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PREFACE

Housi ng mar ket could be viewed either as an
econom ¢ system or social systemor both. But whether
it is viewed as an econom c or social system or both,
the approach to its analysis would depend on the
ci rcunstance and the purpose of the analysis. Here a
social oriented approach is applied. The purpose is to
assess the present housing situations, identify the
probl enms of the suppliers and consuners and give
recommendati ons on how to better the present situations

and solve the existing problens.

The first chapter is introductory. It describes
the mar ket behaviour and al so supply and demand vari abl es.

The second chapter treats urban Enpl oynent Services
in Zari a. It discusses the |abour force popul ati on and
t he urban enpl oynent characteristics.

The third chapter is concerned with the Housing
Market Area. Here the market area is defined and
del i neat ed.

The fourth chapter discusses the denographic trends
as a factor in housing and also the existing housing
characteristics. It treats the housing demand qualifiers.

The fifth chapter discusses the Househol d
Characteristics and the housi ng sub-market needs.

It discusses the household as the basic unit of housing

demand.



The sixth chapter assesses the existing
Housi ng Supply Mechanisns. It identifies the main
suppliers as the Central Authorities, Public and
Sem -Public Institutions, Private Establishnents,
Local Construction Firns and the |ndividuals.

It also gives a classification of the supply sub-

mar ket s.

The seventh chapter treats the Legal Aspects
of Housi ng Supply. It reviews the Land Tenure System
and the Rent Control Edict and their positive and
negative effects on housing supply in Zaria.

The eighth chapter discusses the Future Housing
Requirements. It treats those factors such as
construction activity, developnent of the |ocal building
materials, housing policy and |land and building materia
prices which are bound to affect the future housing
supply. Future requirenents for 1981 and 1986 are al so
projected. The 1976 estimted need is also given and
the estimted cost of each phase.

The ninth and closing chapter gives Proposals and
Recommendati ons on the present housing nmarket situation
and how future housing targets could be net through
| egal aspects, inproving the supply nmechani sns,

fi nanci ng nechani sns and governnent policy.



CHAPTER I
INTRODUCTION
101 DEFINITION OF TITLE
Housing Marlket Analysis has been defined as

the detalled examination of present and future trends in
the supply of and demand of housing within e given areas.
Escentially, a housing marizet analysis sets out to compare
the nunber of households now or in the future with the
inventory of units that cwrrently exist or are likely to
bocome available, It is then posgible=by arranging the
households according to incomey size and preference for
owning or renting, and by matching this distribution with
the supply of available units in each size and rent or
value category - to forecast unmet demand or swplus in
each sgement of the market.“i

he traditional method of housing marl:et analysis
involves the following:

(a) delineation of the marlket area,

(b) an accurate economic forecasting,

(¢) an accurate population forecasting talking into
consideration both migration and natural birth
growths,.

(a) consumer trends and attitudes,

(e) Imowledge of the operation of the construction

industry in the area.
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(2) mortgage system of the area, and

(g) 1land marlket of the area.

The housing marlet is an economic systemt: income must
feature among its determinants, price " an operative
variable, and its output is housing allocation (both in
quantity and through space) and conditione. This does not
mean that economic analysis as traditionally conceived,
is the only useful form of analysis, but it does justify
an economic approach tc the problems of modalling.a As
an economic systen, therefore, some concepts and assumptions
which form the basis o7 a formal theory of market behaviour
are apnlicable to housing marlzet analysis. Housing marlet
price ic influenced by the demand of the consumer, and by
the supply of housing by the congtruction firms,; building
societies, housing corporations and individual developers,
Deman and supply form the basis on which housing market
operates. "Analysis" is used as a generic term covering
dlacnopip of problems and policy-making.z
1.7 EURPOSE

The purpose of analysing the hwousing market is to
achieve the understanding necessary teo predict and direct

-

change, Prediction shall be in terms of population,



econony and housing to meet the demand of that populationg
and change shall be in terms of quality and quantity of
housing supply.

Houzing market cnalyosis attempts to provide information,
analysis, projection (in quality and quantity) and proposals
that will assist in sclving housing problems in many urban
and rural areas of the world.

Congidering the inportant role housing plays in any
urban or rural development, a good Inowledge of the
hougsing market ig thorefere necessary for any development
policys "Adogunte Lzusing contributes to the attainment
of physical and m~rel health of a nation and it is the
most important fer the physfer” survival of man after the
provipion of fo-d., FHousing stimulates the social stability,
worl: efficiency, ©th~ daralorm-nt of the individual, the
family and coomrnity and incroasges the socio=economic
standerds of tha pﬂaple.“5 Th~ housing market, therefore,
is not only en ncen~nic gystem but also a social system,

But whather heousing market is viewed either as an
eccononic systen or gosisl pystem or both, housing market

analysis is essontisl in any urban or rural planning.



- b -

A good understanding of the market mechanism ig alse
esgontial for the formulation of housing pollicy.
1.3 IHE ZARIA SITVATION
The traditional method of housing market analysis can
hardly be strictly applied to the Zaria situation, Thia
is madnly because there is practically no organised system
in the supply market, This study is concerned mainly with
the diagnoeis of the present situations and problenms
affecting the entire housing market with a view to formue
lating proposals and making policy recommendations to the
Central Authporities on how to set the supply mechanism on
motion. Records on past trends on the supply snd demand
of housing are not available because there has not been
any previous study of thisg kind for Zaria. Infaot this
study is set as a base for further researches inte housing
marlet in Zarila or any other ares of gimilar attributes
with Zeris. This is why it 1s primarily concerned with
the pregent situations and problems. Futwre projectiona
are done to 1981 and 1986 bhgsed on the data collected in

the fileld.
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Becauge of certain limitations particularly on time§
thizg study could not be more detailed than this, DBut on
the otherhand, it gives an insight into the housing situatiqn
in Zaria. Effeort is made in the study ¢to identify the | |
diffarent or collective roles of the private and public
sectors in their attenpts to provide housing as a social
requirement to the households,

The recommendations and proposals are based mainly on
the situations identified in the field during the course
of agtudy.

1.5 LOCATION OF AREA STUDIED, {(fig.1.1)

1.5 (i) GEOGRAPHICAL SETTING

Zaria is located at a height of about 670.56
metres (2200 ft} above sea level in the centre of Northern
ﬁigeria. It ties on 1103'N and 7042'E, some 643,74 hilow
matres (400 milaes) off the West African Atlantic Coast.

It possesses a tropical savanna continental climate with
distinet dry and wet measong, The daily maximum temperature
has a graduel rige from January angd attains 1its highest

value in Aprii. It then drops rapidly tec its lowest value



in August, The lowest mean minimum temperature value is
in December = January during the harmattan and the highest
is in July = Auguzst. The mean annual rainfall is about
1092,2 mm (L3 inches) = mean of 1931=1965, Temperature
g3 high as 102°F has been recorded in Samaru during o
1959-1968, Thils low rainfall affects the vegetatlon of
the area which shows various ghades of green in the wet
'séason and turns brown, pale or yellow in the dry season
According to Thornwaite?s moisture index, the climate of
Zeoria is dry sub—humid.6 These climatle characterigtien
afeireflacted on the way both modern and traditional houses
are built in the areaa.

1.5 (4i) GEOLOGILCAL SETTING

Zarie is located within the crystalliné haséméﬁt
conplex of Nigeria. These crystalline basement rocks
outcrop as inselberos of different shapes, the most
prominent being the Kufena hill, 7The basement rock types
identified include biotile gneisses, older granite, and
metassdiments {quartzites and sehisto)e

In places where the corystalline bagement rocks do not

outorop, theszse are covered by superficial deposits



o
(Quaterﬁary déposits). Identified anong these depogits

are the older laterites (red -~ brown colour and collular),
voungesr laterites (exposed along gtream channels (hnnynar
in colour and lecs cellular),7 oclder alluvium (fine grey =
brown sands, clays, red sands and grewels)8 and younger
alluriun (product of the nost recgnt erosion cycley consists
of groysm-brown sands, silts and clays).a'g'

These products ol geological processes form a large
proportion of building raw materials available in the area.
But they are not sufficiently tapped and utilized,

1.6 IISTCRY OF THE PROBLEV

R L R
Housiﬁg narltet analfsis hay béea.né;essitated by the
acute problem caugsed by heusing shortages in many rapidly
groving urban centres of the world, The problem of housing
becones more clearly acute when the developing Countries
are singled out, These developing Countrieg include |
Couniries of Latin America, Asia and Africa. liost of these
Countries were colonised and the history of the housning
problem could be traced back to the colonial era,
S3ince the purpose of most colonialism was economic
father than social, and since the improvement of housing

fallc in the "gsocial" category, this matter was given little



or no consideration by the mother Countries. 1In fact,
almost no references to the housing problemns of the native
populations can be found in any of the literature concerning
the cglonial development of these Countrian.io
llore than two~thirds of the world's three billion

people in 1962 live in Africa, Asia and Latin America.

Over half of the world's population =~ 1,747,000,000 live

in Ania, the most heavily populated Cantinent., Furthermore,
while the average annual rate of increase of the population
of the world was only 1.8%, during the ten year period 1950
- 1960, in Latin Amerioca population increased 2,5% and in
Africa 2.06 compared with 0.8% in Europe during the said
decade, The high rate of population growth in the deve-
loping Countries of the world could be attributed to a
decline in death rates, while at the same time a tradition-
ally high level of birth rates continued.10

A phenomenon common to many developing Countries of

the world is internal population migration from rural to
urban centres for lucrative jobs and better livings. This
in-nigration plus the high level of birth rates in the
urban areas swell the population. As the population of

these urban centres increases, the need for housing increases.



Since thege urban centres hardly prepare in advance for
this ponulation growth, houscing problem woreens.

It_is in the l1ight of this that housing maritet ig
very neceésafy for any contre mndergoing a rapid urbanie
zation and population upheaval. Such an analysis should
be detailed and short termed, and most important, efforts
éhould he made tc implement the recommendations and
proposalse.

1.7 PREVIOUS WORIIS AND APPROACHES

A oystematic approach to housing mé;get analygis has
heen of very recents Some of the previous works and
approachec have been literary with no appiication to any
particular city but seome ae anplicable to ppecific
Ienvironments.

(aj Charles Abrams by his definition sets out a
nethodology for analysing housing markets by a
detailed examination of the present and future
trends in the gupply of and demand for housing
within a given a.ir‘em..1

(b} Beyer's approach outlines households income

ability and preferences as the basic demand

factors which are comparable to the available

houses at a givenm period of time.11



(5) Willian Grigsby'az approach is a literal
discussion of the housing marlket analysis in
terms of demand and supply cha.rac‘teristics.It
(a) A detailed housing marlet analysis for little
Rogl: = North Little Roeclt in Aritansas, United
States of America was carried out by the Metro-
plan = A Council of Government in 1971. In its
systematic approach, the author analysed the
nast and present trends in housing supply and
demand characteristicas and gave future pro;]ectiona.i2
(c) Tho Deopartment of State Agoncy for International
Developuent, Washington D,C,; carried out a
survey at Mendoza, Argentina and estimated the
effoctive domand for private houses in the City.13
(£) Xirwan and Martin's approach considers housing
maritet as an econonic system in which income
features among its determinants, price is its
op-rative veriable and its ouput is housing allocatic:is
This approach was not applied to a specific
onvironment.2
(gj In the San Francisco Community Renewal Project
of 1963, a diffcwent approach was used in which
the existing housing units were matched with the

requirements and preferences of different people.ih
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(n) N=zo, %, E, (1975), carried out a housing narlket
analypis for Enugu, Nigeria. In hia reporty he
- emnsiders the present housing ftrends and projected
future housing nheeds for a projected pOpulation.15
_This is se far the most documented housing marlket

analysis in the Country.

