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CILAPTER 1,

1.0 INIRODNCTION,

1.1 Iheorctical Backsroinds

The Hausa — Fulani cities of Northern Nigeria have the
common characteristics of 2 dwal urban structure which resulted
mainly from the influence of British Colonial rule, Deliberate
effort was made to preserve the traditional walled cities and the
socio—cultural values ol their inhabitants from the influence of
the colonial adminisiyator and his westef?idcas. When the northern
region was conquered in 1900, provincial headguarters were set up
in cach of the emirates and this attracted juniocr administrative
staff and traders most of whom were from the south, But the
British administrator, hisz staff and the traderas that came to
provide supportive services were regarded by the indigenous popula=-
tion as "stranger elements™ so were not allowed to regide within
the traditional walled citivs. Thus new towns (Sabon Garis!')
developed along side the walled cities of Kano, Zaria, Katsina,
Sokotn, Beuchi, Gombe, etc,

Unlike the traditional cities, the colonial townships were
characterized by heterogencity because they had to accomedate many
new changing and different idcas, individuals and cultures.1
Consequently, these townships grew to be the nodern commexcial and
business centres of the, now dual cities while the walled cities
remained the cultural ceniters with which the indigenous people
ldentify. Thus the two scctors did not only develop to be functionally

incempatible but they exhiblt contrasting layocut pstterns, and

1. URQUAART, A.W. (1977) Planned Upban Landscapes of Northurn Nigeria.
fihmadu Bello University Press, Zaria, p. 2.
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in several cases have grown in physical isolation of each other,

The distinct duality which has resulted from this phenomenon is

now eagily observed in the structural layout of the cities.:r'-*

Fig. 1 shows a few examples of these.

Since Independence however, followed by the creation of
states, most of these citivs have emerged as capitals of their
respective states and are expected to meet up to the challenges
posed by the demands of a new state adminigtration. Invariably,
colonial townships have provided the basic infrastructural require-
ments of the new state functionaries and the ¢ld provineial secre-
tariats formed the nucleus of the state adminigtrative cowmplex. This,
coupled with the effect of subseguent local government reforms which
have de~emphasized the governing role of the traditional rulers,
and the fact that conscious effort was made to preserve the
traditional centers from any modernizing influence, has tended té
ehcourage a steady concentration of urban development on the
colonial townships, Now thore is a growing pressure for these two
”parfé fo function together as parts of one continuous urban area,
vhich suggests that there should be an integration of the two, It
is this Integration that forms the central theme of this study.

In searching for ways and neans of integrating the modern
gections and the traditional secticns of the Hausa-Fulani cities,
we must focus more on their central areas because the city conter
is identified as the ncrve head of a city's ocultural, economic and
business life., But exactly how the city center is defined itself
constitutes some difficultigg., Mot only are various terminclogies

such as the Central Busincss District, Downtown, Core Area, Central
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Area, etc. used widely but opinions vary on what the functions of
a city center should be,

American authors like Vance and Murphy say that "the recally
esgential Central Business functions appear to be the retailing of
goods and services for a prefit and the performing of wvarious
office funtiona".2 If we nccept this definition for use in
Northern Nigerian Cities, then the question of the need to
integrate will not arise bcenuse as already noted, the colonial
towns fit this definition but the traditional centers do not,
becauge they play a cultural vole, It is obvious however that the
developne nt of funtionally specialized areas in a situation where
the form and functions, of the traditicnal cities is gradually
being dominated by the role oif the colonial townships would be a
highly undesirable trend for efficient urban growth,

Keeble defines central arcas of British towns as "the part
of the town in which the¢ central services of the highest order
which the particular type of town can suppert are found".3 Once
agailn, this definition emphasizcs the profit aspect of the city
centre. In Nigeria, City Counters of the pre—colonial towns
especially do not only have functions that are of profit value
but also have some won=-profit oriented functicns. Infact in our
example of Northern Nigerian Cities, there is often a clear

digtinction between the commerecial and cultural center., This means

2e MURPHY and VANCE, "Delimiting the Central Businega Distriot"
in Beonomic Geogravhy, Vol. 30, No. 3, July 195L.

% KEEBLE, L. (1952) Principles and Practice of Town and Country
Planning, Estate Gazettes, London,
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that these non-profit functiomswhich form the focal point of the
walled cities must form siimificent parts of the type of city
center we propose, Neither Vance and Murphy's nor Keeble's
definition would be appropriate for such a center,

Gibberd includes the non-profit sotivated uses when he
defines the city center ~g Wthe chief administrative, business
entertainment and cultural centcr of the town as a wi'lolc“.z‘L
This would seem to define thce eity conters we propose for the
dual cities of Northern Higeria, If the existence of a city is
tied clesely to the form, character and function of its center,
it means such a center must rcflect an apggregate value for the
total ecity level. When Juchnowicz notes that "the historic city
of Kano, which is the third lorgest settlement in the Federation
does not have a true central arca with the funotions normally
attributed to the area“,5 he ie only echoing the need for the
type of eity center we have just discussed.

The contrasting physical layout patterns and the different
functions which the colonial townships and the walled cities
exhibit have already been referred to. But we should examine
the central areas of thesc scctions more closely, so that we can
decide on those salient forms and functions which we should retain
or reproduce in our proposal, The townships display the typical
gridiron pattern of weslborn citities after which they have been

designed. Their central areas have the characteristic 1linear form

Lo GIBBERD, F. (19593) Urban Degign: )
and Cities., The Architecture Press, p. S7.

5.  JUCHNOWICZ, S. (1978) "Problems of Contemporary City Centres"
A Public Lecture Delivered to NATPS, A.B.U., Zaria,
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where important shoppin< centers stiring the major streets of the
town, Modern 20th century towns like Kaduna and Jos which do not
have walled c¢ities also have the destinet linear form, The Ahmadu
Bello Ways in both Jog and Knduno are easily the highest crder
Business and Commereianl arcas of their respeetive gities, The
form, character and function of these modern centers is determined
not only by the large sizc of population and its high concentration,
but also by its heterogencity which creates favourable conditions
for diffusion of innovations and creating & high tempo of moderniza-
ticn, 'This process is hightened by the insatiable role of the
motor in expansion of the business and commercial sphere,

The traditicnal centers present a different scene, Fig, 2
shows the layout plan of some examples of Hausa=Fulani towns,.
Simply the most dominant clement in these centers is the Palace
in front of which is a widc open-gpace which extends for some
digstance into the heart of the town, This impressive approach
(ealled Dandali in Hausa and Kanuri and Babal Kilisa 4in Fulani)
is flanked on both sides by the mosque, the court, and local
government {former native authority offices). From this central
area, foot paths radinte in diffcerent directions leading to the
gatcs of the wall, The form and character of the traditiqnal
center is set by the spiritual and legal roles of leadership.

The society is hcemogenous {(often claiming common descent) and
everything is done to enforee nllegiance to the ruler who is also
a religious symwbol, The Palace for example is always located to

the east to signify allegiance tc Mecca where Islan originated.
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To emphasize the religlous and adminigtrative role of fhe ruler,
the orowded market areas are often far removed from the center,

In urban design today, =zeveral opinions have been expreased
ag to the need to preserve the traditional ocutlook of histeric
oity centers ag symbolg of cultural heritage. Working on post-=war
reconstruction of Krakow, Juchnowicz purports that "preservation and
rehabilitation of historic part of the c¢ity should be in any
development plan, These are important not only for nations being
exposed to external destructive forcos but for nations building
their history and natural identity".6

In Burope, central areas of such cities like Venice, Home,
Krakow, etc. which combine the design elements of different
epochsg gince medieval times are regarded as the most inspiring
centers, In modern Nigeria however, the idea of preserving the
physical outlook of our traditional cities can hardly be tenable,
It is obvious that the indigenouns population residing in the walled
cltice are; as a matter of coursc undergoing rapid sociow-economic
transformation and consequently, personal tastes and values are
bound to change. DBegideg, the adminigtrative importance of the
traditional ruler is gradually being transfered to the secular
government, PFurthermore, tlhic econumic and sociel development of
the whole city takes place “outside" these traditional centera,..
the task of developing them to maintain and reinforce their

unique identity from the past through the present into the future

6,  JUCHNOWICZ, 5. opecits, pe 15,
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as one continuum is made cven more ardous, BEbuga observes rightly:=
"The locas of power now lics with the Local Government
Offices, the State Scecretariat (and the House of assembly).
The Departmental Stores and the new Commercial Centers
offer more varied and modern consumer items than the
traditional markets in the traditional centers. Enter-
tainment is provided in the widely dispersed oinema and
theatre houses ..e «11 these changes moke us fear that
the existing traditicnal centers may loose their positions
as the focal points of their cities",T
Surely, "it is hardly rational or desirable to reconstruct a
vivid image of the past in a present whose environmental climate
is deeply at variance with the past“,8 It is impossible to preserve
the historic asseblage cf forms and at the same time expect that
the cities cope functionally with the changing socio=~-cultural tastes,
Cne is not purporting the cxtreme alternative where all
previous values and concepts which are embodied in the degign
and layout of our traditional cities are ignored and allowed to
perish while our cities arc developed entirely on modern and
eapecially western concepts of planning and design., Even in
Burope and dmerica where urban design has evolved at such an
unprecedented pace, the futility of the phenomenon and the barreness
of city centers so produccd have caused grave 0oncern Aamong

designers. Uibberd cbserves that "our urban fabric is quite a

crazy-quilt, a kind of non=objcctive painting on an urban scale“.9

7.  EBUGA, M. (1979) The Degign of A District Center for Jo
Unpublishcd M,Sc. Thegis, Dept. of Urban and Regional
Planning, A,B.U., Zaria, p. 8.

