintained
by the YSHC. (Plate 4a and b). Study conducted show that
presently no rent is paid by those occupying them.

In 1992 Yobe state Housing Corporation embarked on
construction of 42 housing units, which it completed.
Construction work was through direct labour. The housing type
is two-bedroom semi-detached. Each unit was constructed at the

cost of N98,000.



50

Plate 4(a): Federal low-cost two-bedroom semi-detached
building Damaturu. (Front view)

Plate 4(b) : Federal low-cost two-bedroom semi-detached
building Damaturu (Side-view)
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The houss: z.:Lough meant to be rented to the general
public, are prz:z==:ly occupied by members of state legislature
and some senicr Zivil servants. (Plate 5a and b).

The autk:rity responsible® for staff housing is the
Ministry of Wiz Housing and Transport (M.O.W.H and T)
Damaturu., It’s mai= role is construction of houses to public
servants, nams., -zinior, intermediate, senior staff and state

executives.

Presentl: 3u: to housing shortage or low supply by this
sub-sector s:tit= «civil servants are occupying houses
constructed k- T:iZe State Housing corporation to general
public, and iz Zw: post primary institutions in Damaturu.

When Yotz =s:zte was created and Damaturu made it’s
capital a nurz=r =I construction projects took place to ease

housing shortzz=. 211 construction work was done in Damaturu.



Plate 5 (a): Two bedroom semi-detached building under
construction by Yobe State Housing corporation
Damaturu. (Front view).

Plate 5 (b): Two-bedroom semi-detached building under .
construction by Yobe State Housing Corporation.
Damaturu. (Rear View).
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First is construction of 100 pre- fabricated houses in
1991, (Plate 8a and b).

Secondly is construction of 700 housing units for junior
and intermediate staff. These are two bedroom flats costing
N98,024.92 per unit (Plate 6a and b).

Thirdly is 40 housing units for Commissioners and
Directors-General. These are three-bedroom detached houses

costing N476,974.20 pPer unit. (Table 3) (Plate 7a and b) .

Lastly is construction of 300 housing units for senior
staff. These are three- bedroom flatg costing N198,425.60.

Thus in 1992 a total of 1082 housing units (including 42
units by YSHC) was earmarked to be constructed in Damaturu.
The study reveal that of all the construction projects
earmarked for 1992 totalling 1082, 486 were constructed and
ready for use as of 26th March, 1993. Completed buildings
include 42 housing units by Yobe State Housing Corporation, 40
units for Commissioners and 404 two-bedroom houses for junior

and intermediate staff.
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Plate 6(a): Two-bedroom semi-detached building under
construction by the Ministry of Works and Housing,Damaturu
(Front view)

Plate 6(b): Two-bedroom semi-detached building under
construction by the Ministry of Works and Housing,Damaturu
(side view)



Plate 7 (a): Three-bedroom detached building with courtyard and
boys quarters at side build by Ministry of Works and
Housing,Damaturu Yobe State (Front view)

pPlate 7 (b): Three-bedroom detached building with coyrtyard and
boys quarters at side build by Ministry of Works and
Housing,Damaturu Yobe State (Rear view) "
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Plate 8(a): Three-bedroom pre-fabricated building (Front view)
constructed in 1991 after creation of state

Plate 8 (b) : Three-bedroom pre-fabricated building (Side view)
constructed in 1991 after creation of state
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Table 3: Projects undertaken by - .nistry of Works, Housing
Transport, Damaturu - 1992,
S r - — SESCTTR Gl
No. Project ( Type of Ho. | Cost Complaeted as
| of March 1991
1 40 Housing Unicts Three -bedroom 40
for Commissioners| Houses complete| N476,974.,20
Director-Generals| with courtyard per unit
and Boys
gquarter
2 700 Housing Two Bedroom 404
units Junior/ Houses to block| N356,099.68
Interm, Staff form in each per Block
block for two-
bedrcom flats
3 300 Housing Three Bedroom
units Senior Houses to block| N396,099.68
staff guarters form. In each per Block -
block for
three-bedrcom
flats

4.3.4

Source: Ministry of Works, Hcusing and Transport, Damaturu,
Yobe State.

SPECIALISED HOUSING
The study showed that housing by this sub-sector began
more than 21 vear: agc

Housing by tiis sub sector consist of mounted troop

barrack which was 1nitially constructed along Jos/Kano road at

the western end of the t ow: it was larer relocared along Biu
road at southern =nd of the town in 975 The houses are ui
two types. Two-bed:oom, and one-bedracr w housing There are

10 houses of eacn type totalling 20 altogether. There is
another barrack alorg Jos/Kano road. The units consist of 16
two-bedroom houses. The housing type is also row housing. Each

row consisting of eight housing units.

——
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There is only one prison in Damaturu. It is located at
northern part of the town opposite the District Head’s Palace.
It accommodates prison inmates only.
HOUSING NEED IN DAMATURU

The study of the Housing need in Damaturu after survey
conducted for year 1992 to 2002 reveal;

(1) Current need to be 125 Housing Units
ii) Need due to New Household Formation. (Taking an Annual

Growth Rate of 5% from Max Lock survey 1978) which is

also Future Need or Recurrent Need to be 188 Housing

Units
iii) Replacement Need to be 23 Housing Units.

The housing need in Damaturu based o©on the survey
therefore was computed to be 336 Housing Units. That is 6720
(20 x 336) Housing Units of total sample. This means an
average of 672 Housing Units annually.