Thege few instances may not represent all the previoua

. worla and approaches carried out in thig field., Litarature

on specific areas of application is relativoly fow,.

1.8 T{E MARKET BEHAVIOUR: _SOME PRELIMINARY

CONSIDERATIONS

MEcenonica iz about.behaviour, tﬁe behaviaug.both of
individuals and of groups of individuels. HMHany economic
theories and obaervatinns could alwayz be traced back to
decisions taken by certain individuals or groups ef
individualse. The queation iz who taltes the decigion? In
elenentary theory of decision « talters, we have three major
groups inportance, HOUSEHOLDS, FIRMS and CENTRAL AUTHORITIES.
Thene are th;'damatis personae"of econconmic theory and the
stage on which ruch of thelr nlay io acted is called the

visariepy 16



1.6 (i) THE HOUSgoLD
Lingey defines a houpeliold as all the people

vho live under one roof and wvho malie, or are subject to
othars mal:ing for them, joint financial decinions.i6 In
my dipoussions, and considering the peculiarity of the
lligerian gituation, ny operational definition of a house-
hold ghall be "a group of peonle who live together and
share at least a common interest," for example a group
of peonle consisting of the father, mother, children,
gservants and relations staying together for the purpose
of maintaining extended family ties will be congpidered as
a hougehold. They may stay under the same roof with
another household consisting of two income earning (or not)
bachelorg who have no blood relationship but stay together
for the purposge of maintaining their friendsghip ties. A
perron whio stays alone and carep for himself shall be
conciderecd to canstitute a pingle household,

In noot of my discussions especially on the demand
mechanism, the household shall be talen as the basic unit

of referance, This is becmuse it is Tairly congistenta.



The firm may be defined as the unit which hiresn
the servieces of factors of production and usagz them to
produce goods and services which it gells either to other
firmg, or to households, or to the central authoritien;
tho Zirm is thus the decision-talter regarding the empoy=-
ment of Tactors of production and the production of goods
and aervioas.1

In thig study, the firms are restricted to housing
construction firms, Such firms include:

(i) Housing Corporations,

(ii) Nigeria Building Society,

(iii) Co=operative Societies, and

(iv) Private Building Firms.

Firme male decisions about producticon characteristics
They are often referred to as producerg or gsunpliers. The
firm ig talten as the unit of behaviour on the supnly side
just as the household is talten as the unit of behaviour

on the demand side.
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1.8 (411) CENTRAL AUTHORITIES

The central Authorities include all public
agencies, government bodies and other organisations that
belong to the government or are under direct control of
tho govarnnent. Such bodies as the Central banlz, the
civil scrvice, commisgions and regulatory bodics, the
cabinet, the polic~ force, the court and other bodies
which can exercise control over the behaviour of firms
and I'it:n.'.rmht;'l1:5..':..16 In Nigeria they include:

(1) +the Federal Government and its agencies,
(ii) +the State Governments and their agencies,
(ii1) the Local Governments and their agencies,

1.9 DTUAND ZND SUPPLY VLRIABLES

The housing marliet price is influenced by the demand
oZ households and by the supply of housing by the con=-
struection firmse. It is therelore, necessary to exauine
the veriables of households! demand and firms' supply.

1.9 (i) DEMAND VARIABLES

The houschold's domand for housing is influenced

by the following variahleg:



(a) Indepondent Variables:

(i) Income,
(ii) liougehold size,
(iii) Education, and )
)} to a limited extent
(iv) Occupation. )
These variables determine the hougeholdl's status,
and condition denand,
(n) Dependent Variabless
(i) Preference towards physical housing,
(ii) Attitude towards privacy,
(iii) Environmental preference,
(iv) Domestic activity patterns,
(v) Price/Rent, and
(vi) Condition of occupancy.
These variables determine the regidential values,
and qualify demand.

1.9 (ii) SUPPLY VARIABLES

The ability of firmo to supnly housing is
influenced by the following variablestie=
(i) the existence of an organised building industry,

(ii) +the goals of the construct des firms,
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.(iii) tﬁe price tﬁe.households are willing to offer,
- (iv) the prices of other commodities,
| (v) the prices of factors of production and
(vi) 1level of technologye.
1.10 (1) DESCRIBTION OF TUE_SUPPLY MARKET
Ag haz already been said abovey there is no
organised oystem of supply of housing existing at present
in Zarias. Attempts aro nade by Ingtitutions, Zstablishments
and Govarnment Adgencles, each operating on individuel bagis
to provideo houging for thelr gstaff. DBut these staff form
a small fraction of Zaria population, as a result the greater
population of the pceople laolx For their own housing which
ofcoursa, are difficult to get, Most peopnle are more
concerned wvith providing housing for themselves rather than
getting involved in housing estate developnent which many
people still consider as a slow interest yielding concern,

1,10 (ii) DESCRIPTION OF THE DEMAND MARKET

Viewad strictly az an economic system there is
very little effective denand of housing in Zaria but only
m—-—.—-ﬂ““ﬂ.
what could be termed "1atent demand.” For if choice could

be talon as an important factor of demand then ohviously

s
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thoro ic ne such thing as housing demand in Zaria because

peonle are, even in the Institutiona wherse houzing are

supplied, allocated housing in alroady built quarters

not on the baais of their preferences. What exisgts more

in Zaria is houging need = housing as a shelter, In

chapters & and § qual ifying houging demand characteristics

are discusaed ag forming the basis of latent demand.

111 LAIID USE

7 Tive types of landeusesz have been ddentified and

clasoified as followsi-

1.

2.

5-

Residential,
Comnmercial 4

Industrial,

Public/Seni public, ang

Roads, Streets etcse (see fige 1.2)

Out of a total areca ¢f 3052.95 hectares {75L%L arces)

of Zaria urban, 234.72 hoctares (5080 acres) that is 67.3%

are for residential: 125.40 hectares (184 acres that is

2.5 are for industrial; 728,43 hectares (1800 acres)

that is 23.9% are for public/semi public end 68,80 hectares

(170 acres) that io 2,3% are for roads, streets otc.

Table 1.1 shows the existing land use of Zaria urban area



~ ] Low }RESJUENTIAL
] HIGH AND MEDIUM

INDUSTRIAL

x4 COMMERC (AL

PUBLIC/ SEMI PusLIC
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o

O 500 190 IS0
"‘-—-l_ﬂ_‘_____-l

F16.4.2
ZARIA URBAN LAND USE (1973)
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ancd Tahle 1.2 showsg land use by sub areas or digtricts.

Commercial and Industrial land uses concentrated in
Sabon Gari,Public and Semi public land uses are mainly
sites of educational ingtitutions,

1.12 1TTHODOLOGY OF STUDY

The methods of data collection were by questionnaires,
field surveys and use of available data and statisticse.
Infornation obtained from these sources were analyped and
conpiled te show the functioning of the Zaria housing
narlet.

1.12 (i) STUDY POPULATION

The area of gtudy was Zaria urban consigting
of the following sub areas or districtst
(i) WVusasga,
(ii) Zaria City,
(iii) Tuaun Wada,
(iv) Sabon Gari and
(v) Ssamaru
Data collected on the household characteristics was
by questionnaires and intorview were 10% sample. This
was part of the current Zaria study and covered fairly large
number of houscholds and thus would give a reasonable

renregentative of the Zarfa urban population.



TABLE 141

DXISTING_LAND USE OF ZARIA_AREA (1073)

1

G em wm e Ee Bm wm e em e wm em we e ee ma am e e mm we s M e o em oem e e
1

TOTAL 3052,96 hec.(75LLk acres) 1 100,0

- e e o mm s e e e e - e ms e R R B B BE ms W W e e e e ww e e

LAND USE TYPE ' AREA IN a'f OF TOTAL
' HECTARIS ; AREA
!
]
RESIDENTIAL ! 2055.92 hec. (5080 acrec) ; 67.3
I
1
COMERCIAL bo125.65 " (310 " ) | ket
I
INDUSTRIAL 1 7hk6 M ( 18k M) 1 2.k
I
PUBLIC/SEMI PUBLIC , 728.43 " (1800 " ) ! 23,9
i
1
ROADS, STREETS etc , 68,80 " (170 " ) ' 2,3
I

SOURCE: Students Field Survey, 1973
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TABLE 1.2
DISTRIBUTION OF LAND USE OF ZARIA BY DISTRICT (1973

LAIID USE TYPE1 RIA CITY ¢ TUDUN WADA t SABON GARI ! SAMARU

; — e b ! WUSASA _ . _ 1 B

I AREA % OF ' aRzA % OF ' AREA & oFr ' AmEa % OF

L TCTAL ! toraL ! TOTAL ' TOTAL

RESIDENTIAL ' 74k.52hec, 90.2 1 279,23hec ! 66,7 1 LB85.63hec ' 60,0 '5k6,33hec ! 5446

1 nuerNQHmm 1 (690acres! 1(1200acres ! I(1350acre |

1 20.23 hecl ! BeO9hect 1 1 43,56hact 1 L8, 56hect 1
COIIERCIAL ; (S50acres)' 2.4 § (20acres) 1 1.9 1 (120acres)t 6.0 :{120acres 1 L,©

. : ; 5«57nect , ; 68.80hect , g ]
INDUSTRIAL - LI y (1kacres) | 1.4 | (170acres), 8.5, =~ A
PU3LIC/ 1 mm-cmbmo: 1 101.17hec 1 1 182,10hec | 1388, 50hec 1
SE1T PUBLIC 4 (1lkOacres)'! 6.9 p250a2cres) 1 2k.2 1(L50acres) 1 22.5 ©60acres) 1380.9

ROAD, STREETS! L,05hect ! 24,20hec ! 1 24.23hec ! 1 16,4%hec !

t
1
etc. 1t (10acres) ; 0.5 1 (60acres) ' 5.8 1(60acres) ! 3.0 W LOacres) I 1.6
.llucl..llu-ll.—ll...ll..l-l_—.llln&lll.l._.lrl.l.l—.llI.l-.i..l—l.-ll—-ll-ll.l-rl.-l-l
TOTAL I 228,55nect; : wnm-pmron_ ; 809, 37hec ” _mmm.mﬂwmo_
- 1 (20L0acres)! 100.0 ' (103Lacred 100.0 f(2000acres)’ 100.0 '(2470acres 100.0

SOURCEZ: STUDENTS FIELD SURVEY (1973)
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Questionnaires were also used to obtain information
fron the local construction firms and central authorities.
Attenpt vas made to interview ao nanhy local construction
firmvs and central auvthorities as time would permit. Equal
emphagic was alsoe placed on exipting data dnd statistics
related to the study e.g. on domography, employment sources
and legal asrmects of housping supply.

1.12 {(4ii) DATA COLLECTED

The data collected were on the followingtw

Ao HOESEN QEMAHD

A. (i) JOUSEHOLD CHARACTERIBTICS

The questiennaire on hougehold characterigtics

novoxed tho following Variableg!

1. Household simeo, :i

2e Sex of members,:;?

Je Age of maembera,

L, Relationchip of members to household head,

5 Marital status of members,

Ce Educational standing ol members,

T Occupation of members,.

Be Total Income of earning nmambers,

e Household type based on 1-8 above,



10.
11.

12

A,
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Length of tine household hags been in Zaria,
Place of origin of household,
NHumber of times household has changed houses
since in Zaria,
Reanons for such a change/chunges,
Whether change was within same area or not,
Residential area saticfaction,
Travel behaviour of households (from another
study).