B. ADEYEMI, E.A. (19?6} "odern Innovations and Traditional
Architecture" in Archiforum No. 1, A,B.U., Zaria,

9.  GIBBERD, F. (1953) ope cit., p. 133.
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Whatever the case, advecating the physical preservation
of the historic centers of Northern Nigeria even assuming it
were possible will certainly aggravate rather than facilitate the
growth and develolopment oi the cities, There is definitely the
need to integrate the twe scctions, The urban structure of a
developing city like any of the Hausa~Fulani cities must first be
econceived as a tree, the trunl: of which is the city center. To
suggest multinuclei urban development (which is now the trend in
the developed countries) in order to aveid the issue of intcgrae
tion will be unnecessary and premature, At this stage of their
growth, what is required is concentration of metropolitapn scrvices
for maximum growth, Not only should all sections of the town be
linked physically for a morc rational and economic development of
the town, but they should also be functionally integrated to enable
a proper co-ordination of the utilization of human and physical
resources, Any set of architectural forms which we wish to preserve
could be left as™®9¢MI8 v ronoving all functions from them, while
those traditional concepts that can endure change be sought and
developed along with contemporery ideas, 1his way, it will be
possible to overcome the colonial legacy of structural dualism
in these cities and produce centers that are not only truely Nigerian
in form, character and function, but also be able to perfcrm
effectively the functions demanded of a dynamic and changing society.
1.2 Review of lLiterature,

Not much work has been done on the topie of integrating the
0ld cities and the townships of the Hausa~Fulani cities of Northern

Nigeria, Infact very few studies have tried to focus attention on
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the city center with an atiempt to proposing redevelopment and -
design for movre officient functioning, and even these have |
centered on the traditional centers or the modern centera as
exclusive of each othor,

Garnvwa's work on the Troaditicnal Ceptre of Yola and
Adeyemi's work on the Traditicnal center of Akure both make .I
laudable proposals on what undesirable usesg in these centers
should be removed and hov to redesign the foxms for cqntinous
performance of the functions, X¥buga has made design proposals for
a digtrict center in Jos which iz a 20th century town. Othex
proposals on city center include various development plang for the
townz which devote certain chapters to the central areas, These
plans do not usually give detailed proposals. A particular attsmpt

to degign a city center for one of the most important Nigerian

towns which is of particular interest is the work dome by Omokhodian

Asgsociates for Kaduna, .. critical examination of their proposals
show that the city center has been designed largely after weatbern
architectural styles and layount according to principles and

concepts of the developed cities, Not only arce such proposals

too expensive for the meager resources of the developing countries, -

but they simply do not reflect the needs of a majority of the '
people living in Kaduna, 4 city center which by the very naoture
of ity design does not cater for the sovcio—ecconomic realities of _

the peopulation it is meant {o serve amounts only to a waste of

valuable regources.



1e3 Definition of the Problems

This thesis proposcs the integration of Yola and Jimeta
by a proper location and design of the city center that will
serve them and other parts of the urban area. Yola, the seat
of the Lamido of Adamawa is not only functionally separated from
Jimeta the colonial township but is also about 8 kilometers away
and is physically separated by an arm cf floodabtle land,
Although Jimeta with a prcsent estimated population of 55,000
has all the state government functionaries, Yola with 25,00010
is the postal address for thc state capital., Neither the existing
center in Jimeta, nor that in Yola is capable of handling the
demands of the growing state capital and it is in realisation of
this that Max Lock has proposcd an area in Jimeta tc be developed
for the city center, Apart from other difficulties that were
revealed by a closer survey of the area, Yola is tco far from it
and it is impossible to integrate the two settlcoments functionally.
The thesis is thus concerncd not only with the physical integration
of the two settlements by an appropriate logation of the city center
congidering its planning implications, but is concerned also with
designing the center such that as much as pessible traditional
concepts and values are uphcld and at the same time provide the
necessary infrastructure for growth, The urban area thus

integrated is referred to as Greater Yola in this study.

10. - Projection based on househcld survey conducted by Max Lock in
19k '



-11 =

1.4 Goals and Objectives,

The main goal of the study therefore is:-
To locate &nd design the city center that will integrate the
traditional town (Yola) and the new town (Jimeta) into a
physically and functionally reclated urban area.
This goal will be achieved through the following cbjectivess-
1. Te survey and identify existing centers in Jimeta and Yola.
Py To evaluate Max Lock'e proposal for the city center of
Greater Yola,
3. To identify alternative sites and select the most suitable one,
L. To propose a hierarchy of centers and show their relationship
to the selected site.
5 To draw up a schedulc of requirement for the city center
based on a projected population size of 250,000 by 2000 A.D,
6. To design the city center such that as msuch as possible and
desirable traditional values and concepts as well as modern
principles are catercd for,
s To suggest and outline a phasing and an implementation
program for the center,
1.5 Data Collectiont
The datae used to analyse the existing situation and which
alsc formed the basis for proposals and recommendations made in
the study are obtained from the following sources:-—
1. Reconnaisance and landuse survey of Jimeta and Yola to

determine the extent of cxisting development,



2. Detailed building and lenduse survey of the area proposcd
by Max Lock to evaluate its appropriateness or otherwise
for the city centé; of Greater Yola,

3. General survey of the alternative sites,

L. Alr photographs, topographic maps, and layout plans of

proposed landuses,

Se Informal interviews with some senior state government officials.
6. Secondary data from the lMax Lock Master Plan, Preliminary

Project Reports and Goverrment Gazettea, Shp he-t
1.6 Scope and Limitation of the Studys:

This work has two major points cof emphasis, On the onc
hand is the need to propose a city center design for Greater Yola
baseng sound conceptual framewcrk for the problem of integration
between the historic centers and the colonial townships of the
Hauwga-FMulani cities of Northern Nigeria, On the cother hand is the
obligation cof attempting to solve the planning problems of Greater
Yola which are implied in implementing Max Lock's proposal for the
city center.

It is because of this dual focus that although the thesis
is a design oriented cne, cther proposals are made which may not
seem to have a direct bearing on the city center design, But if
one agrees with Louis Khan that the city center is functionally
"the brain and soul of the city, a physical evidence and an
embodiment of all that is best", one cannct but be concerned with

matters that will affect the whole ecity.
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In the next chapter, lhe existing centers inJimeta and Yola

are examined and the proposal made by Max Lock is evaluated,

From this, inferences about ithe level of central functions in
Greater Yola are drawn, Whilc a more suitable location for the
city center is proposed at the end of the chapter, the inferences
are used to form a basis for drawing up the schedule of require—
ments in the next chapter -~ chapter three. The chapter proposes a
hierarchy of districts and commnity centers for the whole

urban area to show how all parts shall be functionally related

to the proposed center, In this chapter also, space requirements
for the central funetions bascd on some generally accepted standards
(modified where necessary) are drawn up. Chapter four discusses
the salient feautures of the design proposals and the design
criteria used, while chapter five gives some policy guidelines

regarding the implementation, and management of the city center.
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CHAPTIR 2,

2,0 REVIEW AND ANALY3LS OF THE EXISTING STTU.LIION,

2.1 Historical Backgrounds

Greater Yola is the capital of Gongola State, located along
the north castern border of Higeria, The geographical loeation of
the eity as shown in Fig, 3 shows that Yola is the highest order
center in the state. 1t is gstrategically located at the focal
point of North-South Federal Roads and it is alsc well situated to
take advantage of the expected international route to the Camercons,