The figure (6720 Housing units) is considered as the
minimum Need because of the assumption that growth rate of
Damaturu has not changed from 5% annually since 1978, even
with making it a state capital. However 5% was used due to

lack of data on current growth rate especially when Yobe state

was created.

The study conducted showed that housing by private sector

in 1992 constituted 77% of total houses in Damaturu i.e 2664
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units. Furthermore 69.4% of housing by this sector are owner-
occupier or provided by the popular sub-sector i.e 1849 units.
While 815 units or 30.6% are rental occupier or provided by
private commercial sub-sector.

Housing by public sector on the other hand constitute 23%
of total units presently in Damaturu i.e 796 units.

The study revealed 68.8% of the sample houses surveyed do
not have adequate rooms in their houses as such live in
overcrowded condition. Furthermore a total population of
surveyed households is 1613 persons, and total number of
habitable room is 670 rooms, giving an occupancy ratio of 2.41
persons/room. This occupancy ratio is higher than the average
adopted for Nigeria which is 2.0 person/room, or the one given
by the United Nations for Nigeria (2.2 person/room). These
figures imply overcrowdiness in Damaturu.

In 1992 the Government embarked on a housing construction
programme the aim was to construct 1082 units by end of 1992
in Damaturu. However by March 1993 only 486 units was
constructed. This mean less than 50% success.

In 1978 there was 2019 units of housing in Damaturu (Max
Lock Survey 1978), while for 1992 survey revealed 3460 units.
The private sector had 1955 units and public sector 64 units
in 1978. In 1992 the figure stood at 2664 units for the
private sector and public 796 units. (Figure 8) . Thus housing
units increased by 1441 units, 709 units for private sector

and 732 units public sector between the year 1978 and 1992.
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The analysis revealed that housing supply by the private,
and public sector is far inadequate in meeting the ever
increasing demand for housing in Damaturu. This is
particularly so when occupancy ratic (2.41 person/room}), and
Housing Need in Damaturu of 672 housing units annually as
estimated from survey conducted are considered. occupancy
ratio being higher than average for Nigeria indicate
overcrowdiness. This results from shortage of housing
consequently due toe slow supply by principal actors. The
gsupply of 1441 units by principal actors has been inadequate
in solving housing shortage in Damaturu as the problem
persists up till today. Thus considering Heusing Need figure
{672 units) for 1992 alone, already a deficit of over 100
housing units exist as public sector supplied 486 units of
housing while private sector supplied less than 40. There is
housing shortage because supply 1s slow due to low rate of
construction of new housing units by the principal actors in
housing delivery.

The conclusion that can be drawn from the aforementicned
therefore is that the principal actors in housing delivery in
Damaturu from 1578 to 1992 have performed poorly. Therefore
there is a need to increase rate at which housing is supplied
by principal actors, as demand for housing will continue to
increase in Dawaturu. If adequate provision is not made this
demand accumulates thus making the problem more acute. Housing

supply by both sectors need be encouraged. The private
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developer most especially need be more encouraged. With the
public sector alongside congiderable achievement can be made
in solving housing shortage problem in Damaturu.
In the chapter it has been shown that principal actors in
housing delivery in Damaturu from 1978 to 1992 have performed
poorly. Problems faced by principal actors leading to poor

performance have been discussed in chapter five.



PROBLEMS FACED BY HOUSING SECTO} [N HOUSING

PROVISION IN DAMATURD

INTRODUCTION

The analysis in chapter four revealed that housi
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uses has been rapidly increasZzz. Urban land is therefore
subject to competing and often :::.flicting"de.mm]ds and uses.
Housing however takes the larg=:s- percentage of land in any
urban setting. Any attempt to scive the housing problem is not
possible without a forceful pclicy of acquiring land for
public use. This situation has b;en fundamentally remedied by
the promulgation of the Land Uss Decree of 1978. The Decree
vests all land in a state to the state Governor. The Governor
therefore gives final approval fcr all land allocations in the
state. The Land Use Decree alsc forbade the sale of land.
However purchase and sale of lanZ is widely practiced.

Damaturu is endowed wit: wvast land for housing
development. The study revealed -kat land can be acquired
through allocations by Government £family, inheritance, gift,
wardhead and bought from land speculators.

The survey revealed two processes for land acquisition
from Government by private and putlic sectors in Damaturu.

The public sector is simply required to request for a
piece of land through Department zf Land and Survey.

Federal Ministry/Parastatal mnakes such request through
the Direcéor—Géﬂéral, Departmezz of Land and Survey,
Governor’s Office Damaturu.

The process of land acquisitiom by the private sector
starts with the applicant obtaininz form. Applicant than fill
it after fulfilling certain condizions. N10 levy for form,

N100 levy processing fee, thrze years Tax clearance
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certificate, two passport photographs. The form is submitted
to Record Section of Department of Land and Survey. The
applicant’s form 1is then taken to Director of Land
Administration who subsequently passes it to Land Allocation
Committee. The Secretary of the Committee allocate the land.
The application is further forwarded to the officer in charge
of cadastral in Survey Division who gives detail description
of land. This is then taken to Surveyor General for final
approval from Survey Division. The form is then passed to
Director of Town Planning for comment also, Deputy Directer of
Land Administration, Director of Land Administratcion, Director
General and finally Governor for approval. Afterwards the file
is returned tc Director General who forward to Director of
Land Administration. Director of Land aAdministration forward
it to his Division, subsequently a letter of grant is given to
applicant. (Figure 9), | | |

In the case of a state agency applyiné for a plot of
land. It is done so through Director-General and same
procedure is followed. .