(131) EXISTING HOUSING CHARACTERISTICS

L - @ e - - - - e :
(a) PINLSICAL CONDIZIONS.

The guesgtionnaire on the physical conditions of

the oxisting housen covered these variablest=

1.

Type of housey <
Number of floora,

Floor which the househol<d occupiesn,

Age of house,

Type of ptructure used,

Type of {loor finighes,

Condition of maintenance of the house,

Ventilation and lightgng,
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(b) AVAILABILITY OF SERVICES AND UTILITIES

Where the services and utilities were available and
whore apnlicable, this acpect of the questionnaire was to
probe whether the following services and utilities were
privately used or sharedi=-

r Water supply,

2e Bathrooemn,

privately used

3. Latrine, or ghared?

he IKitchen,

B R Rl A N S N Nt A

Se Electricity,
Oe Source of water supply,

Te Type of latrine used,

8. Type of fuel mostly used for cooling,
Q% Systen of refug~ disposal used,

(e} UTILIZATIO® O SPACES

Activitiaes for which the following spaces were
noatly uged.

1. Roomo,

Piw Verandah,

o {itchen,

L Courtyard,

Be House frontagae,

G, Bathing roon.
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{a) HOUSING TENURE

L

Thiz aspect of the questionnaire covered the following

variablest

e

9

”ﬁ;f”

Se

YWhethor the houge the hougehoid occupied was on

rental or ownor occupied,

I.
If rentaly who was the owner, _ ;'

~ Honthly rent paid,

Monthly watoer rate paid,
lonthly electricity bill. Sy

(e} COHNDITION OF OCGUPANCY

o e g M g o WY e W W Wy

This aspect of the gquestionnaire was te investigate

the followingtw

1.

e

3a

ko

Whether the compound or houza ﬁas indvidually
accupied or shared with other households,

Number of househelds sharing the same compound

or house,

Relationsghip if any of the households sharing the
same compourncd or houso, A

Number of livable rooms in the compound or houge.
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(<) HOUSING INCENTIVE

This section of the questionnaire covered the

following:

1.

e

Je

Major additions and changes m~Jde in the compound
or houge during the vast ten years,

Whether the household has secured a plot for
building a house in Zaria,

How the hougehold hopes to develop and congtruct
a house on guch a nlot,

Source of financing such a building,

When completed whether such a house would be
occupicd by the hougehold or rented out,

B, HOUSING SUPPLY MECHANISHMS

Four major suppliers of houging were considered,

These weres

(1) Central authorities,

(ii) Local construction firms,
(iii) 1Individual spuppliers, and

(iv) Private establishmenta.

B, (1) SUPPLY DY PRIVATE ESTABLISHMENTS AND CENTRAL

B a4 mm e S M A s R RS e A N e e W e M - -

éUTHORITIES

The Central Authorities and Private establishments

ara considered together here because the same quastionnaire
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was ﬁsed for both. Tﬁe qﬁéstionnaire covered the following
variableg:~
1. Policy of the authorities as regerds provision
of hougsing to the ptafi,
Pe Catogoriez of ztaff who benefit from housing
alloecation or houaing allewance,
3. Rent paid by the staff to the authorities,
o Total nucbelrr of units owned by cach authoritiy
in Zariae I
Be The nunmber of houéihg units ecach aunthority hasg
boen able to build for the past Lfive years and

the nuaber it intends tc¢ build in the next five

- yearse
B Any policy as rogards assigting the qtaff to build
| heir own personal houses,
7¢ -~ How the avthority procures land for building her
" staff resideatial quarteras,
© 8, Methods of conptruction,
“9¢° Sources o [inance,
'3Q,A; Whathor the staff do express satisfaction on the

type of Nouszing they are provided,
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11. ifaintenance of the stafi residential quarters,
1R Whether the stalif are allocatqd houging on the
bagizs of preference or not,
15. Difficulties experienced by gaoch authority in
her attempt to provide housing for all entitled
nerbers of stafl, S |

B8, (ii) OUSING SUPPLY BY LOCAL CONSTRUCTION FIRIS,

The questionnaire on the local consotructien firms
covered their functions, contributions and problemc, The
following variables were considoredi=

1. Policies of the congstruction firms,

2. Pinance mechaniom,

3 Construction methods,

by Land procurement for housing projecté,

S Whether they undertalize construeting houses for
both the private and public gsectors,

G Forms of payment offered to the clients,

Ta Whether the clients are always willing to accept
the prices the firmg offer them for the housing
units constructed, -

Be The effeot of prices of other commedities on the

orices of housing offered to the clients,



e

10,

11.

12.

15,

1k,

17.

m DO -

The eZfect of prices of factors of production

on the prices of housing offered to the clinets,
The effect of prices of factors of production

on the total number of housing units constructed
annually,

Strategies to offget the effect of 10 above if any,
Difficulties, if any, of recruiting enough
qualified personnels (Nigerians and expatriates),
The effect, if any, of 12 above on total annual
output,

The availability or inavailability of modern
building equipment in the Country,

The availability or inavailability of building
rav materials in the areas of operation,

The number of housing unitg built in Zaria since
the firm's incention, and the distribation by
private and public sectors,

General probleng of the construction firms.



Ze (iii) INDIVIDUALLY BUILT HOUSING UNITS_

To ascertain the degree of individual involvement
in the housging supply mechanigmg, a field survey was
conducted hetween March 15 and March 20, 1976 on all the
permanent housing units under construction at that period

of time.

1.12 (141) EXISTING DATA AND STATISTICS

Use was made of the existing data and statistics
on the following:
1e Demographic trendeg,
e Employment sources,
e Legal aspects of housing supply and
L, Activity systems survey,
1.13 EIEIEAEIENE
Despite time limitation for a more detailed study,
it is my belief that this worl: will give a fair lmowledge
of the houging marltet in Zaria and form a basis for further

regearch in the field.
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- URBAN BHPLOYMENT SOURCES IN ZARIA
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o.1 INTRODUCTION

| The gtudy of cconomic growth for Zaria formg an
ill'fliﬁ)ortant segment of the housing market and contributes

to & greater undersgtanding of the free housing market
mechanicm, Unfortunately an up=to=date documented sztudy

of this area is not available and it is beyond the scope

of this worit to delve into thiq%*or the moment reference
) will he made to the existing publications with caution as

a lot of things mugt have undergone some changes. However,
it iz believed that such changes might not be az drastic

as to affect the general trend of the economy as they affect
income, Az one of the aspects of the Zaria Study, the
Department of Urban and Regionai Plamming, Ahmadu Baello
Univergity is currcently carrying out surveys on MActivity
Bystems" in Zaria. Not much could be presently zaid on thie
until the final report iz out.

D42 ARCA TRENDS,

The economic growth of Zaria fellows sgimilar trends

experienced by most rapidly growing urban centres in Nigeria,
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Pypulation growth aricing from inemigration and natural
inorease cutscores new productivity and employment sources,
resulting in & high unemployment rate, There is no
unilfornity between population growth ar” overall cconocimic
davelopment, the feormor being always higher on the coale =
n oommon phenomenon of Nigerian towns and other towns of
the developing world.

23 SHMPLOYMENT.

The private and nublic sectors are the two employment
gouroec,. The former handleg a higher percentage of the
enployees eilther in large or small scale establishmeonts

or az =alf employed,

2.3 (i) THE LABOUR MARKET,

industrial, cormercial and retail establighments exist
to noot the needs of the porulaticn, A gignificant
proportion of the people are cengaged in agrienltural employ-
ment end retail trading most espeeially in the walled city
vhera agriculture is the main ocoupation of the people,.
Baged on the population figure of 1963 of 166,170
and a growih rate of 5.5% per annum, the population of

Zaria urban in 1970 wags 23041L5, Out of this, 25,000 were
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in the labour force.17 Table 2.1 ¢gives an estimated
digtribution of the labour force. The larger 645% iz made

up of the non~paid Ffamily worizerc mostly women and full

- time farmerss. Their role in a predominantly agricultural

" tovm 1ie Zaria is very important. It ia, however,
diffioult to draw a boundary baetween thoge in the agricul-
tufal and noﬂ-agricultural employment, It ias equally
difficult to differenciate between soctor A and tha

' ac»icultural sector.

A further brealitdowm of the labour forces showg that

. approximately 50% of the male labour force would belong to

I*N the "othgr“ category and approxinmately 80% of the fomale
'1aﬁgﬁ£ force. The cnumerated employment or what sone
peoctla prefer to call "modern! employment tales only
approxinately 20% of the nale employment and about 12%
oz the general labour forcc.i:?

In summary it could be said that.tha urban econony
i? onle which enumerated wage cmployment ic a small portion
\of the labour force. Ulector A, thereiore, representa a
minorigy » The ocuployment hase is largely the seli -
employed in agriculture, trados, transport and daily

labour in construction soitos and porterage.17



TADLE 2.1

D DISTRIDUTION OF TE-@ .I_..AEO'IR FORCE

CATEGORY 1 NUMBER : PERCENT
PRSI S S g e ey g~ L L2 2 F L&
Labow force (1) : 254000 : 100%
(A) Proprietory and corporato: :
Scotor (2) : 9,000 : 36%
Firmg hiring 10 or more : 3,000 " 126
Firmg hiring less than 10 ; 6,000 1 2k%
Hanufacturing : 1,500 : 6%
Other : L, 500 : 18%
(B) oOtnhers (3) : 16,000 : 6155
0 1

SEeE e Be W W W e R e B e B e B BE BR e SW SR S e R S e e AR s W A

S0URCE: Weelzny JGF, 1
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Notet

(1) 1lales and females, 15ycars and older,

(2) "Proprietory and corporate sector" is used
instead of "wage employment sector because in
many cases payment iz in Izind. Both employees
and pronrietors are included, The estimate refersg
to permanent employeess; that is, daily hired
congtruction labourers, porters, etc. are included
in "other",

(35 Unpaid family worleers in the home, porterc at
transport depots, casual construction labour
farners, traders, without shops or employees.

Source: Weelks, J.F,. 7

23 (4i) GROWTH OF THE ENUMERATED SECTOR.

Population increesse of an urban area results in an
expanding labouwr force, and employment must be provided
for the new poonle in the labour force, The enumerated
gector is a notential sector to provide job opportunities
There is no pufficient data for Zaria to show the growth
of the enumerated sector and its potentiality as a sector
to provide Jjob opportunities. Data is only available for

nenufacturing., O0f the 3,000 enumerated employees in Zaria
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in 1970 about 1,500 were in manufacturing. In 1972,

thera were 1,800 enumerated employeesgs in large scale
manuZacturing and 7,000 in small scale mnnufacturing.18

(Sec table 2.2)

2,3 (iii) THE SHALL SCALE ENTERPRISES,

The small scale enterprigses arc thege that hire less
than ten employees. The 1970 survey showed that 93% of
the enterprises or 588 out of 600, hired four or fewer
employees, 59% had no employees, only the proprietors
include 2/5 for tailoring and % for repair shops.

Barbering ranked third,

It is common among the single proprietorsghip and other
small scale enterprises that the initial capital was obtainad
through personal savings and not from any of the baniio,.

This acecounts for low salaries in moot of these enterprises.
In sone payment is even in zind.

243 (iv) GROWTI OF THI SMALL SCALZ ENTERPRISES.