The existing scttlement pattern of Greater Yola shown in Fig. 4
ghows that the moat important gettled areas are Jimeta and Yola,
These two settlements ovolved and developed in isolation of gach
other, Yola town, the traditional settlement was founded in 181
on the gouthern bank of the hiver Bernuwe when Modibbo Adama moved
the seat of ddamawa from Gurin closc to the Camercon boarder to
its prese¢nt site, It is a small and compact settlement inhabited
by the Fulanis whosze major occupation is farming, but as the seat
of the Lamido of iAdamawa, it has since hecome a town of strategic
political importance. However, the natural growth of the town
had been limited by two factorss: namely, the custom of keeping
strangers outside the walled eity and the availability of flood-
free well drained agricultural land, The second reason is borne
out by the fact that Yola is limited to the north by Lake Njuwa
and the surrounding floodable area and to the west by Cheuci Hiver,
The only possible area lor growth is Sgutheagi wards along Curin

road which is farther away from the center of economic activiiy.
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Since strangers were denicd residence in Yola, Jimeta started
as a small trading settlewent some 8 kilometers north of Yola,
Located on a high rocky ground overlooking the northern banks of
the Benue, it reaped the benefits of the natural river crossing
and of the trade that was facilitated by it. Jimeta's importance
was further reinforced by thc establishment of the British Provineial
Headquarters in 1914, It has since grown out of all propoertion to
Yola as it contimues to attract migrants from other parts of the
state,

The bustle, overcrowding and poor housing conditions in
Jimeta contrasts sharply with the charm and tranquility which
Yola possesses and the contrast is further sharpened by the fact
that there is only one road that provides a tencus link between
them, while the new bridge ccross the river at Jimeta has facili-
tated the flourishing of a very important regional route
carrying north-south traffic, the road running south eastward
through Yola to Gurin has rather become a cul-de-sac, Yola has
thus remained a quiet slowly growing traditional Fulani scttlement,
while in Jimeta, high density development huddled up to the river
bank, Of course development has ever since gtarted to straggle
back along Numan road to the west,

Generally however Jimeta/Yola did not experience any specta=
cular rate of growth throcughout the period of colonial rule, and
even after independence, up to the creation of the twelve state
structure, the town(s) did not make a remarkable impact on the

surrounding region., During the period of the former North Bastern
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State, a few development projects found their way to Jimota/Yola
because llaiduguri as the state capital attracted the vclume of
investments,

2.2 The Concept of Greater Yolas

Since Jimeta and Yola are so close together and it hag become
the capital of Gongola State, it is desirable that the two settlements
be developed into a "Greater Yola", since it is obviously going to
have the lion's share of the new state's development programus,
There are obvious benefits to be derived from a Greater Yola,
Apart from the intermal growih impulges that will be get in motion
by the expansion in administrative role, the completion of the two
bridges at Numan and Jimeta will certainly bring an unpredecented
inereage to the city's rolc as a regional market center, Modern
trade and commerce will increasc naturally and the establishment
of branches by national and multi-national companies will give
Greater Yola the much needoed booust, Only a Greater Yola will
cater for the wide ranging administrative, commercial, industriasl
and economic ncedg of the gapital of Gongola State, Instead of
remaining ag igolated units, Jimeta and Yola would simply form
the two most important districts in the greater urban region,

2.3 [The Existing Centors:

Jimeta and Yola each have an identifiable concentration of
commercial and business contere ~ albeit rudimentary. One lacks
gome impirical data to ascertain the degree of functional inter-
dependency between the twe conters, but from all indications, Yola
depends on Jimeta for the supply of manufactured goods while for
Jimeta, Yola is residence for an appreciable proportion of its

working force and also an immediate suppliecr of foodstuff,
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What may be callcd the cuntral area for Jimeta is a lincar
strip of commercial aétivity concentrated along Lamido Aliyu way
which is the main strect (Fig, 5). The street runs right through
the heart of the high density arca and is "erammed with people and
traffio, clustered with ramshaklc shops on each side fronted with
blocked and over flowing opcn drains, and the sky above is strewn
with wire and cables - there is not a single shade tree to be suen“.1
Recently, some projections from this central linear strip have began
to develop along the New Markcet and Hospital roads.

The adminigstrative center is located on the east overlooking
the river bank where the colonial government had built ite provin=
eial headquarters., Sincc tho creation of Gongola State, temporary
structurcs have been constructed to supplement the existing office
accomodatior, There arc some government offices that use rented
private property at some random locations within the town., The
distribution of these ccntral functions is shown in Fig, 6.

The main commercial center in Yola is the weekly traditional
market arcund which there is a concentration of eonvenicence shops,
There are a few corner shops scattered within the residential areas.
The administrative and cultural center is the Lamido's Palace around
which the Sharia Court, the Central Mosque, Reading Room and Local
Government Officcg are concontrateds Table 1 below shows the
total area covered by central functions in Greater Yola and the

proportions of these to the built up area of each of the settlements,

b 2 YOLA, Surveys and Planning Reports for the Gongola State of
Nigeria by Max Lock Group Nigeria, 1973=1976.
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TABLE 1: EXISTING CENTHAL ¥ULCTIONS IN GREALTER YOL,

Jiveta Yola % of Total
Area in % of Area in 7 of du?it up
FUNCTION Heotare | Built [ Heotare Built | “**°
up .rcag up Area
Commercial ﬁ
and Business 2 1 1,12 L 0,5 0,98
Administrative 18 _ 0.63 2.8 0,35 0,57
Cultural y 1 0,1 2 0,25 0,16
Reoreation and
Entertainment 8 ___T_;yzt 6 0,75 0,36
Servicee B 0424 3 0,37 027 _
Trransportaion u 3 0410 1.5 1219 .02 |
f
TOTAL 172 ] 2,52 193 2,41 2048

Sources My Field Surveys,

The figures in the table above shows that the level of central
functions is not well developed and infact, neither center
provides adequately any of the central functions for Greater Yola,
The Lamido's Palace and thc supporting functions which form the
foeal peint of Yela town has a wealth of pleasant and distinctive
traditional townscape. Bverything possible should be done to
redevelop the center but cssentially maintaining the traditional
outlook, Any expected changce ghculd be well managed to ensure
pleasant integraticn with thc existing structures. Garnvwa makes
some proposals for this specific ccntcr.2

-

2. GARNVWA, D.a. (1978) Degign Conce o Ty -
Center: Yola, .An Unpublished M,Sc. Thesis,
Dept. of Urban and Regional Planning, i.3.U., Zaria.
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It means therefore that the posaibility of developing
central Yola to serve Greater Yola is ruled out. Somewherc in
Jimeta which is already moxe developed and has the concentration
of central functions would scem te be the logical choice.
Developing the existing commercial area and joining up to the
gecretariat will be an unceconomic venture due to the alrecady
high density and the limited growth propects to the north,

2.4 Max Lock's Proposal for tho City Centers

In view of the inadequacy of the exigting centers to mect
up to the requirements of a Greater Yola, Max Lock has proposed
a dumb=bell shaped arca at the southern parts of Jimeta as shown
in (Pig. 5). Max Lock made this proposal when, during the coursc
of the plan making, it becam: clear that the airport would not
shift as waa carlier reccommended and plans were made to develop
the airport on the old site,

The proposed land use for Greater Yola as shown in (Fig, 7)
is based on the recommendation that the airport should be removed
to some farther place aleng Muman Road, in which case the proposal
for the city center woulqzzljghtly different as shown in the
proposed land use map. .lthough the Master Plan hag been accepted
with a few amendments, & comporison of Figs 5 and 7 reveals the
effect of the development of the airport on its present site on
the implementation of the plan,

Max Lock admits that "the task of identifying an area suitable
to provide an efficient and impressive center to answer the neecds
and status of the hecart cof the new state capital has been ardous

and to a great extent unsutigfnctory".3 The disjointed and dual

3. MAX LOCK GROUP (1973-1976) opecit.y pe 3.1.1.
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character of the town and the fact that there is no existing center
capable of the necessary sgrowth were obviously the main obstacles
that faced Max Lock, however, he edvanccs some laudable reasons
for his proposal for thc city center. According to him, the
proposed center is mostadvantageous becausc it will capitalize on
the existing commercial arca by picking up the fringe of the new
Jimeta Market layout and rcinforcc the loose southern limit of

the urban ares by Joining ¢n thoe proposed seerctariat on the
southern tip. The hub of this new center will be the bus station
near the main market hosting regional and urban passenger servicos.

Although Max Lock agrocs that a center for Creater Yola will
need to provide a co=~ordinating function in order to give an
identity to the conurbation linking the existing areas, the
proposal does not refleet it adeguately = Yeola town remains
igolated at a distance of 6 kilometers from the proposed center,
Besides, the location of 333 heetarcs of wvaluable land to the
Federal Advanced Teachers' College and opposite a newly cstablished
Government Residential .arca {(Gl.) makes it almost impossible for
the city center to expand scuthwards without difficulty.