However in the case .of .a. Federal Government
Ministry/Agency, application is done through Director-General.
The purpose for the site and reguirement is submitted to
Director-General. Upon application reaching Director of Land
Administration’s office, a site anrd.mee;ing is summoned with
representatives from the Ministry and other state agencies

concerned with utilities provision. The Damaturu Local
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Government Chairman preside cver the meeting wit' Secretary of

Committee from Land Division.

— —= e
Governor

T

| Director-Gensral

g - e ————

e — . g —— el s——.

Director of Land Administration

Deputy Director of Land Adm

1nistracion

Director of Town Plai.,

[_ Surveycr General

o/c cadastral (Surveyor)

Land Allocation Committee P- Secretary Allocation

Committee

Director of Land A .munistration

s

Land Division Dept of Land and Survey _1

Applicant

Pr ~ess of Land Acquisition by the Private Sector in Damaturu

Figure 9
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Governor

]

Director-General

¥

Director of Land Administration

Deputy Director of Land Administration

Director of Town Planning

T

Surveyor General

o/c Cadastral

L

Site Board Meeting
Members include:
Land Officer (Secretary)
Local Government Chairman
Surveyor
Town Planner
District Head
Representative from Health
Ministry, NEPA, Water Board etc.

T

Director of Land Administration

T
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Director-General

Figure 10. Federal Agent

Process of Land Acquisition by the Federal Government from
Yobe State Government
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The application is then submitted to Land Division with sketch
of site selected. From thereon procedure is same with private
sector (Figure 10).

Time taken for applicant to be allocated plot varies from
two months to a year or two in case of private individual.
Federal Agency Ministry takes lesser time from a day to month.

The survey revealed that as of September 1992 only 1200
out of 4242 applications for plots were approved. (Table 4) in

other words only 28.3% of applicant were allocated plots.

Table 4: P i i i v
September 1992.

Type of Plot ]Eizan of Plotslﬁumbor allocated| Area sizes (m?)
High Density 15 x 30 533 450
Medium Density 20 x 40 313 800
Low Density 30 x 50 356 1500

Source: Department of Land and Survey, Records Section,
Damaturu, Yobe State.

Factors responsible include plot not being available at
time of application and bureaucratic delays in the process of
plot allocaticn. The application passes through too many
offices as shown in Figure 9 causing delay. Secondly long
bureaucratic procedure in compensating of land owners delay the
acquisition of land. Most land owners become reluctant to
release their lands to the Government until full compensation

has been paid. Furthermore land owners are reluctant to allow



clearing of their crops during trainy season even after
compensation. The survey conducted reveal 51.6% did not apply
for plot of land. :4.7% applied not allocated, while 2° %
were not interested Survey further reveal out of those that
did not apply 35.4% complain of i...;, procedure in whole
process before land is allocated to applicant. 45.8% don't
know how to apply for plot, while 18.8% complain of N110 levy
being paid for application and preocessing fees. The study
further revealed of the two private sub-sectors, private
commercial developers apply for land formally or buy from
speculative land market which 1s expensive. The private

popular developers obtain land from relatives, inherit, and

ward heads. Thus out of 24 7% tt ipplied for a piece of land
75% are private commercial de pers. Land is sold for as
high as N10,000 1n Damaturu by speculators depending on

location, size and facilities available.

Delays in compensating land owners affect acquisition of
land by the public sector. Example is site for construction of '
250 housing units along Maiduguri road at extreme eastern part
ot _he capital. Construction started two months late due to
the problems of compensation. Related issue is over-valueing:
of land by land owners who refuse to co-operate with!

Government officials. This delay the compensation process.

]
i

Ancther problem being faced by public sector in land
acquisition 1s usually land allocated to it is not cleared. In;

addition infrastructures are not provided on sites allocated,
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This delays the process of supply 1.e allocation of land to
Federal Ministry of Works and Housing presently along Gushua
road at outskirt of town.
The aforementioned problems cause delays and difficulties
chtaining 1 i for housing devs: | opment This consequently

LefecE She hotrong g prery in Damatury

MNrNgSa T 1t :|I" * .,,.' ir i ’ . .
)  AMported and local building materials.

‘T'h= porr = M ay 3l o NI T e ; )
1 gat ad 1 ron sheatg,

plunbing nareria.s,

“lush doors, sreel and ivon marterials
.- .
crittal ~-hope doors and windows, paints and ceiling boards etc,

Tha loo onildirg meririnles are found evarvvharae and i- im

cheap and available in a commercial guantiry. Thay include
mud, stones, palm-trunks, wood and other locally fabricated
steel products

Building materials necessary to construct housing units

required.
High cost 1in conventior puilding materials result in
increase constiuction cost. .mis affects housing supply by

especially private developers. The two sub-sectors of the
private sectors are affected more by this problem in Damaturu.

Furthermore the study revealed that houses constructed with

] . | i ~ e b AR Ba -~
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private commercial developers tend to use conventional
building materials more in housing development in Damaturu.

However general inflationary condition in Nigeria has
affected cost of conventional building materials greatly. This
has affected housing supply by this sub-sector. (private
Commercial) .

Table 5 show price of selected construction materials in
Damaturu for 1985, 1991 and 1992. It can be seen that cost of

construction materials increased many fold thus affecting

housing supply between 1985 and December 1992.