Dxecent for a few enterprises such as printing,
mattress maliing, carpentry and ghoemalting, there is no
1:een gompetition between the small scale and large scale

enterprises. The pmall scale enterprigses have the monopoly



TABLE 2,2

OCCUPATION BY SECTOR OF ECQHOHEC_AﬁTEVETI
IN ZARIA URBAN 1970.

cccuPATION 1 NWUMBER ! PERCENTAGE

Agriculture : 10,000 1 2040
Large scale manufacture : 14000 : 5el
Small scale manufacture : 7+000 : 2040
Comnerce : 84700 : 2he0
Building and Construction : goo : 2.3
Governnent employecs ! 3,000 ' Gab
' :
Othars 1 3,200 1 9.1
t

S T e em eSS MR ee W E e S Be B B W eY PN e Be ew M S B e e e e e

1 i
TOTAL . 35,000 100,0

e e e e e R e R R R e e e s e R e e me s e R e PR e e e R e

SCURCE: Indugtrial Diractory of Nigerie.
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of suel trades as tailoring, babering and repairing.
Lecl: of eonpetition, single proprietorship and lack of
guffiolent fimance nay account for why much expansion is

not exnectad from these omall scale entarprises. Euployment

opportunitios are nmoyre lilely to be created by the
gstablialnment of more enterpriges than by tha growth of

the exiating onesqi7

2.3 (v-) COKIERCE,y

in 1972, 8,700 peconle, repreéentinglz&.g% of the
total lahour force werc engaged in commerce (see table Z,2)
Comnexcial activities include wholesale and retail trading
banizing, and trangportation. Bach of tho five main
districts has its own marlety, the largest being the Sabon -
Gari marlct. Departmental stores and super-marlets are
mora ooncentrated in SaboneGari than in other districts.
Ban!:p mra located in Sabon=Gari and Samaru only, Ilnter
districet transportation services are regular and well
ocrganisad,

Coumercial activities ocrupy 125.L45 hectares (310 =
acres) of the Zaria urban land uge arca. This represents
Le1%h 0f the total area. In the individual districtas,

20.23 hectares (50 acres) represcenting 2.4 of total area



are cllocated for commercial activities in Zaria City;
8409 hectares (20 acres) representing 1.9% in Tudun Wada/
Vusasa; L3,56 hectares (120 acreas) renresenting 6.0% in
Sabon=Gari and L8,56 hectarcs (120 acre.; represen ting
L,%) in Semaru, Tables 1.1 and 1.2.
These commercial activities form an important
segnont of the employment gsources in Zaria,

2.3 (vi) BUILDING_AND CONSTRUCTION

Rural « urban migration of unskilled labourers
nainly young men who have found rural life boring is a
comiton phenomenon in Nigeria. An easy life is not
immadiately expected by thege new in-migrants. With time
they tale up jobs that offer low wages, in areas of
concaontrated activities puch as the city centres motor
pariin, railway stations, ports, markets and most important
building and construction eitée ., It is in these building
and oongtruction sites that they are most likely to be
needod.

Out of a total labour force of 35,000 in Zaria in 1972
800 were encaged in building and construction, This

repregsents 2.3% of the total labour force. See table 2,2,
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With the increascd building and congiruction worlis in
Zaria, it is moast lilkely that this number isc well ever

one tilougand nov,

2¢2 (vii) GOVERNMENT EI‘PLOYEES,

Zerio is an cducational town. It is also an
adminstrative centre, being the headquarters of Zaria
divipion, lany governmental Miniptries and noneMinisterial
departments have their subeoffices located here, Government
adninistrative officers and professionals wor!: in these offices.

There are forty primary rchools, about eleven post
prinary ingtitutions and one University located in Zaria.
These educational ingtitutiona play gignificant roles as
sourcas of urban emnloyment in the area. O0f all the
educational ingtitutions, the Ahmadu Bello Universgsity
commando the largest labour force of all categories. There
wera 10,640 employecs of the University as at November 1975,
Out of this number §,886 were intermediate and junior staff
ané 1,760 were sgenior staff, These figures do not include
out gtations and centres.

Cther governmental departments which employ a sube
stantive number of worlers include the Police force, Army,
Pogt and Telegraphs, National Electric Power Authority,

Railwayas and Gasliiya Corporation,
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%¢3 (viii) AGRICULTURE.

Agriculture forms the principle meanz of livelihood
for 75 percent ¢f the working population in the Zaria area.
The rural population consists of the nar.dic pastoral
Fulani whe wander absut with their herds of cattle and the
Isattled crop farming Haugas and Fulania.19 Thigo figure was
obtained from a study of three villagez in Zaria area. $
Thoge were Dan Mahawayi located 32.12 itilomotres from Zaria,
Dolza located 40.23 kilcometres from Zaria along Rano - Zaria
road and Habwa which horders Zaria itpelf, The cage is
diZZerant vhon considering Zaria urban only. Out of a
total labour force of 35,000, 10,500 are engaged in agricul-
ture, This represents 30,0 of the total labour force.
 __Farming iz one of the important cconomic activities
of.thé inhabitants of 2Zaria City. According to the Local
Authority tax recordns, more than 40 percent of the worling
population of Zaria City wmay be clasgified as being
prin sily engaged in agricultureozo The medern crafts
and pmall scale indusiries concentrate in Sabon Gari and
| Tudun_Waqg._ Some modern large~scale agricultural industries
.ulgaﬁe Seen-;btablished. These include Cottoh and Agricultural

Processing t'.:ompan;r.i The Nigerian Tobacco Company,

TR
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Groundnuts processing Company and Cadbury for tomatoes
provessing. These egtablishments provide ample employment
opportunities for both sizilled and unsgkilled labour. In
the ocage of farning, labowr on the aver  -¢ size farm is
provided from fanily sources. Contribution of hired lebour
ios sought on large farmg, oy
2.4  INCOUE

- fheH1972 statistics showrn that out of the 35,000
number in the labowr Torcae of Zaria 10,500 or 30,00 were
in tho primary sector (agricultural; 9,600 or 27,4 were

i in the seoondary sector (manufacturing and construction);

and 14,900 or L2.6% werc in the tertiary sector (commerce

povernment employaent etc). See table 2.3, From this
percentage distribution acrosc the three sectors of the
oconorty, it is clear that ecach of these scctors contributes

\'Tgreatly to the economy of the town and hence the income of
.the people,

Tho wsurvey of the houochold characteristics which

';forms a part of the Zaria study shows 3income per nmonth
~digtribution across the three ssctors from leas than ten

Naira to over threc hundred Najra, Out of a total of 1756

. . hougaheld heads interviewed, 2.45% earned less than ten Naira,
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TADLE 2.3

SEETORAL DISTRIBUTICN OF EEONOHIC ACTIVITY

LB 3%

--."I'.-III-"-“ﬁ------rnn-ﬂ-"-“--“.

]
SECTOR 1 NUMBER 1 PERCENTAGE OF TOTAL

L T R B I R I I I T B A e . T T T

1

PRIIARY \ 10, 500 30,0
]

SECONDARY : 9,600 27,4

TERTIARY : 14,900 42,6
1

e S s S B ew B = B TR W W S R B N O BR R AR e M R R AR R W T e

DOTAL 35,000 100,0

T e R Ee PR S e e EE em e wm e e S wm W Be e B Bw s PR W me e mm we .

SCURCE: Incuptrial Directory of Nigeria.
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per month, 22,27% earned ten to forty nine Naires, 29.84%
'”aarned $ifty to ninety=nine Naira, 21..47% earned a hundred
to one Mundred and forty nine Naira, 6.38% earned one
hundred and fifty to ono hundred and ninety nine Naira,
6,00% amrnad two hundrod to two hundred and ninoty nine
Nedira and 11,508 ecarnod well over tiree hundred Naira o
wonth. Sae Table 2.4, Tha everage income iz W1L0,32 per
raonth. | o

Baecauane of. the importance of the primary sect.or .in
Zexiel's econeny, it is worthwhile going into a little
-Iéatails o the income ohtained by houscholds from this
sector. Quite a few ctudies have mo far been done in
the Horthern States which show the level of incomes of
farming households. The once given here waz conducted in
thrree villages in Zaria ares namely Dan Hahaya, Doka and
Hanwe. Xt is not surprising to note that because thoe people
5till adhere to tihe traditional methods of farming,
productivity iz low and therefore income cobtained from
faraing cannoct he expoectod to be high. The average
horeehold income engaged in Tarming in Dan liehawayi is
}201.00 per annum, in Dola it is M186,82 and in Hanwa it
iz ﬂRZZ.?ﬁ.ai his gives a monthly income of 16,76,

H15.57 and ¥18,586 respectively. The average
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TABLE 2,k

IOUSEIOLD INCOME PER VONTH IN ZARIA URBAN

(SURVEY: JULY - SEPTEZUBER 1787)

e me e

WCONTHLY INCOIE

IN NAIRA

1.

2a

Less than 10,

10 =

B0 =
100 -
150 -
200 -

300 +

e v e .

(W)

kg
29
149
199

299

1
1

ADSOLUTE

FREQUENCY 1

L3
391
52k
377
112
107

202

- oa B s W O Em e BN WE = e

TOTAL

RESPONDENTS 1

""""""""'"""'""""'-l"'"-----l‘--"-"--h-"—-

1975

n

Recpondente

PR s em eR e e R B S e e e e e s e e e e e e em e e e e e

1757

-J--—‘-ﬂ-“ﬂﬂ—ﬂ

% AGE

OF TOTAL
2,45
22,27
29,84
21,47
6,38
6.09
11,50

100,00
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annual income taliing the three villages together ig MN203,52
and the monthly income based on this average is H16.906.

Sce Table 2.5 The figure close te what is expected of the
Zaria wban farmer is that of Hanwa vil .ge which borders
Zaria itgelf., This places him on the second category of
ten to fortynine Naira per month, in table 2.k, This igs
not very encouraging. However, efforts are being made by
the governrent to inereage productivity and income of the

farmors.

25 PER CAPITA INCOMD

In 1972, the per capita income for Zaria urban area
was 196,00 (ninety six Naira)., Based on an annual rise of
6425y the per capita income for Zaria urban would be
#119.80 (one hundred and nineteen Naira and oighty kobo)
in 1976. Sourcet Industrial Directory of Nigeria 1972.

246 EFPLOYVENT. AND HOUSING

The question is to what extent does enployment help to
solve or aggravate housing problem in Zaria? The answer to
this question is two folds It helps to solve and also helps
to aggravete housing problem in Zaria, It helps to solve

the problem in that many employers make serious efforts
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TABLE 2.5

EARNED BY AVERAGE HOUSE!NOLD FARMER

- W ek M T O EE e A B e ae AR R e e S o W R B W

PER ANNUM IN_ZARIA_AREA

NAIE OF
VILLAGE

1« Dan lahawayi 195.12
'

2. Dolia

3. Lanwa

| ¥
! GROSS FARI} NET FARM ! OFF=-FARY, TOTAL 'AVERAGE

[ '

I INCOME |, INCOME ! INCOME , INCOME! INCOME
I ¥ : i ' 3 : N 1 N
! 4 ! k
' 4sp k3 4 LB.6S : 201,081203,52
1
1 I
' 186,75 1 163.36 , 23.46 ' 186,32,
1 1 ]
] [ ]
\ 212,21 1 175.95 ; L, 72 % 222.6?'
1
t

- W W R S B

NOTE ¢

SOURCE :

U U S U
Dan Hahawayi ..i.s 32.19 Kilometres from Zaria,
Dolie iz 40.23 Kilometres from Zaria,

Hanwa borders Zaria.