The idea of moving the cunter away from the existing high
density area is sensible for & groper develepment of Greater Yola,
Jimeta township is hemmcd in on the north and east by the river
Benue and limited on thce west by the airport which has just been
reconstructed to accomedaic large eircrafts, and on the south by
GeResis and institutional areas., Locating the city center in the

heart of such non=flexible land uses will be rather short sighted,



The volume of traffic in the proposed area is already showing
signs of pressure since jamg arc experienced at peak hours, Burcly
in 5 years when the sccrctariaot would have been functioning, the
situation would be unbearable. Sc, the huge roundabout which forms
the fooal point of all township and regional roads forming alsc the
Yhandle® of this bell shapcd center is certainly undersirable,

Purthermore, if we covceive Greater Yola as a unificd urban
area in which districts and their commmitics are hicrarchically
planned to relate to the city center as the most important component,
then it would seem to be more logical to remove the center from
Jimeta while retaining tho cxisiing ccmmercial area as a district
center,

A more detailed survey of the area reveals that apart from
the problems elucidated above, there are some other difficulties
in developing the arca as a c¢ity center for Greater Yola, Fig 8
shows a detailed landusc of the area, while Fig 9 is a qualitative
analysis, About 3% of tho arca is vaeant land most of which lics
to the north-western section, This could probably be developed
for commerce and business which could be integrated with the New
Market and the Motor Park, Unf{ortunately, an cxamination of the
applications submitted Jor these plots shows that mest of them will
most likely be developed [or low desity residential use. .ga2in in
the central part of the arca, there are already developed,
some non=central functions: the Ministry of Natural Resgources

Nursery; the Cemetry (which is still in use), and the Bevorages
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industry which have juet been construcied. These and.ﬁ host of
other developments most of which are bungalow type residences
will be too expensive to demolish or even conwert to central uses.

Max Lock proposes this area which covers 190 hectares as a
City Center District and obvicusly since 47 hectares are already
under central functions, the devclopment of an additional 63
hectareg will be adequate arca for the city center, But this is
not co—ordinated and a city center cannct function adeguately
under such oonditions. Max Lock himself agreea that the city
center district “has been turtously conceived", and it is impera=
tive that more suitable altcrnatives must be sought,

2.5 Alternative Sitess

Fig 10 shows what according to general obser;ﬁfion aPPesrs
to be the present directions of growth, although much of the new
developments are absorbed by infilling of developable plots
within the urban area. Bajabure across the bridge is fast
attracting applications from private developera. At the time of
writing, tendexs have been invited for its mapping and laying out
for commercial, residential and industrial development. Kofare
along Numan reoad is also attracting some light industrial
developments., Both these directions have geood building sites
and are only exploiting the advantages offercd by the important
road which connects Greater Yola to far northern areas and
southern parta of the country,

However, the city center for Grester Yola should not ﬁe ioaated

at either Bajabure or Kofare for obvious re¢ssops., Neither site will
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achieve our goal of co=-ordinaiing the already disjointoed developments
and also integrate Jimeta and Yola, Infact, not only should the
City Center not be located at either of the sites but short term
investments in the urban arca along these directions should be
curtailed and move attention be paid to consolidating the provision
for urban developuent with a view of integrating Yola town., The
fact that the bridge provides the only link between Bajaburc and
the rest of the town will only impose a triple nucleus structure
- what we ocan conceive only as a very distant trend, Developmont
along Numan RHead will progressively place the airport in the
middle of the town, the conscquences of which can be more imagined,
The most suitable alternative for our city center therefore
is somewhere between the sovihemlimits of Jimeta and Yola. lot
only will this altermative encourage an immediate and active growth
that will physically join the two areas, but it will open up

more land for development tc the southwest,
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CHARIER 3,
3.0 DLANNING PROPOS.IS AND REQUIREMENTS.

3.1 Alternative Concepls for the City Centers:

Between Jimeta and Yola which we propose ag the mogt suitgble
area fur the city centur is a vast extont of undeveloped land,
But the cxact location ol the clty center at a particular gpot
will have to depend on gowe analysis of the advantages and dis-
advantages of any particular location.

Alternative &4 as shown in ¥Fig 11 avoids the arm of floodable
land and so iz probably cheaper in terms of site development,
But it is & long term development and if the center is located as
shown it would not make adequate use of the existing link hoiween
Jimeta and Yola, and becausc it is out of the way of this strong
corridor of movement, it will take fairly long for the ocenter to
gather the desired momenbtum for growth., Again the eenter would
lie directly beneath the landine axis of airerafts which mean
more stringent height limitations will be imposed., Alternative
B {mee Fig 12) answers some of the deficiencies in altornative A
because it wonld be able tu use some existing facilitics like the
road connection, plpe and powerlincs, However, the city centar as
propesed by this altermative is too far from the sceretariat which
infact should be within ith: elty cunter, The city center is
agparated from the traditionsl town by only a thin strip of
Beagonally fiocoded gtream. Thnis would seem to be too close to

constitute

the traditional center and would / an abrupt and contrasting

change which will regult into undue prosgure on the traditional
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center and the significance of designing to reflect the gradual
nature of chaige would be lost, A buffer of a more conforming
nze 12 required to keep Lh: cily center at a distance and yet
within recach in order to aveid premature dislocation of soccio=
cultural patterns.

Alternative € (see Fiz 13) would seem to offer a more
acceptable compromise for the loucation of the new city center,
Its linear form ensures thnt it is close enough to Jimeta to
pick up on the fringe of the secretariat and at the sametime
extend far south enough to be within comfortable reach <f Yola,
Moreover, the linear form only veflects what is the natural
trend for development of c¢ity centers in the developing countries.
In this alternative, part of the proposed residential areca provides
a buffer and if the layout and development of the district is
well planned and controllcd, it will serve as a desirable transition
Zone,
3.2 Proposed Road Network:

A hierarchy of roads which knits the proposed urban toxture
and provides accessibility to the center is shown in Fig. 1l.
A southern bye~pass is proposed to join from Numan Road to Gurin
Road and from it, acccss is provided te the new city center,
Presently, the volume of rugicnal traffic is heavier on the northern
bye-pass but with the growing importance of the Economic Community
of Wegt African States (COWAS) and the emphasis on inter-regional
co=operation, the proposcd southern bye-~pass will surely provide
the much needed connection with the Cameroons. Again the bye-pass
will facilitate connectlon to Jade and Ganye to the southoern parts

of the state,
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3.3 Hierarchy of Centers:

There muit be some solid foundation for the concept of
Greater Yola as a unified urban area. So a hierarohy of district
and community centers is proposed such that the cemters relate to
the new city center as the co-ordinating element of all the districts,.
While the new eity center will provide higher order services and
also serve as the focal point for the whole city, the centers in
Jimeta and Yola will be retained as district centers to provide
lower oxrder functions,

The projected populaiion for Greater Yola by the year 200 C-A.D.
is 250,000, The present overall density of 22 perscns per hectare
for Greater Yola is rather low and this is because an unproportionate
size of the built up areca is dceveloped as Government Residential
Area (G.H.A,) with an overall density of less than 1. The overall
density for the whole town should be raised to about L0 persons per
hectare; and this could be done by redensifying somc parts of the
GeRsA.

In 1974 Max Lock estimated that Jimeta and Yola atill had
eapacity to absord extra population of 21,000 and 20,000 respectively
up to 1990 without extendingz their present boundaries. His projected
population for Greater Yola for that year is 128,000 - extra land
would be needed for 32,000 more people, 8o for 2000 A,D, we shall
need another residential district of about 1,500 heotares {in
addition to the expensicn of tho present districts) to accomedate

the estimated population of 250,000,
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Greater Yola is proposed tc have seven districts (Fig, 15) the
bypothetical population gize of which should be 35,000 - 36,000
each, .s has been mentioncd howover, these districts have already
fixed boundaries and are of wvaricus density levels, Based on this
and other factors, the relntive distribution of population anong
the distriets is shewn in Table 11,

TABLE TIs RELATIVE POPUL.'ION STZK OF THE PROPOSED DISTRICTS,

District R Population Size,

Jincta 100,000
Yola L 50,000

’__Y_-ﬂge Pate . 50,000
Karewa . 10,000
Douggire R 10,000
The Military Zone ___ 20,000
City Cegnter Digtrict 10,000
TOTLAL o b 250,000

Bach district is further divided into community and neighbour-
hood sectors, each of which will have central functions and
community services distribuicd to them according to their needs
baged on their population sizc nnd existing facilities,

3.4 Schedule of Reguircinencnis

"
-
e

The level of existing ccniral funetions as shown in table 1
and their distribution as i Fig 6 clearly show that there is a
grosg defieciency in thelr provision, General inferences could

be drawn to guide us in providing any particular central function,
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In drawing up a progran for the city center there is no
gingle system which is uscd for classifying the functions,

They vary both in terminology and in the classification of
functions. In this work a synthesis of the system used by
Juchnowicz for Krakcw and that used by Peter Storrie Consultants
in their Town Planning Report for Jos Master Plan is used.