[ lnum I
% ilocrease
Materials Quantity 1985 1991 |September | December| % Increass [1985 to
iN) IN) Sept. to Decenber
December 1992
Cement 1 10 (1] 100 130 130 3o 13001 20M
Roofing Sheet 1 110 560 900 1090 121 A 990N
Flush door 1 as 130 270 350 128 3° 800 1%
Trip of sand 1 25 100 150 180 120 1€ 720 (1°
Ceiling Board 1 25 §7 80 85 106 - 360 140
Asbesto s board 1 20 40 42 50 118 4 250 '8¢
Plank 2x4 1 [ 18 25 37 148 1.1.1 620¢:1

Source: Field survey 1592

r -
-

Private popular developers used local building materials
more than private commercial as indicated by Survey. 64% of
houses constructed Dby private popular is with local building
materials i.e Ajari, Hausari Usmanti, and Fawari wards. In
Abasha ward where over 50% of the houses are rental-occupier

or built by private commercial developers, most buildings are
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constructed with conventional building materials (over 70%).
Local building though cheaper require constant care and
replacement.

Generally 60% of sample con 1in of high cost of building
materials.

High cost ¢t building materials coupled with low income
level of people in Damaturu (58.4% have monthly income of less
than N450) affected housing supply by private popular and
private commercial sub-sector.

FINANCE

Finance is very vital in any housing programme. Financing
depends on the availability of resources and how much of this
is invested according to the need of that sector. Finance is
important for purchase of building materils, acquisition of
land, labcur, provision of services etc. Private developers
sources of finance range from credit facilities, savings and
help from relatives and friends. The public sector sources of
finance include loans from banks and government grant,

As_é% 27th March, 1993 there 1s no mortgage bank in
Damaturu. Prior to Yobe state creation 1in 1991, only bank
operating 1in Damaturu 1s #First Bank PLU. The study showed that
from 1978 to March 1993 not a single application has been
processed by the First Bank PLC. Furthermore 67.7% of those
interviewed are nct willing to apply for a housing loan d: o

condition to be fulfilled before !san application from

commercial banks These conditions include being a customer of

73 434

¢
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the bank, a certificate of occupancy (C of O) for the land and
a building plan. All loans applied by private individual are
for agricultural activities.

Private commercial and private popular face some problem
in terms of finance. In terms of personal savings, there are
inadequate to meet up the high cost of housing construction.
Furthermore the study revealed grouping themselves and making
monetary contributions on monthly weekly basis known as
‘adashi’. The ‘adashi’ wunion are very weak in their
contribution to housing finance.

Unlike private popular developers that can be helped
financially from relatives and friends, private commercial
develcopers depend mostly on their savings. Thus considering
the low income level (Table 6) of people in Damaturu (58.4%
have monthly income of less than N450) construction by private
commercial developers and private popular is bound to be low.

Table 6; Monthly income in Damaturu

Monthly Income % of Total
(N) Surveyed
Less than 250 32.9
250 - 350 19.1
351 - 450 6.4
451 - 550 9.8
551 - 650 2.9
Over 650 28.9

Source: Field Survey 1992.
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Yobe state depends mostly on grant from Federal
Government as source of finance for its developmental project
i.e housing. This has affected the amount that is being
allocated to housing development in Damaturu. Study revealed
amount being allocated to housing development in Damaturu to

be low. This has affected housing supply in Damaturu.

All héuéiﬁg pfogrémmes underﬁaken in Damaturu.by public
sector done so with grant from Federal Government through;
(i) Yobe State Housing Corpcration (Y¥.S5.H.C) : .P |
{ii}) Ministry of Works, Housing and Transport (M.OtW.H.& T)

The study revealed that both agencies depend 100% on
Government grants and subventicn for their operations. Such
amount are not often substantial to carry out sizeable number
of projects especially by the Yobe State Housing Corporation.
Consequently when fund not available or inadequate, the
Agencies become dormant. S T

In 1992 the total budget for Yobe State is N584,098,663.
Approved estimates for housing include; M.0.W.H & T -
N150, 000,000 (25.7% of total budget), while Y.S.H.C -
N10,600,000 (1.8%). For 1993 total budget is Ni,240,556,335.
Approved estimates for housing include: M.O0.W.H.& T -
N81,000,000 (6.5%) Y.5.H.C - N12,000,000 (1%) (Table 7). The

budget showed general decrease in allocations to housing

sector.



Table 7: Amount allocated to housing in 1992 and 1993 budget

T - v

x~

Government 1992 .53
Agency e = S ’ e .__...__,1
Azmount % of total Amount % of Total
(N) budget (N} budgert
Minlstry of Works
Housing and 150,000,000 25.7 81,000,000 6.5
Transport
Yobe Stats
Housing 10,600,000 1.8 12,000,000 1
Corporation
|Total Allocated
to Housing 160,600,000 | 27.5 $3,000, 000 7.5
Total Budget S84,098 €63 100 11,240, ,5%6, 3135 100
S— S = S e i i e e e e e e J

Source: Department of Budget and Planning, Damaturu, Yobe

State
Furthermore the study revealed Al Lwo agencies involved are
not. prepa: 7 f loan appliz n from Banks This is bound
il o e A Ta s nag supply rate,. Consequently 1n 1993 less
nousing units is expected by twe agencies than obtained in.
1992 (486 units). This is because of 1lower budgetary

allocation in 1993. Since in 1992 with higher budgetary
al’~cation 486 units of housing were constructed. It was
inadequate finance that made Government abandonconstruction of
100 pre-fabricated housing units in August 1991, after Yobe

State creation.