Samaru Miccellaneous Paper No«.35.



to provide housing for their employees. But very few

of such employers have boen able to provide housing for
all the employces. Ao a regult gome e:: loyees are left
to loo!t for their own housing. Urban employment gources
are themselven centres of sttraction for rural = urbam
migrantos. These nigrants who might be luclty or unluelsy
to get wrban employment, increase the population of Zaria,.
There ig no corresnonding inerecase in housming as a result
gome o7 thege migrants have no housing of theirs to stay.
Sone nmight een up with relations and friends thus
inereasing occupancy ratioc. Laclt of housing to occupy
by the migrants or increage in occupancy ratio are all

houping »nroblems,



CHAPTER 3

Ll

ifE HOUSING MARIET ARPA,

- - wm W e mY B m

3.1 INTRODUCTION

InTRgpECTTen,
Tho Zaris old and waliéd city.e#iated.as a résidonfiai
unit for many hundreds of years before the British arriva1.17
Witiin this confined unit, traditional occcupations developed
émoﬁgaﬁ +ha inhabitents. Even till today, Zaria City has
maintained the traditiornal basis of its industrial structure,
having a large number of weaversy embroidorers, tobacco
curers and tenners, potters, dyers and blaoksmiths.zo Some
onaller »ogidential wnits that had evelved as a regult of
popul ation increace were conglomerates of people of the
gate erafla

The inmposition of enloniel adminatration on the arrival
of the British in tho early 19005 led to the development
and orowth of other urban areas outside the walled City
These uwrban arcan were pgetiled mainly by migrants.17 Agp
of now these wrban arepns ared “

I Sohon = Gari,

fa Tudun Wada,

3. Wuzaoa

L., 'Samaru,tand together with the Zaria City
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thoy form the five main districts that constitute Zaria

urban area, The transformations of these districts into

urban digstricts as they are now are due to comsercial

indugtrial and educational developments, and urbenization.

3e2

UOUSING MARKET AND HOUSING MARIET AREA

-
N e wm e e s B Em e e e e s e R s e AR e e

Abrams has defined the VYhousing marltetlag

"that areas of exchange (be it a section, a City

a region, or a nation) in which rents, prises,

pales activity, housing availability, and other
details of the residential situation are detarmined
and in which comparigong can be made and conclusions
dravn as to conditions and the forces that affect
then « The housing maritet is not a bouraclile

the stoclkt or commedity exchange, in which there is

a long and short side and a quotable bid and aglted.
Functiong of conparison and pubstitution are more
diffioult and less perfect in housing than in other
narizets, pertly beacause the housing market is
conpoged of many small buyers and sellers each
trying to create his own termsj and partly because
the typical buyer enters the marliet only once or
twice in hio life~time, and thus has little knowledge
or experience on which to base his decision',26

He further defined Yhouping=market arca as

Mg geographic area within which dwelling units

are clogely substitutable one for another = that

is, which contain all the units that are lilkely to

be congsidered potential houging accommodations by

the resident population, Since determining what

are acceptable housing alternatives is a subjective
nrocess, the delineation of area bounderies is often
difficult, but the location of the breadwinners job
ugsually receives the greatest weight in the idedtifi=
cation of guch an area, With the maximum acceptable
Journey to worlt setting the outer limits of the family's



poseible residence, other conpiderations such as

ocociy type of tenurey neighbourhood characteriastico

ghopping convenience, availability of suitable

aeducational facilitiec and other amecnities come

into play,. 26 : : -

Wor the pruvnose of thip study the ~“hole of Zaria
urban area ags deoefined and delineated helow will Do talien
as belonging to 2 zingle housing markets This io mainly
because all the parts offer potential housing accommodations

for the resident populationg either in the traditionally

built or modern housing units. The individual choice of

C a particular housing marliet area iz influenced by the

location of place of woriz, There arc also situations of
Foreced acceptance of o particular housing market area
btecause other arcas of choice lack accommodations but do
have the type of houging required in terms of quality and
environnental preference. For exanple an Ahmadu Bello
Univercity ataff who ic cligible for housing in any of the
Univerzity?c built residential gquarters could, because of
lack of acecommodation, be forced to accept living in the
Samaru village hougsing market area when infact he could
havo mralerred the University's gtaff quarterso if there wag
accomicdation, The third type of choice of a market area
in Zaric iz the 'choice by birth,! This ig common among

tihis nativesg who grew up to belong to a particular markaet
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area not by virtue of choice or 'forced acceptance!

put by virtue of 'right of birth.! Situations of forced
acceptance or right of birth to a housing market area do

not necegsarily coifer other consgideratic,s such as cest,
shopning convenience, availability of educational facilities
availability of electricity,water, good housing with good
access and environmental hygiene which are necessary in a
recidential area.

3.3 DELINEATION OF THE HOUSING HMARKET AREA

Abrams, in his definition of the housing market area
given above has pointed out the difficulties in the
delineation of area boundaries. Since the whole of Zaria
urban area has been taliten ag the market area, a review of
previous attempts on methods of delineating urban areas
will De given below with a view to using any of them most
applicable to the Zaria sgituation.

Gras in 1922 advanced the following tests for defining
a metropolitan area?

1. Where the gystemg of transportation be gin to veer off
toward other metropolitan centres.
2e The extent served by the metropolitan press and other

advertising media,.



e The dependence o< the borderline financial institutions
on the centre for clearances and rescrves.

L, Whether it iz the centre from which the retaillers in
g horderline area direct their gupplies.

S« The extent to which the borderline arcas are
indevendent or dependent upon thoe ocentra for many of
the following functliona.

(i) Storago for +hme convenienoce of vonsumer, raetailer,

vhesaler, sanulacturer, shipper;

{i1) Vhether the outlyving procducer narlkets directly
to the local congumer e» through the metropelitan
machinery;

(i3i) VYhether the borderline area is denmendent or
indenondent of the centre <or communicationg by
rail, telenhone etc.

(tv) Where the borderlons area sends its gurplug
oroducts for disposal or gtorage;

(v) Whether a £irnm o industry which boasts its
inlemvendencey ic dependent or independent on the
contre for its guprlies and finances,; and

{vi) Whether the borderline area is too 7ar awvay to

avail itpelf of the central assomblage of museumns,
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theatres, libraries, institutions of learning,
and where it loolks for guidance in fashions,
tastes, and nmunamantn.zz

Reilly, in the late 'twenties and early 'thirties
made an empiral attempt on the definition of a metro-
politan area. He made pome observations in about 132
American towns and came out with his law of retail
gravitation which states that

two citien attract retail trade from any inter=

mediate city or town in the vicinity of the breaking

point approximately in direct proportion to populations
of the two cities and in inverse proportion to the
pquare of the distances from these two cities to the
intermediate town.'"23
The limit is "a point up to which one city exercises the
dominating retail trade influence, and beyond which the
other city dominatea"ZB.

The conguner survey method is another way of
delineating the extent of retail trade influence of a
metropolitan area., This involves interviewing households
on the borderline areas on sanpling basis on where they
go for their shopping and other sorvices.

5till anothor technique is the recording of automobile

licenge plate numbers in motor pariis, market car parks or

shopping centres. These plate numbers are crogse-checked
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with the owners' home addresses in the automobile
licensing o7fice. By thisg the extent of the retail trade
aree o2 that particular metropolitan area could be
estinated,

In teosting the applicability of tuese techniquea to
Zaria, Soha which is hO kilometres from Zaria along Jos =
Zaria road will be use to estimate the extent of influence
of ZJaria on its needs and services. Uging the automobile
license plate numbers technique, it is more lilkely that
poople will go from Soba to Zaria to register their cars
than going to Jos which ig 278 lkkilometers away from Soba,
Tovards Saminalka and at Saminalia itself which is about 80
Ikilometres from Jos still along Jos =~ Zaria axis, Jooc is
more lizely to influence its needs and services than Zaria,
A hypothetical boundary of influonce bhetween Zaria and Jos
could therefore be fired betweon Scba and Saminalta.
Probably gimilar results may be obtain in the congumer
survey technigue and Reilly's retail gravitation method,
¥What is worth noting in these technigues is that the extent
of influence of Zaria in thege circuwnstances is more or
less regional in nature, But the housing marlket area as

contained in thic present sgtudy does not reflect a regional



scope. Therefore, the automobile registration technique,
the consumer survey and Reilly's law of retail gravitation
do not apply here.

Because of Zaria's low level of -cchnology and
econonic development numbers 2 = 5 of Gras! tests for
defining a metropolitan area can hardly be applied.

Nunber one case is most applicable but with some modifi=
cations to suit the local condition, For this purpose 1
chall use "the extent ol services of the local trangporte
ation rysten, As I had earlier noted, the intra urban
transportation gervices either by taxis or buges but mostly
by taxis are frequent and well organised, Sabon Gari
central motor parls serves as the starting point from where
taxis and buses take off to Wusasa, Zaria City, Tudun Vada,
Kongoy Cikaji, Samaru and Bomo. This transportation system
is very much localised and the taxis and buses serve
strictly only these areas which are parts and parcels of
the five main districts of Zaria urban, I am therefore,
uzsing the extent of this local trangsportation services to
delineate my housing market area.

On the bapis of this delineation, the five districts
were further subdivided and classified inte ten location
zones as shown in Table 3.1 for the reppose of convenience

of survay.



TABLE 3.1

HGCATION ZDHES FORIMING THE HOUSING MARIET AREA

LOCAEIEN_ZQNE NUMBER COHPONENT SUI-DIVISIONS

City Central
City East
City West
City North

Wusasa

)

Tultur Tuloar
Plantation

Hanwva

College

Hogpital
Institute

Tudun Wada South
Tudun Wada North
River

Tudun Jultun

Army

i

Business

-_ S S e R Es S S W S SR PR B E S B R =R R B B B B W B Bm R me e e e -l

M,D.85
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LOCATION ZONES NUMBER COMPONENT_SEB:D!VESEOﬂS_

----ﬂ-ﬂ--"--r-ﬂ---

5 Contd. Railway
Sabo Gari
Independeice
Cikaji

Gs Ry A,
Industry
Airport
Palladan
Aviation
University
Federal
Samaru

10 I.A.R,

Bomo

l-——-———-——--—------

. e e e R e e e B e e s me s e e e e ww wm e W e

Grouped inte the five districts which malke up the
Zaria wban arca we have Zaria City made up of Zone 1,
Wusasa umade up of Zone 2, Tudun Wada made up of Zones
3 and Lk, Sabon Gari made up of Zones 54 6 and 7, and Samaru
made up of Zones 8, 9 and 10. See table 3.2. This gives

a total area of 3052,95 hectares.
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TABLE 3.2

SARIA DIST§I§T§ WHICH EOEH_TEE HOUSING

IIARKET AREA,

- . e . = -

--ﬂ-n-----rﬂ“-------------

DISTRICT ! COMPONENT ZONES
—-—----_.._:----_.._..-..------
ZARIA CITY ' 1
WUSASA : a
TUDUN WADA : 3 and L
SABON GARI : 5, 6 anad 7
SAMARU : 8y 9 and 10

PR i I OGP S USSP NS S e A PO
For the purposes of descriptions and of comparisons,

references will be made to the above five districts as

they presently constitute the Zaria urban area and are

delineated by the built up areas. BSee figre 3.1



HAPT 4

DEMOGRAPHIC TRENDS, EXISTING HOUSING AND
ENVIRONMENTAL CHARACTERISTICS._

4.1 INIRODUCTION.

In this chapter and chapter 5 housing demand
and housing need shall be used but not inter-
changeably. Reference will be made to housing
demand strictly on t'economic terms' of it, reflecting
the housing market created by the households ability
to pay. The demand for housing in this respect would
be based on economic as well as preference factors.
Housing need will be used as a 'social term' denoting
location of residents of an area in shelter with
minimum facilities and utilities. Preference factors
included in housing demand may not necessarily be
included in housing need.