i. Commereial and Busincss -~ this group of central functions
geem to be a little morce developed than the others which is only
a reflection of the fact that Greater Yola is first a trading
center and then an adminigirotive capital, Since the two bridges
at lthman and Jimeta were completed, trade and commerce increased
rapidly and a survey of shops show that there is a growing pressure
for speoialist outlet for consumcr durables e.g. electronics,
However, the commercial and business shops in Greater Yola are
grossly in adequate. Table 1 shows only 0,5% of the total arca
is under this use. More business offices are needed sc that any
national or local company which wishes to locate a branch in
Greater Yola may do sn without any difficulty,

The existing markets In Jimeta and Yola should be left to
form parts of their district centers, In Jimeta the commercial
area proposed by Max Lock could form a part of the Jimeta District
Center. The market in Yola needs only to be improved by paving
the ground and building more shades. But cssentially, it should
continue to serve as weekly market, Thum the new City Center

will provide for more consuuwr shops and wholesale distributions,
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4 central market will be provided to handle the regional distribﬁtioﬂ
of goods,

There are about ithrce banks in Jimeta already but more should
be provided in the city center including a branch of the Central
Bank, Only one cingma is nroposed for the new conter because there
are 3 which are being constiructced in Jimeta,

ii. Administrative ~ The site for the state secretariat is fixed

and arrangements to start its construetion is already well advanced,
5o the new eity center will cater for local government offices, the
Metropolitan Development Board and other foreign offices like
Consulates. Space is reserved for subseyuent phases of the
Secretariat, & House of lLgscembly and a City Ball should be
provided becauge they are nolt availahle now,

iii. Civic and Cultural;

There is a library in Jimeta which is accomodated in a small
building (meant for residential use) and is even physically
disintegrating sc a standard state library is required. There is
algo neither a musuem nur an art gallery and both of them are
tefitting for a state capitval.

Gongola -State which has a particularly diverse ethnic
compoition will boe able to draw on the rich elements of oach
cultural group to maintain an inspiring musuem,

Presently, there is no central foecal point which can be
said to have the status of a uwnifying element for the whole of

the town, In Yola; the JBabal Kilisa is such a space where the
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traditional population can gather tc¢ pay homage to the lamido,
There is no such square for Jimela except the race course which
is more often used for military parades.

Jimeta and Yola each have their central mosques, None of
them is adequate tc handle the populetion of their respective
districts. They cover only 0,2 hectare and 0.35 hectares respect-
ively. The mosque in Jimeta is cramped in the heart of the high
dengity area and is next to the old market where there ig always
noige and heavy traffic, A central mosque which eauld bs used Uy
the whole town on Fridays is prouposcd in the new center.

iv. BServices - The present level of services would seem to be
adequate for a short term projecction. But for a population size
of 250,000 by 2000 A,D, there will be need to expand on existing
services or provide new ones,

Yola particularly is poorly provided with services like Police
and Postal agencies. The post office in Jimeta is being expanded
at the moment but when Greatcr Yola develops to perform its role
as a regional marketing, administrative and in view of recent
developments educational eenter, it will increasingly rely more
on efficient telecommunications and postal services, A new central
poat office and telephone exchangze is proposed for the new city
center. The cne in Jimeta could lLe retained as a sub=post office,
The fire station in Jimeta will reuain but a central one with

quarters will be provided in the center.
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v. Reoreation and Entertainment = There is one park near the

old seorctariat in Jimeta but it is too small (1 hectare) for the
whole urban area so a city park will be provided in the new center.
A ¥16 million stadium is proposed in Jimeta and work on it is

due tu begin soon. Bul somewhere arcund the city center however,

a multi purpose square which will serve ag another area for
entertainment will be provided,

vi. Trangportation = Therc are motor parks of size 2 hectzres

and 1.5 hectares in Jimeta and Yola respectively. These could be
retained 4e handle intra-—city pasgenger exchange. As fur regional
traffic, a 5 hectare motor park is requircd. Bus stops and taxi
stands (which are very decficlient in Greater Yola)will be provided,

3.5 Spage Requircmentss

The total area regquired for the city center is 90 hectares,
This wrould geem to be too muoh according to the standard used for
svme American eities by Denver Plamming Office i.e the projected
population x 32.5 sq, 't which for Greater Yola will be about
78 hectares., But American Cities are more compact and a high
percentage of floor coverage is achieved by high risc building,
~ The standard of 1 acre per 1000 population ae recommended by
Leigegter Town Planning Officer would seem to be more suitable in
this case,

In allocating space to a city center in Nigeria, it is
important thet the climatic, socio—cultural and economic factors
“be taken into account. Duc to the warm climate in Nigoria it is
easential that buildings are jiven ample space in betiween them to
allow for adequate ventilation, Due to thig same factor out door

space is well used and there is a larger volume of people in the
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genter of Nigeriasn citics, Traditional centers have elements
which embody the pecplies cultural identity and these are often
gpace consuming elements, If we seeck to provide gome of these in
our city center to achieve integration, then the space required
will be more, Again considering the case of the airport being
cloge to the town, building heights are strietly limited, which
means that we camnnot achieve a high Floor Area Ratio (FAR) and this
will have fo be compensatcd for by taking in mere space, The maximum
building height allowed for the ecity center is 6 floors,

Table III below shows how the 98 hecters of the city center a
have been distributed among the various functions,

TaBLE ITII: LANDUSE PROPORTIOLS IN THE PROPOSED CITY CENTER,

-
Functions Arca in Hectares % of total Ayea |
Commercial and Business 1,0 _ 10,8
Administrative and
Cultural o f_ _____RO 22,4
Public Services . 10 10,2
Parkg and Open Spaces _ | 10 _ 10,2
Roadsg and Strects ___+_ 10 10,2
Regidences | 6 Lol

L TOTAL . l 98 | 9949

The allocations are generally based on the recommendaticns

for land use propertions made by hulshreatha1 for a state capital

of 100,000~1,000,000 peopla,

—

1. Kalahrestha, S.,K., Landusc Patterns of Urban Centers in India:
Extract from Ekistics, 180, Nov. 1970,
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According to the standard of Fo of total built-up ares
for commercial and businesz, Greater Yola will need 100 hectares,
When distributed to the centers on a hierarchical bascs the city
center should have 55 hectares which is 509 of the total. But
this requirement is too mmch conaidering the already existing
facilities and the level of commerce and business in Yola.

- Allooation for other funciions were also modified accordingly
to guit our purpose. The space allocated to specific elements in
the city center is shown in Table IV, In alloecating spaces, the
gtandards used in the Zaria Master Plan and the Manual of Space
Standards for Western Nigeria werc used, with modifications where

necessary,
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LT IVs SCHEDULE OF REQUIREMENTS -llD SP.CE STANDARDS

Standard Number Area f Nunber Parking Remarks

% 0
ULICTIONS RLEMENTS Used Proposed in HA | Sit
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i & Q
e O var o
=]

arad Floors

mwuu

.md&ﬁmw _ . mm
Mar 1 gtall/80 1500 stalls | 10 3540 550 exis

w-m

i
i

1

o

~+
L

GHTD Retails and . 1500 shope
r— i ~ ' PR L 1 o
ice 1000 sho pa & wmlrrm. & _wl J eX18T1ing

' 1 = s
x i 3 1 ‘ 3 benks
i35 | Banks and { ! ! { 3 banks
' 2 L £ . f 20 )0 ] g A R T
i Cooperatives ._.\um. JOL . 1 35=4C P -2 existing

Offices - - Iy 30=135 3 1 40=00 | s

Department

Stores - - 5 30~-35 3 C

Hotel For 25C

-~ -~ 4 - - =
fquests 1 2e5 e 3 2 pex gumest

| Restaurants Po seat 100 2 1.5 30-35 2 for 2 guests -
. i -—- - - -
1 .
L _ 1 | \ . |
1 a ' L] L | =T . - M 213 a7 " o
y Cinema ! To seat 1500 | 1 125-30 ! 1 20/1000 ! !
! ! i ! ! i R | .
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- Pable IV: SCHEDULE OF REQUINEM=TS _JID SPaC® STANDAEDS hooﬂd.&wh
_ “
- Standard Fumber Area % of Yunber Parking Remarks
PUHECTIONS | EIiEMENTS Used Fropoged in Hi [Site of Car Soaces
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Moter Park - 1 5 - - 60-80 For Regional
. Traffic orly.
General FPost 1/whole 3 Postal Agencies
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.ni....._r
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CHAPTER L,

L0 THE DESICN PROPOSALS.