These are basically the problems being encountered by
housing delivery sectors in Damaturu with regard to land,
finance, and build.ng materials. Sclvinag these problems mean
a step forward towards increasing housing supply by various

Secrors.
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CHAPTER SIX

PROPOSALS AND RECOMMENDATIONS

6.1 INTRODUCTION

The study examined the concept of housing and housing
delivery system as viewed by various authors. Some viewed the
concept of housing as a noun describing a commodity, or
product i.e shelter. Others viewed ccncept of housing as a
verb i.e housing is not just shelter, it is a process an
activity. Conseguently, the house should not be seen simply in
terms: of its physical characteristics (what 1t 1is), bur in
terms of its meaning for those who use 1t (what it does). The
writer held the latter view. Housing should not be seen as
only a product i.e the physical characteristics it possess.
Rather in terms of ‘what 1t 1s° to rhe individual cthat
occupies it. Study went further to examine housing delivery in
some selected Developed countries from both Western and
Eastern Bloc

The study then examined housinag delivery system in

Nigeria. Sectors :n the housing delivery was identified to be

public, private commercial and popular sector. Popular sector

was found to be dominant sector participating in housing
delivery in most cities, state, local government headquarters,

1
as well as other towns and cities in Nigeria. chsin&j

proegramme in Nigeria from Pre-colonial Era to the Rolling plan
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was also examined. The writer is of the view that the National
Hecusing Fund Decree 3, of 1992 should be amended to involve
0il and manufacturing sector in the contribution made, not
only banks and insurance companieg. Than strict surveillance
should be employed as regards contribution to be made.
Defaulters should not go unpunished.

The study then examined role and performance of housing
sectors in housing provision in Damaturu. Twe principal
sectors was identified in the housing delivery in Damaturu
with each having sub-sectors. These sectors were identified
based on main actor(s) in the supply procesg. The sectors
involved are the private and public sectors. The private
sector has two sub-sectors identified namely private
commercial sub-sector and private popular sub-sector. The
private popular sub-sector was identified as contributing more
to housing delivery than private commercial sub-sector or
public sector.

The study then examined problems being faced by housing
sectors in housing provision in Damaturu. The problem with
regard to acquisition of land, building materials and finance,
in housing construction was examined. Proposals and
recommendation in this study are given based on the problems

identified in the study area.

PROPOSAL ON LAND

The major issues raised with respect to land include

L



bureaucratic delays ir crozzss

: I plot allocation, problems

relating to compensaticz anZ Zaz3 speculators.

(1)

(ii)

iii)

The activities of land spec:ilators should be discouraged
through public enlightment programme in the electronic
media most especially. Thes puzlic should be enlightened
on illegality and consegquenze of land speculators. MAMSER
can also be of scme z2ssistance in the compaign. The
enlightment program should zlso include showing in detail
how to apply for a plct ¢ land with use of posters.
Importance of filling fcorm correctly and submitting
required document should Se emphasized. Also when a
person is allocated a plc: of land, applicant should
report date c¢f <coomerncement and completion of
development. For this & separate unit should be
established in the Depa-tment of Land and Survey to take
care of it. A building comcleted should be certified by
an official of the Departmsnt of land and Survey before
another plot is allocat=d.

In compensating lancownsrs, they should have a
representative ,among trems=lves, apart from their ward
heads, to take part fully im it. Compensation process
should not be delayed. Irfact this should be done so
before even allocating out plots or layout designing.
Bureaucratic procedure £ w-ich the form of the applicant
is forwarded from orns ciIfice to another should be

reviewed. To this respect the form should not go through
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the Deputy Director of Land (Figure 9 and 10} while being
processed. It should go directly to Director of Land’s
Office. | ’ |
Also layour plans tor reridential developmeﬁé by the
private sector to have quick soproval to facilitate housing
supply. Also high density plots tor low income =arners should

be given higher priority in term of numbers.

PROPOSAL ON PUILDING MATERIALS

!

Study revealed that high cost of conventional building
w erials also affacted supply of housing especially by
private commercial Sub-sector. | | |

The private popular and private commercial sublsectors
ghould be encouraged to continue construction with traditional
building materials. The use of conventional building materials
should not be seen as a necessity. With little improvement the
traditional building material can be just as durable as the
conventional one. Furthermore local concrete blocks are often
gquite weak with a low cement ratico. Research done by the
Building Research Station in the United Fingdom has shown that
mud stabilized with cement can be long-lived. Buillding
constructed in this manner have lasted for ten yvears without
significant deterioration. The basic improvement is achieved
by the additiorn of abour 13% cemenr to the mud mixed - rh
water from which the houses are cast. This combined with the

use of a cement render weould i1my e the durability of
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methods to the standards of concrete block. There are so many
researches being conducted to this respect by Raw Materials
Research and Development council (R.M.R.D.C). Therefore to
benefit from these researches, State Government in
collaboration with MAMSER and R.M.R.D.C liaison office in
Damaturu should organise a workshop for local builders on
techniques involved. Local builders should be trained on
techniques involved in improving durability of mud by
stabilizing it with little cement. This will improve house
construction while reducing cost at same time. The Government
should then encourage building with local building materials.
This will reduce problem of unskilled labour and high cost of

conventional building materials.