These two chapters are set out to examine
demographic trend, population growth as a factor in
housing, existing housing characteristics and

household characteristics. Since effective demand

of housing is not expected in Zaria, these qualifying
housing demand characteristics would form the basis of

latent demand for housing or what I would prefer to

call secondary need. Housing 'demand!
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wlll be loolted into in the context of primary and secondary

needg, nrimary denoting housing just as a shelter with
mininun facilities and utilities and secondary reflecting
latent denand.

Latent demand is a demadd which is in existence within
the consumer but is not developeds It is a hidden demand
because even if the consuner haz the qualifying indicatorc
of an affective demand this effective demand ic not
exprecggable in terms of personal choice and prefernece
which are the liey variables of effective demand for a
particular housing in an open marltetes There is no open
housing marlet and therefore the consumer who has the
ability by virtue of his income to PWChe#® or rent a
particular hougsing in the marlzet cannot exercige this
desira, Latent demand can only be developed into an
effective demand when thero iz an open marliet with adequate
and organised supply mechanismns. 4#As of now there is no
adecuata and organised supply mechanisms of housing in
Zaria and tho demand could only be termed as being latent.

The qualifier of a primary housing need is 'ghelter?,
Housing just as shelter may or may not include minioum

facilties and utilities although theme are recommended
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For exannle in Zrria 22.87% of the households are without
electtlcity., Although the use of electricity might be
rccommanded in an urban area such as Zaria, electricity
is not a neceagsity for housing as a shelter.

Secondary housing need takes into congideration other
factora, The qualifiers of a secondary houging need are
location and access to place of worlk, community facilities
and enploymont centres; cogt; type of tenurej type of
ocoupancy and the general environment characteristics.
Thesoe indicators eare regarded ag secondary because they
add a 1ittle more to the bazgie need of housing as a shelter,

b2 DEHOGRAPHIE TTTADS

In reviewing the demographic trends in Zaria urban
areea, tho diffienltice of having an accurate national
porilation ernsus figure eannot be divorced from the
diffic1tics of having an accurate population census
figuwro for an uvrben area such ags Zariae This is because
use could only be nads of available statistics which are
obtninable st nalional level, So far in Nigeria, the less
dispu’~ble census figwres are those of 1952 and 1963,

Popalotion estinates and forecasts based on these two
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cengug years are by no means very accurate, but in the
absenoce ol any other sources of data, these will be used.
Another problems would arise from the fact that population
growth resulting fror migration is not recorded and therefore
estinates and forecasts on thip very important aspect of
population growth cannot be very reliable. However,
available gtatisticc have been used to obtain fairly
acceptable figures '3? egtimates and forecasts for our
purnose here.

The population census figure for Xaduna state in
1931 wag 1,3586,000; that for 1952 was 2,2080,000; in 1963
it was 4,093,000 and that of 1973 which was later cancelled
was 6,790,000, The total arem of lladuna State is 70209.72
square tilometrecs. Thene figures give population densities
of 19.3%, 32.59y 58,37 and 97.71 persons per square zilometre
regpectively for the four years. See table L.,1 and figure
Le1i., As gseen in the figure, there is a steep rise of
population density between 1952 and 1963 and a very steep
rise between 1963 and 1973. This steep rise in the density
curva might De explained by peopulation upheaval caused by
ranid migration and increasing natural growthe A steady
population growth would reflect a steady rise in population

denmity represented by the dotted streight line in the same

graph,
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TABLE L.1
PORULATION CZNSUS FIGURES FOR KANDNA STATE 1931 - 197)

-------r-—-ﬁ--“—---“--‘--“_‘--

H
CENSUS YEAR 1 1931 1. 1952 i 1963 1 1973
POPULATION ' 1,358,000 '2,288,000 '4,098,000" 6,790,000
) ] 1 ] [l
PERSONS /AT

19036 | 3259 | 58,37 1 96.71
I ]

W e ms ew e e ew o wa se o mm e s e e e o s e e W o m m w m oW =

SOURCE:t Nigeria Population Census Report, 1973

TABLE 4.2

URBAH J\.ND RURAL DISTRIBUTION OF POPULATION BY

DIVISION (1963_CENSUS)_IN KADUNA_STATE.

DIVISION URBAN 1 RURAL ' TOTAL
000 ! 000 . 000
’ 1 1
KATSINA : 16243 ¢ 2382,6 . 2544.9
1 |
ZARIA ' 166.1 ¢ 621.8 . 787.9
]
JEMATA ' 9.0 . 121.6 : 13046
1
KADUNA 1 149.9 : - " 14949
1

SQURCE: Nigeria Population Census Report, 1963
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Having had a general view of the population of

faduna State over the years from 1931 to 1973, it is
imnortant to consider how these nonulation figures are
distribhuted between urban end rural arec - of the State.
Figu~es are only available for 1963 population census ycar
end these are used here. The trend as recorded for this
year must have long changed since after the creation of
Statos in 1967 which led to a moeh more rapid rural -
urban nigration. Caution must therefore be exercised in
the application of these figures eventhough these are the
only aveilable statisticse Of greater interest here is the
numbex» o7 people in the urban areas of the four divisions
of !“eduna State, The data shows that there are more people
in the wban arca of Zaria division than any other division
of the gtate. This ig particularly interesting and important
vhen econpidering the roles Zaria plays as an educational,
adninstrative, commercial and industrial centre in the
State. Therefore, its having the largest number of urban
dwellerc is moot expected. See table L2, figure L.2.
With this large number of urban dwellers it is expected
hat Zaria would experience the highest degree of urban

problems such as housing when compared with other divisions.
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B Basﬁd on the populationﬁcenaus figure of 166,170
for Zarla urban area and an anhhual growth rate of 5.5%
the ectimated population figres for Zaria ara 284,980
in 1975, 363349 in 1961 ana 4Lk1,719 in 1986. The total
area of Zaria urban is 3052495 hectares. The population
dengities are 5L.i persons per hoctars in 1963. 93.3 in
1976, 119.0 in 1981 and 1kk,7 in 1986, Figures 4,3 and
balia

A pignificant aspect of Zaria demographic trend is the

rise in population of the Almadu Bello University. The
University was founded in October 1962 with an initial
student population of 425. This figure has risen to
8,500 in 197L/75 session. See table L.5. The ptaff
population for the same segsion were 7,917 junior and
intermodiate staff and 1,760 se;ior staff, TFor this same
acadenic gession the total population of students and gtaff
in the ﬁniversity was 184,177. Thig shows that out of the
estinated population of 84,000 outside the Zaria City in
1975 13,177 was contributed by the University and thias
represented 21.64%. For thigs zame year, primary schools
population stood at 14,880 and that of post primary schools

was 5,000 giving a total of 19,8580, See table Lk,
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TABLE 4,3

EREVARL JND. CRCONPARY SUEngLs DRI 0.

ﬂ-ﬂ—ﬁ“---h-m----—-ﬂn—---'---ﬂ--

i 1
YEAR ¢ 1973/7k I 1974/75 1 ROW TOTAL
g ] 1
PRIVARY SCHOOLS | 11,253 ' 14,830 ¢ 26,133
1 1
SECONDARY SCHOOLS' 14,202 . 5,000 9,202
: (] 1
CCLUIM TOTAL 1 15,455 - 19,680 35,335
H ' '

T B B e B e SR e ST ww W R AW R R SR s SR G R e R R e S e e

SOURCE: ZARIA LOCAL EDUCATION AUTHORITY
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TABLE L L

ARMADU DELLO UNIVE’%SITY TOZTAL SUROLMENT 3Y

" R e B4 W M A S S

1ZAR AND STATES I‘Rgi'i 196§ _1;‘0_1272

dmp i B bm pm A B R - S wmi Em S G b A B W W AR M R e M o W o W

'
acapEMic} NomrrTrERN ' scummry ' wow TOTAL %
: ENROLMENY INCREASE
[ §

STATES NIGERIANS

——————————————— - o M e e e

ka5 I -

H I |

: ' I ) .
63/64 + 273 . 286  , = | 559 3153
6L/55 : 400 : 319 : - : 719 ' 28.62
65/66 , 556 : 400 : - : 956 : 32496
66/67 | 643 - B 1,036 ' 8. 37
67/68 : 984 : 645 : - :1,629 : 57¢2k
68/69 : 1,284 ¢ 483 ¢ 38 11,745 : 7412
69/70 1 1,636 : 669 : 56 :2,361 : 35,30
70/71 : 2,021 : 763 : 55 :3,844 1 20,L6
70/72 | 24949 ' 82k Lo 13,850 35037
72/73 | 3,961 t7es 163 4,830 } 25445
73/ . \ | 155052 L 160
7%/75 : : 13,500 | 68425

' 1

SOURCEI Internal Reoords, Of{fice of the Regisgtrar

- Ahmadu Bello University, Zaria.
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The 1975 figures for primary schools shows an increase of
32.23% over 1974 figure, while that of secondary schools
shows 18,99% inerease over th same two years, That of the
Ahmadu Bello University shows an increa.i> of 68,25% over
the paie two years and an average increase of 27.33% from
1962 to 1975. The growth of student populaticn in these
educational institutions is accompanied by a proportional
growth of member of stalf of these ingtitutions eventhough
ptatisties are laclking to confirm this.

Population increase and subsequent household formationg
form an essential part of housing marlket analycis.
Population growth of an areca increases the population of
progpective emnloyees, labour force, employment potential
and houaing needse Therefore population growth and
employment votential are esgential aspect of a housing
maritet analysis. DBut whether there are employment sources
to absorb the increase in population or not, the effect of
thip inorease is greatly felt in the need for housing, Zaria
lie many other towng in the Country, does not have a
programme to provide housing in advance for the increases

in population cauged by migration and natural growth,
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Infaot, housing are provided in arrears of the population

growth as a result there are not enough numbor of housing

to meat the needs of the present population,

be3 EXIgTINE HOUSING CHAR&CEEEISTICE.

'Four houéing unit types exist in Zaria urban area,

Those aret- S S8

(1)

(11)

(1115

(1v)

Datached: 1ig a single dwelling unit. Normally
it i3 built for & single family or housechold and
is often called a single =~ family houge, See
Plato 4.1 |

Semi = detacﬂﬁg: iz two units attached side by

side by a common wall, It is normally built for

two families or households and is often called

& two - family housa. Seec Plated2,

Row® dis three or nore units attached side by
glde in a rowe It could talke ag many number of
families or housoholds as there are units,

See Plate4d3.