The opportunity for a City to have its center designed on a
new site phould be most welcomed because it offers the chance for
correcting and improving on any deficiencies in the present
situation, For Groater f{ola, the non existence of any well defined
city center to serve the greater region makes the opportunity an
urgent one and it is to be conrsidered fortunate that such an
opportunity could be realised before any further waste of resources
is made. The opportunity is further buttressed by the pressing
needs of a new state capital = go there is a specific responsibility
to produce a high standard of planning and design, one that will
contain the spirit of the new capital.
hel The Sites

The gite proposed for 'he city center is a linear strip hanging
on the western side of the Jimeta=Yola r»cad, It is about 1.6 kilometers
long and 700 meters wide, Tt is a flat low lying strip of land with
very little or no reliefl change, The only contour on the site is at
the north western corncr, It is an open scrubland with very few
mature trees and the only physical feature of signifiocance is
the L0 meter width of seasonelly floodable land into which flows
a stream withows a defincd channel, The existing Jimeta~Yola
road cuts acress this arm of {loodable land at & reised grade of
1.5m above the ground level with culverts constructed to provide
cutlets for flooding during rainy season, It is proposed that this
lowlying area especially the cut off arm be reclaimed and a defined

channel oreated for the ptream, But generally this strip of green
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haa been expleited in the desism to create another albeit a weaker

axis, and giving the center the form of a plus as shown in Fig 13.

4.2 The General Concept of the Desisgms

(1)

Several congiderations governed the evolution of the concept.

The geal of achieving a compromige in the design which will
reflect as much as poseible, concepts and principles of the
traditional city and the modern township, This is the basic and
most important congideration for the design. The chart below
shows the oconoeptual fraucwork which controlled the process of
evolving the desired integraticn in the design. 4 cloge examina-
tion of the chart reveals that compromise and integration of the
old and new in design is only feagible through the adaption of
gpace concepts and functions., It is rather impractical to achieve
integration between the straight paved streets, the concrete
geometrical shapes anc the technical parking requirements of the
modern centers with the narrow winding alleys, round mmd and

azara or thateh buildings of the traditional centers.

(ii) The surrounding landuscs both existing and proposed is also

gongidered in the layout concept of the design. As much as
possible, uses in the center are located such that functional
relationship with the surrounding landuses is achieved because

the city center is not an igolated entity. In order to function
efficiently as the f'decal point of the city, it must be designed

for easy relation with its swrrounding. The layocut concept in

Fig 16 shows that the major activity areas and the main corridor of

movement have been desismed based on the above three considerations,
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L3 Major Elements of the Desims
Since the central theme of our design proposal is thc

achievement of an acceptable compromise between the traditional
design elements and conoupte and the meeds of the modern city
center, the following traditional elements have been incorporated
as shown in Fig 17.

(1) Space Concepts

Ground coverage for the City Center is 38% which indicates
provision of ample open Spaccs. It is already mentioned clsewhere
that the high proportion of open spaces tc the built up area is
desirable in view of the hot humid climate of Yola as a result of
whioh most activities tend ito take place outside buildings. Low
building density is a distinguished character of Nigerian Cities,
(1i) The Civic Sguare:

The concept of a central open space ig a well established
element of traditional desirm. This fact is borne out by the
recurrence of a central open space econnected to the seat of power
and authority in the traditional centers as ghwon in Fig 2, In
the proposal however, instcad of being comnected to the Lamido's
Palace, the civic squarc ig enclosed by the House of assembly and
the City Hall as the scat of power which significs the replacement
of traditional authority with gecular government,

(iii) ¢ Ceremonial JApproacht
The approach to the civie square is an attempt to replicate
a common feature of the traditional centers. Although the Lamide's

Palace does not form the culminating point of this 600 meter long
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appfdach, its orientaticn towards the traditional town of Yola
and the provision made for unhindercd pedestrian entrance fron
this direction is a uscful tool for attracting the acceptance of
the traditional populaticn, Tho public offices flanking chis
central axig for half its length reflects what recurrs in the layoﬁt
of traditional centers — Fig 2)e
iv. The Markets

An open market with back and front lock in and/or open stalls
is a typiecal central function for the Nigerian City. Any realistic
design must provide it because it reflects the bazaar nature of the
econcomy of developlng countries, To engure the integration which
We aim at, it is located such that it forms the immediate point

of contagt with the city center for people coming from Jimeta.

Vo The Motor Park:

| tTh%s funqtion_is complimentary to the market since it is
dgéiénedlto ééfer for inter~city passenger interchange. :lthough

it is a transportational use, it attracts many hawkers and is often.:
a very busy area. _In_the proposal, it ig located at the Junction

of the proposéd aécess roaZ from the southoern bye=pass and the.__

Jada road,

vi, The Central Mogque:

Next to the Palaca, this featurc is often the most dominant
element in the traditional ity centers. It not only eymboliscs
the strong Iglamic or;enﬁation of the Hausa~Pulani citics, but it
alsc repregentas one of the mest potent eslements through which
oriental architecture has Leen assimilated by the western Sudanese
empires.

Contrary to the idea that the moggue should be located close

to the market, it is felt in Lthis case that the central mosque for
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Greater Yola is beat located‘at 1£e southern end of the center
where it is casily accessible ito the {traditional people. Moreovern,
the mosgue should play the role of a shelter and a refuge from the
turbulent 1life of the crowded commercial area which ig situated at
the opposite end of the 2ity Center. The atmogphere around the
mosque ghould uphold the desired calm for relipious meditation,

Its surrounding and architectvral setting shuuld enhance this mood.
~ Also attached to the mosgue is an Islamic School thus forming the
area into a religious cchter,

vii, Traditionsl Arts and Craft Center:

Thig ig a traditional function which should be revitalized and

developed as an important central function. It is located in the

- central part of the city cunter facing the multipurpose square

where it ig easily acceaegible to the modern and the traditional
population, _

vii, Open Air Musuems

Thig function iz a sirong cultural tool which should be
providaed on full seale. Important elements of traditional art or
building styles or fashions gihould be preserved. Not only those
things that reflect the tradition of the local population but also,
artefacts or anything of historical value from any part of Gongola
State should be kept in the ruseum, It is appropriately located
oppogite the arts and craft center and also within the vibinity
of the international hotel wheve foveign visitors will easily be
attracted to it.

Apart from the elements that are traditional in Outlook.as
listed above, the proposal also inecludes the contemporary clements

and functions of a city center.
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i. Circulation:

The main corridors of movement are designed to maximize both
vehicular and pedestrian access to the main activity arecas, The
circulation system for the center is shown in Fig 18. Public
vehicular circulation is kept out of the civie square in order to
keep it close and coreate a comfortable pedestrian environment,
Vehicular accees to the square is controlled to allow drive-in
only for important personalities, Servicing and delivery accrss
is provided to all the major activity points. The Department
Stores, the Administrative Center, the Banks and Shops are provided
with adequate parking spaces,
i1, The Commercial and bugincss Areas

This section is split into two parts, The first part comprises
the wholesale area, the business offices, banks, co~operatives, etec
and is located at the northcrn end next to the market, and also
easily accessible from larewa and the military distriet., The other
half which comprises convenience shops mixeé with residential use
is located to the southcrn and closer to Yola, Department Stores
like Kingsway, Leventis and any cther private Supermarkets are
located alsc near to Yola, There has been an increasing number of
middle class workers in Yola since the construction of the G R.d.
and the establishment of the Upper Benue River Basin Development
suthority (UBRDA). The Department Stores are immediately within
reach of these pecple,

This element which is a modern shopping facility signifies the

gradual change from tradition to modern,



Way

SYSTEM

n
@
-
=
O
ac

Controlled Vehicular Access
Parking & Service Zones
Loading & Unloading

Vehicular
Pedestrian Ways
Grand Ceremonial

_~"| Bus/Taxi Priority Routes

@® | Bus/Taxi Stop

M.LLYUNUSA
DEPT. OF U.R.P

FIG. 18.
PROPOSED CITY CENTER

CIRCULATION

e TN Y

“Higay




=13

Restaurants and the Cinema are located near the civic square
in order to provide some vitality to the center even after office
hours when all buildings around the center would have closed.
111, The idpinistrative avee:

The State Seceretarial end the High Court is being developed
at a distance of about 15 kilometers further north in Jimeta so
we need to provide only Locel Government Offices and Offices for
parastals in the new cenlcr, The Sharia Court is retained in the
traditional center as a supportive element to the lamido since his
Palace is not moved to the new center, Bo the House of Assembly
and the City Hall form the hub of the administrative area and
together with the Museum, Craft Center, the Library they enclose
the civie square thus composing the dominant spatial set,

iv. Servicess

Public services are esscntially important elements of the
City Center because they neced tc be located where they are easily
accessible to everybody. ‘fhe Central Post Office, the Police,
the Fire Station are all scrvices that are required in a meodern
City Center,
ve The Muiti se Sguares

This elewent ig not located within the city center proper
but it has been designed to functionally relate to the center,