PROPOSALS ON FINANCE

The study identified housing finance as another obstacle
to housing delivery in the study area. Financial resources are
critical to all sectors. Private develcopers complained of the
conditions to be fulfilled before bank loan especially the low
income earners. These conditions include one has to be a
customer of the bank, a Certificate of Occupancy, and building
plan. For the private develcper these conditions are bound to
be difficult to fulfill especially low income earners. The
study therefore recommend that private developers should
expand the financial wunion ‘adashi’ (contribution on

weekly/monthly basis) to include contribution for housing
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developméni? MAMSER can De used to enlightened peopie on
importance of using ‘adashi’ money for housing construction.
Also indigenous bank Premier Commercial Bank PLC can encourage
housing development in Damaturu by giving loans to private
developers saspecially low income earners. The application
should be submitted by prospective private develcoper through

individual’s wardhead. Conditionalities such as certificate of

occupancy to be submitted, building plan should be waived.

Public sector faces two main problems -with regard to
housing supply as revealed by the study. These include low
allocation to housing sector in yearly budget, complete
dependence by two agencies (Ycbe State Housing Corporation and
Ministry of Works, Housing and Transport} responsible for
housing provision in public sector on Government grant. It is
recommended from study conducted that higher allocation at
least should be made to housing sector by Government (7.5% in
1993}, 10% of the Government budget should be allocated to the
housing sector. ‘

It is also recommended that the agencies responsible for
housing provision should not depend on Government grants only.
Loans should be secured from other sources such as Urban
Development Bank.

It is also recommended that the Government Shduld pfovide
subsidy to asgist it’s employees build houses in Damaturu,

based on owner-coccupier. The subsidy should be in terms of

materials. The Government should purchage the materials and
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make them available t¢ the would be recepients for the
construction of the house. The subsidy should be monitored and
supervised by Government cfficials to ensure that the measure
was not abused.

The Government can also assist it's employees in getting
loan from the indigenous bank i.e Premier Comwmercial Bank PLC
for housing construction in Damaturu. The Government should

guarantee housing loans taken by public servants from Premier

'_Commercial bank PLC.

PROPOSAT, OF NEW LAYOUT

Damaturu has wvast land for future development. Most
development presently is taking place to the East of town
along Maiduguri road. It is recommended that land be acquired
to the North Western part of town along Gushua rcad. The land
acquired can be designed based on Housing Need in Damaturu as
estimated i.e €72 units per annum. The plots should be for
three different income groups low, medium and high. For low
income groups high density plots of 15 x 30 metres should be
designed. For medium income groups 20 x 40 metres medium
density plots and high income groups 30 x 50 metres low
density plots should be designed. |

The number of plots for each income group is obtained
from the percentage of that income group in Damaturu as
revealed by survey. (Table 8}.

The total land area for the layout is 75 hectares. 60% of



84
total layout should be allocated to residential plots. 40%
hould be for remaining landuses (Table 9). Services should
be provided on the land acquired.
Therefore space wise total land required to meet the
housing need 1i1n Damaturu yearly is 75 hectares. This implies
that for the next ten years total land required for housing

development is 750 hectares.

Table & Land Requirement for Construction of 672 Housing Unite in Damaturu
—— ——rt o v o r———— -
Income A in Damaturu | Housing Unitwe Total Typs of | Size ot plot Total
Group | from Survey |required ae bumber of plot fronrage x plot |
| conducted |par parcentage/plots n’,r_}. | area |
1992 | from survey lrequired | w | (hectar|s!
| aonducted | | |
| 1992 | |
e . . . . i s— e RUSESN
Low income 58 4 1% \82 High is = 30) 18
Dene )ty 450
- — _ - »..q . . C . . - K
Mediwm Income 11 R 213 214 Mt Loam D s 401 17
Denajry 400
—— — ——— % - - . - + . — % heer e —— _*.. o e
High Income | 9.8 66 6 € Lot | 110 x S0) 10
Denmity l 1500
Source: Estimared from field survcey 1932
Residential (Housing) Plots tota. area = 45 hectares

Table 9: Land Allocation for Construction of 672 Housing Units
in Damaturu

Land Use Percentage Total land
Area (Hectare)
Residential (housing) 60 45
plots
Roads and Strees 16 12
Commercial 5 4
Recreation 3 3
Utilities,Facilities : 8| 8
and Services : |
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6.6 CONCLUSION

\! Study identified housing delivery sectors in Damaturu.
Based on actors participating in housing delivery two sectors
were identified i.e private and public sector. Each sector has
sub-sectors. The public has institutional housing, staff,
specialized, and housing for public. The private has private
commercial and private popular sub-sector. The private popular
sub-sector contributed the most in terms of housing supply in
Damaturu.

The study also revealed hcusing shortage due to supply
unable to meet up with demand. Demand far exceeded the supply.
There is less supply because rate of construction of housing
is slow by principal actors. The problems encountered by these
principal actors in the supply of housing was identified. The
problems related to acquisition of land, housing finance, and
building materialswere discussed in constructing houses in
Damaturu. Suitable proposals and recommendations have been
suggested to solve problems being faced by principal actors in
the housing delivery in Damaturu. This is all towards
facilitating housing provision in Damaturu. The proposals
although made for Damaturu can equally be applied tc other

towns and cities within the state.



86
BIBLIOGRAPHY

Abrams, C. (1964).
Houging in the Modern World, Faber and Faber, London.

Bagudu, C.D. Francies (1985).
: -
, Case study of Kaduna,

Zaria and katsina. M.Sc Thesis.

Beyer, G.H. (1972).
Houging and Society. The macmillan company.

Bonah, K.A. (1979).

Bourne, L.S. (1981).
The Geography of Housing. Edward Arncld Ltd. London.

Burns, L.S. (1970).

ing: - . A Report prepared for and
submitted to the Agency for International Development,
U.S. Dept. of State, Washington, D.c.