Compound: is an cnclosure containing a house or
houses or hutgs as well ag outbulldingzs. In many
cases it encleoses a comion coutyard vhich gives

it its unique physical outlaye ©Seec Plate 44



PLATE Ii‘c 1

DETACHED IOUSE

PLATE Il'. 2

SEMI -~ DETACHED HOUSE




PLATE 4.3

ROW HOUSE,

PLATE L,4

COMPOUND HOUSE
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Out of a total of 21680 housing units surveyed,
13840 or 63.9% were compounds, 3450 or 15.5% were detached,
3270 or 15.1% were semimdotached and 1200 or 5.,6% were
row houses., The high percentage of compound type of
housing is expected in a place like Zaria which has basically
a traditional setting, the compound being the traditional
smallegt residential unit of the African society. See
figure 4.5

Traditionally, the compound has a social implication,
housing members of a common ancesgtiral origine While still
retaining ite phycicnl forn, Its social character appears
to be diminishing from the traditional areas (e.g. Zaria City)
towards the new more densely populated arcas (eege Samaru].24
In these densely populated areas, the compounds per form
more of economic function than social,; houging as many
fanilios or houscholds as are willing to stay and accept
each othor, In the Samaru area detached and sgemi-detached
housing are more common especially in the newly built
residential sreasg. Detachad houging units dominate

Government Residential Area and semi=-detached dominate the

nev ilanwa houging estate,
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From thege obaervatipno, it could be caid that in
Zaria urban areas= - 1
1. The nunber of compound h;uaing ﬁnits decreases
~ wilth distanca from the traditional core.
D .rThe compound type of housing iz loging its
traditional popularity in the modern built
ﬂresidenti&l arcas C.ge In Government Residential
Area and Ahmadu Bello Universnity residential quarters.

he3ut PHYSICAL CONDITIONS

- ww gm Em - o

-6;3 of the initial attractions tc & particular
housing unit is its physical oondition. The physical
gondition is not only the aesthetic aspect of the housing
but mainly the structure with which the house had been
built, the condition of wmaintenance of the house, condition
of lighting and ventilation, and age of the housge,

The ages of the housing unites involved in the survey
showed intercsting revealations, 65.96% of the housing
unita are less than five yearc to twenty years old, Thig
cortagsponds to the period of establishment and housing
dovelopment in Ahmadu Belle University (1962 « 1976) and
many other public instituions and private establizhments

after Nigorials independence in 1960 and creation of States



in 1967. The renmaining 34.04% housing unito are between
twenty one and over fifty years of age. Out of those,
10.03% are over fifty years of ages These are likely to
belong to the traditional core of the Z-ria urban area.
The low percontage of housmes within the 31 = 50 years
range o2 age (6.82%) corresponds to the years 1926 = 1945
the periods of recovery of the first world war and when
the seoond world war was fought, These periods ghowed a
genaral world recession and this might have had an effect
on housging development in Zaria., The high percentage of
housing units of ages between 21 and 30 years fall within
the neriod 1946 « 1955 when the second world war ended and
Nigeria was getting herself prepared for independences.
The pexriod 1956 = 1965 in which houses of ages 11 =20
years was a period of high housing development in Zaria.
Table L.5, figure L.G.

Of the housing units involved in the survey 51.47%
were built of the traditional local building materials.
25.29% of these had iron sheet roof. See table 4,6, This
goes to support earlier calls in the Country for the
development of the local building materials available all
over the Country., This if done, will go a long way to

solving our housing problems.
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TABLE k.5

AGE OF HOUSING UNITS SURVEYER,

e M % M ew P Wy B A W A W

-ht-n-n-ﬂ--u-ﬂ-—-—ﬂh-—-1—u—-ﬂ-ﬂ

M B SR W W B g B By Em me W B R P we Ay B By R B o W oy W e B W

AGE OF IOUSE I ADSOLUTE FREQUENCY ) % OFF TOTAL
1+ Lizgg than 5 years: Log ] 15409
'
% 6 ~ 10 years ¢ 329 ' 15436
«
]
3s 11 ~ 20 years ! 675 N 31.51
1
L, 31 - 30 vears t 351 : 16439
s
5+ 31 = 50 yoarsns ’ 186 ' 6.82
]
t
64 Above 50 yoars 232 ' 10,83
. ¥ !
_u--o-lr..--.u——-—l--nn—u—n—un:unnuuﬂ-
TOTAL, '_: 24142 1 100.00
 §



:TABLE L.6

STRUCTURE OF HOUSIIIG_UNITS SURYEYED, ( Plates 45 - 4-3)

“ﬂﬂ—ﬂu---ﬂ—ur-—-n-—-nﬁ---h---

1
HOUSE STRUCTURE 5 ABSOLUTE FREQUENCY, % OF TOTAL

-uﬂ-ﬂ-“hm---L-------—--—-h-ﬂ-

1. imdwall thatch roof : 246 : 10497
2. Hudkrall mad roof : . 34;..1” : 15,21
3o ludwall iron shoet ro:of 567 : 25429
L, Coinent walls iron/ '
absestos rool ! 1,080 ! h8.17
5. Others | : | : 0,36
]

. '

TOTAL o 0, 2h2 , 100.00

e My B W G bt mk EREF oy BV e BN A M W AR B e AR R oy M gy M B e R e



PLATE 4.5

IUDWALL/THATCH ROOF HOUSE

PLATE L,6

MUDWALL/17UD ROOF HOUSE
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MUDWALL/IRON SHEET ROOF HOUSE

CEHENT WALL/IRON SHEET OR ASBESTOS ROOF HOUSE




The ecconditions of naintenance of mest of the houzing
* wnits were average and above average. This is probably

bevauge the survey waz carried out ig vrobhbly because the

Burvey ves bﬁrrieé_out dwring the rainy scason when houging
units nect esnecially the thetched ones have to be well

lept to withstand the storms, Only 7.8% of the housing
units were coggidered to need major repairs and 1% for
demolotion, Table L,7 figure L.7 Wheat is most comnmon
especially among the thateched ftraditional housing units is
poor ventiiation and lighting. Most of these traditional
housing units lacl: adequate numbar of doors and windows

fost of the hutg with}n the compooundg_have just o gsingle
door opening into ea;hhof-them and n&uﬁindows at all. Thege
couplaed with the crowding of compounds togoather nost
eapacially in Zaria City malza cross ventialation almost
innogsible, Table 4.8 figqure %5 show the conditions of
lighting and ventilation in the houaging units swveyed.

Lo3e? éVAILABILITY CF SERVICES AMD UTILIVIES,

pe Whore services and utilities were available they were
moptly shared by all the residents of that particular housing
unita, This ghould be encouraged bacause eecnomically it ig

less cogtly than if the sane sorvicesg and utilities were to
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1

COIDITION OF MAINTENALIICE y NUMBER) LIFE SPAN1

Plate 4,0,
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TOTAL 421680 , Av=35"

1
1
Very Good t 759 1 70 years
| ] ¥
Good (no repeirs needed) 17234 160 M
1 t
Fair (ifiinor repairs needed)y 11729 5 30 "
1 [
Bad (linor to major repairsg, '
' !
Needed) NEL LT B
Vary Bad (Major repairs : :
Neaded) ! ghy ¥V 5 m
t !
Dilapidated (£it for ¥ 1
1 1
denolition) 1 247 1 O M
i [
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1 1
1
1

35
3346
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PLATE 4,90

DELAPIDATED HOUSZ

PLATE L,10

REFUSE DUMPING ON STREET




TABLE 4,8
|

o

CONDITION EF_LEGETIHE I_XNE !‘EEITEL&T_‘I_OE OoF

' HOUSING UNITS SURVEYED,

s

A o pE Er S W Ny fm BN W W S B W s o B B A e B W W W W e R W

CONDITION OF LIGHTING AND : ABSOLUTE : ¢ or
VENTILATION v FREQUENCY , TOTAL
B F I
1. Well ventilated and lighted: 437 : 19,49
2. Reaagonably ventilated and : _:
lighted ' | :: 1240 L 5503
3. Badly ventilated aﬁd l1ighted .. L5t I 20,70
ke ﬂo vent:_llat:l.on and light at : :
Can _ : 101 : k450
!

TOTAL : 8242 ' 400,00

'ﬁ L

-l v e W ey B W S G o e e S s e W o o e D N T S AR A A
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be provided for the same number of people for use
exclusively. Exclusive uges of services and utilities
are cormon in Government Residential Areca, governnegt
and quasi=government staff residential  arters,
edupational inztitution staff quarters and high income
rental housing units. Table 449

Pipe borne water is the main source of water supply
Over hal? of the housecholds interviewed had piped water
Some hed their water from surface well, gome had their
wator fron streams and otill sone had their water from
other gourcese The houscholds who had their water supply
frou other soureces are mainly those who buy water fron
the fwmasu mova' that ip water hawlkers and could not tell
the osourcec.

Pit latrine is the mogt popular among the people
Over 7 of the houscholds interviewed had pit letrine,
less than % hed woter closet, some had bucket latrine and
the rest had nothing. Figure 4,9, The high proportions
of pit latrines and lhougecholds having their water supply
from surface well raise much doubts as to the quality of
water Irom this gource most especially as majority of these

walls are shallows The basement roclk which had undergone
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TABLE L,9

AVAILABILITY AND USE OF SERVICES AND UTILITIES

EH THE HQUSING UNITS SURVEXED.

B e eE et e bm G R Em P R e B mm B PR R W BN MR R RS SR e e e e

|}
LIRVISES AND ' TYPE OF USE ; ADSOLUTE ; TOTAL , % OF
UDILITIRS 1 ) ¢ FREQUENCY , ¢ TOTAL
R . BT e T
B 1 1
VATIR SUFFLY 1d “xclusive , 510 a22k2 22,75
24 Sharad , 1595 P 71,1
3¢ Cormmunal Th 1 3.30
La Not available 63 1 2.81

e mn Em e e e —u-u-u-——J-—-—- - e e e

NATHROIM 1a Exclusive , 60 1742, 344
o 2w Shared 1635 93.86
Je Communal ! 10 0457

Mot availabla 37 212

—ihp---ﬂﬂﬂ--ﬂ--ﬂ - ay S = -~

-
L]

=i1 1q Exclugive ! 565 2242 25,20
% Shared I 1645 7337
34 Comunal ! 9 0,40
41 Not avnilabl? 23 1.03

Sratds o page 80
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TABLE L,2{(Contd,)}

S S o S W B B s vl B G BN e B SR M M W B T W WR EE § MR fm A B w A e W W e

I H H
SERVICES AND TYPE OF USE i ADSOLUTE ' TORAL , % OF
UTILITIES

; FREQUENCY! ; TOTAL

. . _‘} 3
“ -t 1
§EEEE§£ 1. Exclucive t 87 g7ho !} 199
2., Shared ' 4603 ) 92,02
3. Connunal ' 6 ! 0.34
I, Mot available ! LG 1 ubL

R W Ee v N N - e e B EE N W M W g A B e

TLUECTRICLIT” 1. EBxclugive 280 1966 15,272
AR-mEAEEV TR 61.?6
3o Corriunal 3 Ga15
e Hot avallable 470 23.87
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differential weathering crcatecs interctices in which
surfaca and sgewage water could accunulate, Wellg punic

inte thig level will tap this accunulated sewage water,

InZacty none of the wells was deep encugh to Get inte
ﬁndarground water lovel,

Mirewood iz the mnain source of cooliing fuel. 2hia
iz followed by lterosine, gas then electricity. In teras
of the porcentages o7 the househelds interviewed these
give 059.46% for firewood, 22.,01% Tor kerosino, 7.19% for
gas and 1.34% for electricity. Water and electricity bills
range “rox less than one Naira to above ten Naira per
rionth, Households who ghare these services pay less bill
than those who uge thom exclusively.

Lol _EEVERENEEET&L"HXGEEEE:

The general sanitation condition was guite poor.
Healthy environnmental conditions werc found in the
residential quarters such as Government Residentinl Area,
publiec and gemi public residential quarters and the few
private cotablishuents staff quarters. Sanaru, Sabon Gari,
Pudun Wada and City ghowed deplorable conditionse. Gutters
were open and water logged, Cabbage, old furniture, cans,

botilea, papers etc. were thrown carelessly on the streets.

(See Plated 4,10 and L,11.)