It is located at the end of the pedestrian eross axis forming

a strong anchor, The multipurpcse square = trade fairs, durbar,
or any such gathering at city level e.,g political rallies, cte,
- is directly opposite the civic square and access for large

volume of pedestrians duriny activity times is provided.
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vi. The International Hotel 1is well located to take advantage

of proximity to the museum and an inspiring view te the square

across the park,

vii. Residences within the City Centers

It is generally being accepted now that residences should

form important componunts of the eity center., A cventer which
does not plan fer a residential area that could accomodate a
gizeable amount of peuple will be a highly fluctuating center
where it is full of life and bustle with aoctivity during the day,
and goes almost dead at night. Apart from devoting some six
hectares for mixed residential and commercial use, the 2nd or
3rd floors of multigtorey buildings are propesed to be used as
apartments. This will ensure that the center remains lively to
same degree all the time,

viii, Ipfrastructural Services and Utilitiess

The major power and pipelines and sewerage collection

gystems are shown in Fio: 19,
ix. FParks and Open Spaccs:

The site has been endowed with ample natural green areas.
But since it is esaentially an open scrubland as menticned already,
these green areas have beon reinforced designed and landscaped
such that they can be utilized in the center. Apart from the
natural green axis that cuts across the site, tree shades are
grouped and attached to certain activity arcas. Road side planta-

tion of trees also provides shade to the pedestrian, BSee Fig 20,
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43 The Design Critovias | | |
| In the task of integrafing clements of both ﬁodéfﬁ ;nd
traditional design, several design oriteria were used as a goide
in order that we may attain z high standar&, based on & proper
utilization of land to reflcct the highest soecial values in town.
It is alsc important to acihleve a distinetiveness which befits the
City Center which allows lmmediate visual identification either by

the concentration of activities or by the wuilding heights.

1s Functicnality has weon the main eriteria governing the group-~

ing of functions and their relaticnship. Not only are like funciions
grouped together for a maximum internal interaction, but alsc in
relating each group of function to the surrounding land uses,

maximum conformity has been congidered. It has beoen mentioned
else;here.that the civic square is enclogsed by the Assembly House,
the Craft Center, the Muscum and the Library - a group of functionally
ﬁelated buildings. The Post Uffice and Police Station are located

in the Commercial and businesg arca where thoy are most likely to

be used by the maximum number of people especially the pedestrians.

A Regtaurant is located within +this area such that it is also
acéeasible to the ecivic sguare. Of course moxe restaurants are
expected to form part of the Department Steres.

ii. Agcessibility 1is a crucial requirement for a city center,

It is the part of the city whore most people would go tc at any
gingle time, 80 adequate access to all parts of 1t is highly
imperative. The center is framed on the gadgt by the arterial

road from Jimeta to Yola which at present is the only link and



- 16 -

on the west by a proposed arterial alsc which makes the centor
easlly accessible to regivnal t$raffic, Again this proposed
road provides another link between Jimeta and Yola at unusual
“ times when the main arterial may be cloged for repgir or some
other reason.
i1f, Plexibilitys

The useful time for a city center is about 20 years and
ineluding decision-making ond construection time in our case
may take up to 2010 .,D. VWithin this perioed, a lot of changes
is bound to oceur in tho growth and development of Greator Yola
and the first place where the changes will have most impact is
the City Center. .8 much as possible we must oreate & luvel of
security for the city conter to handle the cxpected developmentai
changes. The center is designed to be functionally and structurally
flexible to accomodate trasition and reorganieation, |
Future Needs

Public useg are located in areas where future expansion is
anticipated so that they could serve as an interim use and alsc
be used as buffers hetween the high dengity areas and the city
center, The Schovl and the Health Clinic which are located along
the green axis can easily he converted or demolished for some more
gentral functions when Lhe need arises, It ie however antioipated
that the center might grow more vigorously towards the north where
there will naturally be pressure to join up to the secretariat,
Some 4D hectarcs of land is available for this immediately to the
north, Meanwhile, it will bc kept under an extensive public use
like Gongola State Transport Service for which costly buildings

is not required, to facilitate conversion,
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The City Center is designed to achieve a functional
integration of the traditional and the modern based on gradual
transition, But the changing Nigerian society is characterised
by emerging trends in population composition, growing tempo of
economic activities, improving technology, politice and governumental
mechanisms which are bound to shape the funetioning and physical
degign for the city center, It is essential that the effect of
all these is considered in the design of the center,.

vi, Attractivenessi

A city center must be attractive, Its imeageability must be
based on a paparomic expericnce - one from which arises an ecmotional
delight and a lasting memory in the minds of a visitor. This is

often easily achieved where the city center is designed on an
ingpiring landscape, which unfortunately cannot be said to be true
of the site for our proposed city center. Nevertheless, much is
used of what is available to create an attractive city center for
Greater Yola,

The city center is formed as the sign of a plus, with the
major axis of built up area running north-south and the weaker
green axis running west—cact, In the layout of the building
forms, conscicus effort is made to achieve visual order by
creating first, a dominant coniral axis half way up the urban
spine which is thanterminated by the ceremonial entrance to
the city hall, i smaller axis staris again from the civic square
a little staggered from the main one and terninates at the pates
of the central market whichi is designed also to have an impressive
gate. Other smaller north-south axis are created to support these

main ones.
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It has already been mentioned that the natural arm of grecen
which cuts across the city is utilized to form a cross axis at the
and of which is located such slrong anchors like the district
genter at the western and and the multipurpoge square at the
gagtern end, This ecross axin is reinforced by the channelized
gtream and a water body of about 500 square meters is created at
the edge of the civie squarc ag an atiractive element of nature
within the man-made enviromment, BExtending towarde the mulitipurpose
square, a bigger lake is again created along the channelized stream
which by now runs through the ity park and edges the regt of the
floodable area which iz proposcd as orchard,

Situeted at the heoart of this simple axial composition are
the twe dominant spatial elements the Assembly House and the City
Hall, Every regource of architcetural symbolism iz employed to
emphasize the power and authority of the Assembly House over the
otherg ag an ilmpressive and large all embracing bulilding containing
the spiritt of the State Capital,

Read side planting along the major corridors of movement
beautifies the center further and the beguty of the sky will be
enhanced by providing all power lines and cables underground,

The model in the plate shows how building heights and open gpaces
are inter playcd to achleve a varied skyline,
vi. Economy:

This has been a rather difficult criterion in the design of
the city conters There are not wuch existing developments to be
used except the Jimeta~Yola road. The idea of reclaiming and

filling up the gtrip of lowlwving area will gurely involve a heavier
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initial capital outlay than otherwlae. But in the final analysia,
this cost will be offset appreciably by the pavinges that will be
made on such an obviously advantageous location of the c¢ity center,
The provisicn of infrastructure that will be well utilized by the
city as a whole is easier than if the centor were to be developed

at vither of the pites surveycd earlier in chapter 2,
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CHAPIER S,
5.N POLICTLS FOR IMPLEMENTATION,

The way in which our city ccnter design will be implemented
is a fundamental consideration in the plamning process, for a
clearly defined course of acticn and the definition of roles and
cogts is the aspect of the proposals that will be of immediate
importance to the policy maker,
5«1 Land dcquigition:

The creation of a city center is incompatible with the
practice of plecemeal land development., After the legal acceptance
of the project, the first step should be for the state to acquire
all the land required for the City Center and while this iz being
done public enlightenment should be carried on to educate the people
as to the benefits of the projeet sc ag to enlist their co—operation,
The particular land we arc dealing with is alrecady state land
intersperged in a few patches by customary ownership. The latter
lies within the proposed residential district so thepe will be no
need to review the titles,

5.2 Phases of Developuont {sce Fig 21).

A City Center cannot be implemented at one shot so the

program has to be phased, Ideally, the phasing should be bascd

on some form of costing, weiphting of priorities and critical path
analysis, But the technical dclails of this is outside the ascope
of this study, We may however usc our knowledge of the exdsting
Central Functions to assess which elements of the program are more
urgent and which ones could bec postponed until a later date, The
following is the suggested phasing over a period of 10 years which

is the maximum period within which a city center should be developed,
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Phage 1 (1980-62):

i. The new residential disirict (Yolde Pate) which will give the
initial support to the center should be first and foremost,
To establish the requircd density for the city center means
that the reasidences will have to be developed throughout the
entire period of implementaticn,

ii, Tc provide access ito the distriet and connect it immediately
to the other parte of the city, the Numan-Gurin bye~pass and
the inner arterial road which frames the City Center on the
west should be the ncxt most immediate thingg,

iii, The House of fAspembly 1g an urgent need because there ig not
one at present,

ive The City Hall should also be constructed at this phase tc
ensure that its construction will mot disturd the assenbly
if left to a later date,

Ve As soen as 1 and ii above are provided, there will be pressure
for shopping facilities ncar the residences,

vi. Only bus atops neod té?;rnvided at the stage because enough
traffic may not have heen generated to warrant the motor
park,

Phage 11 (1983-85):

i

« 'The services and culturnl clements shonld be constructed at
this stage because preooently, they are cither non-~existent or
those that are provided are grossly inadequate. There are

not postal agencies or police posts in Yola even at tho time

of writing so it is nccessary to provide them urgently in order
to limit peoples jowmeys to Jimeta., The General Pogt Office

however can be postponed a little longer,
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ii, At this stage the motor park should be constructed and those
in Yola and Jimeta be closed to inter-regional traffic, This
will ensure that the necessary growth momentum is started in
the new City Center,

iii., The Library will be required at this time, because the existing
one is inadequate., The plan for acquisition of books and the
development of the equipments needed may start along with
FPhase I but the actual construction should be in this phase.

ive The Central Pire Station should be conatructed towards the
end of this phase,

v, More shops and busincse .ffices and the Banks would have
found enough demand for establishment, MAs soon as the access
road from the Numan bye-pass is finished and the motor park
in Jimeta turned into an intra-city exchange point, then
regional traffic coming intc the new City Center would
attract businesses,

vi, The entirc length of the scuthern bye-pass may not be
completed at the firt stage = it should be completed by
the end of this stagc,

vii, The Central Mosque would need to be constructed at this
stage because the exisliing ones are grosaly inadequatc,

Phage 111 (1986-1990):

The elementa which are considered toc be a bit of luxury
compared to those already listed should be provided last.