Cullingworth, J.B. (1960).
Housing Need and Planning Policy, Routledge and Kegun

Paul, London.

Damaturu Development Plan (1992)
Report and Recommendation. Dept. of Land and Survey,
Damuturu, Yobe State.

Darke J. and Darke R (1979).
Who Needs Housging? Macmillan presg ltd. London.

Drakakis-Smith, D (1981).

Urbanization, Houging and the Development process Groom
Helm Ltd. London.



37

Grlmes, O F. (1976).

velor Wor dWorld Banijesearch Publlcatlon
The John Hopklns University Press. baltimore.

Gugler, J. (1988).
The urbanization of the Third World. Oxford University

Press.

HMSO (1972).
i Housi needs: Pointers Towards a
Comprehensive Approach.

Headey, B. (1978).
Housing Policy in the Developed Economy Croomhelm Ltd.

London.

Mabogunije, A. C et al (1978).
1 . John Wiley and

Sons Ltd Unlted'States

Max Lock Group (1977).
Damaturu Masterplan Report.

Mayerson, T. and Waton (1962).
Housing and citieg. McGraw Hill Inc., New York, Toronto

and London.

Morris, E.W. and Winter, M. (1978). Housing Family and
Scciety. John Wiley and Sons Ltd United States.

Muth, Richard F (1969).
Cities and Houging. The University of Chicago press, Ltd,

London.

Nma, B.M. (1991).
Housing Delivery System in Nigeria. Urban Field Seminar
Paper, U.R.P., A.B.U. Zaria.

Osori, K.I.L (1977).

paper presented at a Conference on Environment “and



48

Development held at Institute of Admin, A.B.U., Zaria.
Roberts, M (1974).

An Introduction to Town Planning Techniques. Anchor Press
ltd. London.

Robinson, R (1979).

mi Publi ' The Macmillan Press
Ltd, London.
Seymour, T (1978).
Housing Needs: Review of Methodology. C.S.E.R Research

Paper No.2.

Turner, J.F.C. (1576).
Housing By Feople: Toward Anatomy in  Building

Environment. Marion Bayer, London.

Vatong, A.F. (1991).

Housing Delivery System _in Nigeria with Particular

Reference to the Public Sector Housing Urban Field
Seminar paper, URP, A.B.U, Zaria.

Vielrose, E (1973).
Needs for Residential Construction in Urban Areas of
Nigeria 1975-84, Faper presented at N.I.S.E.R, Ibadan.

Wheaton, W.C. et al (196¢€).
i The Free Press, New York.

Woodbury, C. (1973),
i in America: Problems an r ts Mandeker and
Montgomery U.S.A.

Federal Republic of Nigeria (1991).
National Housing Policy F.M.W.& H Lagos, Nigeria.
Federal Republic of Nigeria Official Gazette No.14.

Decree No. 6 Landuse Decree 1978,

Federal Republic of Nigeria (1979).
National Housing Policy.

Newswatch Magazine, August 17, 1992



89

The African Guardian Magazine, May, 1992
The Nigerian Economist, March 29, 1993
New Nigerian, August 22, 1990

New Nigerian March 31, 1976

New Nigerian, February 6, 1976

National Concord, September 3, 1992

New Nigerian, May 15, 18SC

United Nations (1985)
Forecasting and Programming of Houging, New York.

United Nations (19€5) .
Houging in Africa New York.

United Nations (1973).

Houging Requirements and Demands: Current Methods of
Asgesgment and problems of Estimation, Geneva.



90

APPENDIX A

Through this survey housing units belonging to the private

commercial and private popular sub-sgectors will be identified,

hou

sehold characteristics and housing conditions will be

obtained. Your co-operation and frank answers will be highly

appreciated. All information supply will be treated with

strictest confidence.

Sex

A.

Are you the hcusehold Lead cr related?
(a) Yes (b; No

In either case, how many nousehold live in this compound.

(a) male (b) Female
(a) male (b} female
Age {(B) occupation (C) M/Income

Marital Status

(a)

married (b} Single {(c) Widowed

If married, number of wives:

Use the Cocde below to provide information on your
children/relation in house
Sex: Male = m Female = f
Marital Status: Married = M Single = S Widowed = W
Education: Arabic = A First Echool Leaving Certificate = F
Post Primary = S Post-Secondary = P University = U
Children:
1 2 3 4 5 6 7 8
Age
Sex

Marital Status

Education




10.

il.

12,

13.

14.

-

L

Relatives:

Age

Sex

Marital Status

Education

Housing Tenure:

(a) Owner occupied {t} Rental occupied (c¢) Others
{Specify)

If rental, who is the owner of the house:

(a) Public (Government) 1) Private {landlord)

{c) Others ({specify) : oo

If renting how much do you pay pexr room per month?

How many rooms do you occupy with your family/household

Are they adeguate or inadequate. If rooms inadequate state how
many required.

Are you satisfied with the present size
(a) Yes {(b) No.
If No, give your reasons.

(a) Rooms too narrow (v) Rooms too large
(cc) Other reascns

Any playground or space arcund for your children or members of
your household? .

(a) Yes (b) No.

Are you satisfied with the dwelling generally?

(a) Yes (b) No. |

If no, why?

(a) Lack of space for recreation and children’s activities
(b} Lack of privacy

(¢) Congestion and noise from neighbourhood
(d) Others (specify)
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16.

17.

18.

92

Are you satisfied with your Neighbourhoold?

(a) Yes

(b) No.

...........