These Includes
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The Museum, Traditional Arts and Craft Center, the Departmeni Stores,
the Guest Houses, Cinema., Ilotels and more business officcs, The
Central Residences mixed with service shops should also bhe conetructed
last because if during the course of implementing the elements listed
earlier it was found cul that more or lesg space is required for
any particular element, this item could make up for the adjustment,
The Central Market could be ong of the last elements because two
other markets exist which are as of now operating below capacity
egpeclally the one in Jimcta so they could be uged until such a time
when a standard modern morket can be constructed. Ofcourse in the
interim, some pressure for this function would have led to indiscri-
mate street corncr shopping, Bul as mich as possible, the site for
the proposed market should be kept elear of any permencnt developments,
Normal infrastructural works such as roads, sewers, pipe and
power lines gshould be developed ahead of the associated building
projects while pedestrian pavements, public squares, parks and
#ardens should be developed after the buildings. BSpaces should be
treated as part and parcel of buildings not as left overs, Trees
ghould be planted at the beginning so that they can mature by the
time the implementation of the last part of the eity center is over.
The aectual progege of implementation does not £2llow such a
tight line, There will be overlaps in deoision making, construction
and useful times for the variocus elements, But ag each element ig
being implemented, there shculd be an awareness of the effect of
on=geing construction on the use of completed sections, FPhasing
based on the degree cf need for a central funection as suggested may
not make this very workable, 8o tho phages ap suggested should be

treated only as a pguideline,
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S5¢3 Mapagement of the City Conters

" The Yola Metropolitan Development Board (YMDB) should be the
éole avthority directly responsible for managing the city center,
This means there should be no duplicity in townghip authorities,
and the Board should be acccuntable only 4o the State Governor.

After the land has beecn acquired as recommended, the Board
shall be responsible for ensuring that the plots are allocated
according te their uses as specified in the proposal. The present
practice whereby plans are drawn up by consultants and the implement-
ation is given aver to contractors at the end of which they hand
over the finished project to ihe Doard for management is undersirable.
The Board should be invelved as much as pogsible in the implementation
of any program from the intial stage,

The Board shall play the central role in the location, design
and phasing of all development within the new center, and fo ensure
thig, there will have bu be co=ordination between different authorities
concerned with implementing the projects. It will not be passidble
ag 8 genéral principle, simply to allocate land to individual
gGevelopers who then develop their site as and when and in what form
theywish.

If contracts must be glven for gpecific projects, the terms
of such should be elearly defined and the Board should be familiar
with its implications in oxder tu keep close gupervision on the
execution,

The level of co=ordination and financial imput by the Boand
will determine the important limits within which any developer nust

work, This oalls for high: standard of ervironmental design which



wa try to achievce will requre & high degree of co-crdination and
gtrict control of architectural quality by the Board., Only through
a high degree of public control can an integrated, functionally
efficient development of architectural form, and a pleasing land=
geape design be eglimeed. Duilding heights should be strictly
controlled to achieve the desired three—dimensionsl effeobs

From the foregoing, it is obvicus that tho YMDB will be
laddened with responsibilities., The Board is the "City Manayex"
and any decisions it makes will have far-recaching consequences
for the City Center, infact for the city as a whole. It is essential
therefore that it shounld be staffad with qualified professiongls
who are competent in their fields and are employed on full-~time
basig. This is a crucial aspect for the implementation of the city
center project. Apart {rom the proper staffing of the Board, it
pheuld be left to operate as a semi-autonomous body and be enpowered
ic make dipisioms that are rclated to its terms of reference,

It should thus be accountanlce cnly to the 3tate Governor,

| S.h4  Financing the Progsrams

The fact that the City Center will be managed molely by the
TMDE does not mean that the city center is wholly a governmental
or.quasi—governmontal projucl, nor does it mean that only private
investors will be involwved, & whole range of interests will be
¥ested in the center which weang an equally voried source of
finance, The following groups are expected to be the principal

financeers of the city center programi—
1. Private Investment,

2. Direct State Govermsent Allocation.
3. Fedsral Government Grant and Aid for Specific Projects,

e  Revolving Fund to be managed by the YMDE, v

5.  Quagi-govermment bodics. o ' ’?%aa

L]



CUNULUSION,

Building a City Center is a project that should be handled with
all seriousness, because the city center is that part of the city
which constitutegits essence, Deecisions made about the City Center
therefore should be based on sound planning principles and proper
projections because mistal'es made carmot be easily corrected and
these ecan be of serious conscousznces to the efficient function&ng
of the city,

Thig fact cannot be cver-emphasized for the Hausa-PFulani Cities
of Northern Nigeria who although date back to early times, (15th
century), have remained rather stagnant in their growth and develop-
ment, This may be attributed to their gubjection to two successive
incompatable external forces, Inatead of the crosgs breeding of
ideas leading to innovation and progress, the experience only forced
a dual structure on these cities, Today with the exception of
Kano, none of the Hausa-Pfulani cities compare favourably with
cities elsewhere in Nigeria,

Nigeria i experiencing; rapid adminigtrative changes alons with
expangion in her economy., £o0 thoese Hausa=Fulani walled clties are
faced with a dilemma of maintaining the traditional systean in the
face of increasing level of wmodernigation., However, instead of
using this historieal fact of isolation from wegtern influcnce as
a weakenegs, these citieg are well poised to draw from the strengths
of both sides and evolve cilies that are capable of meeting the
challenges of modern times,

Different disciplimes in ilhe Human Sciences will have dif{ferent
golutions to offer as to exacily how this can be achieved but in the
final analysis, the urban designer will have to translate the
golution into space such that can be percieved and appreciated by

both the traditionalists and the modernists,
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Physicai integration can be achieved by several meanst
ruad conneotions, resgidential layouts and any type of urban layout,
but the city center is usged in this atudy for reasons that haove
already been claborated upcn, The need for physical integration
may not exist in some of the dual cities. In Kano for example,
Sabon Gari and the Walled ity arc separated only by a thin line of
réilway. Be that as it may, the ratc at which the central areas
of the colonial townships are being designed seems that we are
producing city centers that are typieslly western in outlook while
neglecting the traditional design concepts to perish.

What is advocated in this study is not only physical connection
but also functicnal integration by seeking out these functions and
concepts of the traditional centers that can evelved along with
modern principles, JAs far as Grecter Tola ie concerned, thie thesis
hes strived to achieve both pgoals, TPFirstly, the days of "Keeping
out Strangers" from the walled clties are over and elements of
industrialization are “invading* Yola in fwll force - the straight
paved highway, houses being demclished and giving way tc modern
structures and architeetural styles, government institutions being
located within the city, etc. If these are allowed 4o continue
wnchecked, they may bring abowl chacs by prematursly dislocating
the gocio=-cultural values of the people.

Instead of this approach however this thesis has proposed that «
the city center be located uid-way between Jimeta and Yaola,

Secondly the center so located has been designed using standard
eriteria to achieve the desired compromise. It is realised that

it is almost impossible fo achieve compromise of the physical forms
8o the integration is of traditional functions, accomodated in
modern gtructures, which are uvnce again located in spece as much

28 posaible according to treditional space concept.
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People's opinion of functions will change with time just
as their 4astes in architsctural sityles are changing., Since
physical gtructures onco astablished cannot vasily be removaed,
(the everage lifc gspan of a City Center is 20 years), we may
now need to conceive a structural composition quite different
fram the present which will reflect the future state, What
thig means is that whatever structures are proposed now, must
be flexible enough to adapt to new functions later.

The picture for structural integretion may not be so grim,
There could be some ways and means of warrying wodernm with
traditional architceturc, Just how this may be done is a task

for the ™universal architectb,
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