.............................................................

Type of building materials used:-

(i) WwWall:- (a). mat/mud Bricks (b) cement blocks

corn sgtuck (d) othersg.

ii) Roof:- (a) thatch (b) rmud (e¢) zine (d4) oth

iii) Fllow Finish: (a) earth (b) cement (c¢) other

iv) Ceiling: (a) none (b) mat/mud (c) board (d)

-

What is the appropriate age of building?..........

Facilities available {Tick as appropriate).

(c) thatch/

ers
<]

others

...........

Water Supply

Separate| Shower or Kitchen|Electricity
Bathroom| Bath

Latrine

Well |Pipe Borne Pit

Buc. (Others

198

20.

21.

i

23.

24 .

25.

Do you have a plot in Damaturu? (a) Yes (b) No.

If no, why don’'t you h&ve a plot?
(a) did not apply (k) acplied not ailocated
(¢) not interested (d) other reason.

If answer in 19 is (a), why didn’t you apply?

(a) don’t know how

(c) procedure too long

Type of house
(a) detached (b) semi-detached (c¢) row houses
(d) traditional compound

Type of construction
(a) durable (b) not durable

Structural condition of dwelling unit

(a) good

(b) requiring improvement

(c) requiring replacement

Drainage

(b) application money toc high
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275

28.

93
(a) well drained environment
(b) poorly drained environment

Solid waste disposal
(a) organised (b) unorganised

Sewage disposal system
(a) provided (b) not provided

General impression of surrounding

(a) an eyesore (b) pleasant surrounding (c) overcrowded

(d) can’'t comment.
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APPENDIX B
Through this survey contributions in Housing.sﬁpply by the
Public sector will be identified and some of the problems
facing it also identified with a view to making suggestions to
Government for improved housing supply. Your co-operation and
frank answers to guestions will highly be appreciated. All

informations will be treated with strictest confidence,

- A EE e e TR RE e e W EE M = TR EE EE e W MR R M= = Ah e e e R M v mr Em TR AN ey SN e e o e e mn WA A e e o R e e v A e oy o

How long does it take Government to acquire land for

residentialdevelopment?

Amount involved in compensation when land is acguired per site
laverage estimabe) ~-—- - - oo - oo m oo e
Name problems faced in acguiring land for residential

development.

Sources of financing Housing Development.
{(a) mortgage (b} govt. grant (c) others (specify)
How long does it take tc obtain loan (mortgage)?

{a) mortgage ........... {b) lean ......... {c) others ......



7. How much do you get from loan/mortgage at a time?
(a) mortgage..... (D) 1o8h .. san (C) BEHBYB .i:scuvvians e
8. Give systems for improved sources for financing houses for the

public.

9. Type of housing units provided.
{a) rooming (b) compound {(c¢) flats (d) others (specify)
10. How do you construct your houses
(a) construct (b) employees (c) others
11. Problems faced during construction
(a) unskilled manpower (b) work delayed (c) constrct inflated
(d) others (specify)
12. Time taken for houses to be ready for use
(a) Less than 6 months
(b) 6 - 12 monts
(c) 1 - 2 years
(d) 2 - 3 years
(e) over 3 years

13. Building materials used
(a) indigenous (b) modern (c) both a and b

14. Building materials used are:
(a) too costly (b) not durable (c¢) scarcely available
(d) others (specify)



15,

16,

17.

18.

19.

20.

21‘

22.

23.

iy
Tenants of housing units
{a) low income group (b) middle income group
(¢) high Income group {(d)} others (specify)
How do you allocate houses to tenants?
(a) application (b} personal contact (c) others (specify)
Rents charged | |
{(a) one bedroom (k) two bedroom (¢} three bedrooms
(d) four bedrooms.
System of rent collection
(a) cash payment duly te housing authority
(b) bank draft
(¢) deducted from salary monthly :", -  § B
(d) others (specify)
Are rents paid promptly?
If not monthly arears due.
(a) less than 3 months (b) 4-6 months (c¢) 7-12 mohths
(¢) over 12 months.
Houses are repaired by
{a) tenants (b) Housing Authority {c) Others
Dustbins are provided for waste disposal
(a) Yes {(b) No.
If no, how are solid waste disposed?
{a) dumped at immediate surrounding
(b) burnt outside house

(¢) don’t know.
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APPENDIX C
Through this survey total number of houses provided for
staff of the institution will be known with a view to making
useful suggestions to Government. Your co-operation and frank
answers will be highly appreciated. All information supplied

will be treated with strictest confidence.

Name cf School SINBEILUBION . : o o sv v « 0 woreamnia o o saeeline o @ §auiees
Total TURDEE OFf BEREE covnii s s avaans i s waeiaai s ¢ FaEaes s ¥ ¢ @ aans
Number of staff accommodated

(a) senior ............. (b) junior ...... e 5 & whmswiton i 3 1 i
Total No. of houses provided by the School/Institution.......
Total No. of houses rented for staff........ccveeeverenecnnns
Type of housing units provided

(a) rooming (b) compound (c) flats (d) others (specify)
Rents charged

(a) one bedroom (b) two bedrcoms (c¢) three bedrooms

(d) four bedrooms

System of rent collection

(a) cash (b) deducted from salary monthly

(¢) others

Houses repaird by

(a) tenants (b) school/institution (c) others

Dustbins are provided for waste disposal?

(a) Yes (b) No.
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- ok

If no how is solid waste disposed?
(a) dumped at immediate surrounding
(b) burnt outside houses

(c) don’'t know