PLATE 4011

OPEN WATER-LOGGED GUTTER

PLATE L.12

HOUSE WALL PROJECTED INTO THE STREET
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Conipound walls projected into the streets maliing
accessibility difficult. In Samaru for example compound
wallp projectionsz into the streets have brolien down the

grid pattern of the streets. The stree'. were not maintained
as & repult water logged pot holes abound, Houses in the
traditional areaps show overcrowding. BSee Flates

{{‘-'12' &'Qij and z&tl‘l)
k.5 ETELIZATEOH O SPACES,

he presence of frontage, verandah and courtyard
are wvery inportant in a traditional housing, House frontages
are mainly used for children play, drying things and
display of articlen for sale. Courtyardc are used for
coo'iingy children's play and leisure., Varandah is mainly
used for laigure, and the gitting room for eating. The
ikitohens are less used for cooling than the courtyard most
esnacielly in the cominound type of housing., Open space
coolzing igs mogt common in Sabon Gari. The women connplained
of the small Iitchens provided for coolting being too snall
to acoomiodate all tho tenants who want to coolt at the
same tine and as a rasulty thoy resort to using open courts-
yards for coolzinge This should be discouraged for health
reasons - fear of contamination by air borne gernsg which

are blown freely around by the dusty windas.
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HOUSEHOLD CHARACTERISTICS AND SUB-MARKET NEEDS.
5.1 HOUSEHOLD CHARACTERISTICS.

The population previously discussed was that of
the whole of Zaria uxrban area. For the purpose of
:a&efailed analysis it is necessary to break down this
population into the various districts. The breakdown
as in Table 5.1 is based on the 1973 population census
figure and this is projected to 1976. Projection is
based on 5,5% annual increase. These projected
figures assume a steady growth of natural increase
\and migration all through the years.

The household type distribution by sub areas shows
that there are as many family households in the City
as in Tudun Wada. This is so because the compcund
housing type in these areas still maintain its
traditional social function of accommodating people
of the same ancestor, Sabon Gari has the highest
percentage of family and mixed family households.
There are as many extended family households in the
City as in Sabon Gari. Sabon Gari also has the
highest numbexr of unattached persons followed by

Tudun Wada and Samaru in that order. See Table 5.2
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TADLE 5.1

ZSTIVATED PDPULATIOI’ 07 URBAN DISTRICTS OF ZnRI&\

- s A A am W A A - e e Ee e

BASZED Olf_1963 CENSUS_AND_5, 5%

dn

- W o e W = W = e

i’;NNU.hL GROVTH RATE

- W v ke e e S W R M S S A e e s e e M S e e W = -

- e e e s wm e

1. CITY

2, TUIDUIl WADA

3. SABON GARI

Le SAVARD

Be WUSASA
POTAL

SCURCE:

FIGURES,

: 1963 ESTIMATED

‘ -——

" CENSUS™ T 1970

' 1

" 3%,872 1 59,805
'

: 55,088 , 61,381
1

' LCy908 | 83,877

4

' 19,540 1 33,513

]

' 7,761 ' 23,LOL

. 1

o

" 1

. 166,170 1 284,980

)

T 1961 1986

| A L L

: 76.251: 92,607
: 10?,566: 1034790
: 106,943: 130,007
: 42,729: 51494°
]

29,040" 36,277
|} 1

' '
1 363,349 4h1,71¢
! 1

-"-h---lﬂﬂﬂ--“--ﬂ--”-—

Based on Nigeria Census Raport 1963



HOUSZHOLD IYPE DISTRISUTION BY SUB- _ _ _ AREAs
e G e g e e e W W e e e e e e e
SUB I HOUSKOLD TYPE ' Row
AREA : TR I i S
, FAMILY + VIXED 1 EXTENDED ! UNATTACHED TOTAL
1 $ FAMILY 1 PERSONS

--—----—--—|--——npm--nq--—--|—--

¢ '

e SR e R R e wE e e Em e Wm e Sa e e B B e e

1 1 ]
CIoY : 281 , 69 ' 25 y 18 393
1 i ] [ ]
113.95% | 3.43% | 1.2k | 0.89 | 19.51
Ll - - - - ﬁ'ﬂ - A - - - - - - — - Lol - - — - - - - — - - — —
1 1 ] 1
WUSASA : 21 ‘ 3 ‘ 1 i 1 ' 26
1 ] L} ]
I 4,0L% |, Qu15% 4 0,056 § 0,05% , 1.29%
TUDUN WADA : 262 1 69 ' 10 Y I 366
1 1 1 ]
Y13.01% 1 3.43% 1t 0,50% 1 1.39% 1 18,33%
--———u:l-c-n--‘--—-ﬂu-un-r-—nwﬁ-—-
ABON GARI |, 642 ' 239 ' 25 ' 88 ' g9%
] | 1 I
1
(31,885 ¥ 212,87% vV 1.24% YV L LOY% ' L9, 39%
SAMARU v 120 : 90 : A : 21 : 235
'
1 5¢96% _; b o b7% : 0. 20% ;_ 1.04% : 11.67%
H-—Hh-l-n-- - e A s e e e A - e W e e N = W
t 1 ! |
COLUI 1 1326 . 467 65 y 156 ) 2014
1 1
H
TOTAL 65459 23 1 3.2 : 7.7%  , 100%
1 t i

- em = -



WUSASA

1 FAMILY

2 MIXED
3 EXTENDED FAMILY
L UNATTACHED PERSONS

FIGS1 HOUSEHOLD TYPES

SABON GARIJ

0 500 1000 1500
[ S E— ]



- 86 =

A compon phonﬁnenéﬁ aﬁong the African society is a
high degree of tolerance and acceptance among the people
In Zaria as high as seven households zhare the same
welling unit. Of the highegt fraquenc - of occurence io
fouyr houneliolds in the same houging units. The low percantagz”
of ocourence of two to seven households sharing the zame
housing unit in Samaru and the high percentage of one houno-
hold in a unit night indicate a tondencey for a high
geparatiosn that is each household wanting to stay alone,
in SBanaru arcn. The Civil Aviation Ceontre, the Ahnadu Bello
University and the Federal Leather Inastituta all have
reoidential quarters which ore mostly built for single
Taally householdoas Many of tﬁé privately built rental
houging units in Samaru are single family detached units.
The exiatonce of these residential areas occupied by high
insone workers account for the high separation, and low
nuctbor of households sharing the sare houging unity
Income oould be used as an indicator of high separation
but in Samaru alone because if the whole Zaria is considercH.
the high incowe indigenecous business nen who occupy the Cii—

do not attach so much importance to high separation,
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Here in the City upto three households sharing the same
houging unit have the igheat frequency of occurence.
Another possible indicator of high peparation in Samaru
might be educatlion. This could be argt *d on the basis
that otill considering the already mentioned residential
areas as exanples, the highly educated elites occupy
these residential areas, Income and education. could
therefore be considered as indicators of high separation.
The gingle family type of housing allocation practised in
mogt residential quarters also enhances high geparation.
The traditional Hausa compounds apnear conpact viewed
from outside but quite roomy and spaceous within, Livable
roomg nunber up to seven in some of the conpoundse 71.7%
o? the total housing units spurveyed have one to three
livable roonse.e The remaining 28.3% have between four and
seven livable rooms. The following occupancy ratios have
been established for the vearious areas = City 1.5, Tudun
Wada 3.6, Sabon Gari 4.1 and Samaru Le3, This gives an
average occupancy ratio of 3,5 for Zaria.nk
A correlation between houping unit type and household
type phows that there are more family houscholds oceupying

detached houding units than any other type of household,
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Fatily hougeholds also occupy the highest numbers of

penl datached units, row and conpound units. From this,
end congidering other aspectc of table 5.4, it could be
seid that fanily hougcholds doninate all the housing types
in Zeria urban,; the extended family households are evenly
distributed anong the different types of housing units and
there are nore unattached households in compounds than

any other tynes of houging units,.

There are on the average, throe households to a houding
unit and also three livable roons on the average to a
housing unit,

5.1 (i) HOUSEHOLDS AND_HOUSEHOLD_FORVATIONS.

The household has been identified as the bagic congumer
of houpings In estinating the current and projecting the
Zuture houging needs of a population, it becomes necessary
to interprete the population figures in terins of houascholds
nusbers. The population hap been earlier calculated to 1976,
Uging this value aus the base year population figure, the
present and future number ©f household formations are given
page 91 table 5.5 from the table a total of 12145 now housew

helds will be formed in 1931 and botween 1981 and 19036,

121%LL nore new households will be forned.



90 =

TABLE 5.4

ZiOUSEI‘J G UNI T_TYPE

OCCUPIED BY HOUSEHOLD TYPE_

S e s M e W s M W A W R e W W W = W e - ﬂﬂ-ﬁﬂr---

- e R e - . .

HOUSEIIOLD l': DETACHED

TYPE

e B e A A S S e e e

1. SINGLE
FAIZZLY

2 ITIXED

| ]
1
1
1
1
R SO (e
]
t
]
1
I

- e el e e

3. EXTaioer

FAIILY !V 6
]
T 0.3%
1
L
|
ATTACHED
PZRSONS , 20
1
" 1.0%
1
COLUIT! 3 319
§
TOTAL | 16,k
]

e R e e e ew S me e e

- -

L

-

HOUSING UNIT TYPE ' ROW
SEMI : 1 COMPOUND X TOTAL
DETACHED ; ROW i .

H 1 !
179 1 g2 ¥ 808 ' 4077
] ] ]

942% VooLo2h L1,5% 1 65.6%
L Y T I I I
] ] H
79 ! 21 267 v 52
i B i
!tc 1% f 1' 1‘:‘:’ 1 131 Tf“{' f 230 2%
1 | 1
1 1 1
5 '3 b ' 63
i ] ]

O. 3‘;{’ ! O« 2% 1 2.5‘}5 ' 302‘
|} ] ]

! ] I
b ] ]

1 t ]

21 g 6 107 , 15k

cl ’ ¢ =/ ' /

1.1 1 0.3% 1 5- W r L 70

o8L : 112 : 1231 @ 1946
]
14,6% ' 5.8%! 63.3% ¢ 100%
]
|
- |

- e W = am o = - -



TABLE 5.5
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1976=86 = 24290
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Between 1976 and 1986 a total of 24290 new households
will bo formed, Tids means that in 1981, 12146 gingle
housing units will be required to accommodate the newly
formed households, 12144 gingle units v 11 be required in
19566 and a total of 24290 gingle units will be regquired
for all the households that will be forned between 1976
and 1986,

The calculation assunes two conptant faotors -
concstant population growth rate of 5.5% per annum, that
is natwral growth and inenigration congidered togethey
and a oongtant fanily sime for each sub area. Whereas it
night be correct to asgume a steady growth rate of 5.5%
for other pub arcas of Zaria, it might not be very correct
to use the game percentage growth rate for the City where
natural, growth iz far mare noticeable than in=-nigration,
Infacty one would not be too wrong teo say that there is
zero in-nigration into the City. Instead the younger
generations are moving out of the City.

The inter sub arez mobility of the households is not
lizely to affect the projections given above., There seens
te be gsome degree of gtability as regards the degree of

change of residence by the housgeholds, Of the total number
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of households interviewed 53.7% have changed their
residences only once, 29.5% have changed twice, 11.6%
have changecd thrice, 2,6% have changed four times, 1.9%
have changed five times and 0,6% have changed six timose.
Harried couples change residence most « Such residence
changes were from bad to better or small to larger housing
units within the same resgidential area and did not involve
very much of change of areas. Households from secondary
Sghool level of education to no education at all have a
greater tendency to change residences than those of
tachnical to University levels of education. See Table S5.6.
This iz so because the high lavel of education household
enployees are nore lilicly to be given accomnodation in
regidential quarters as a result they are less likely to
olailgd rogdencene The less educated household employees
are not provided with accomnodation in regidential quartersg
as e rosult they have to loo!t for their own accomnmodation
Changes fron one residence to another are lilely to ocour
until thiso category of employeces have hetter housing.

The low degree of inter=sub area nobility could be
explained in general terms that no one sub area seens to

oifer more attraction than the others as a result choice
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is highly limited if there iz ey at all. Tor exanple
a hougehoeld changing from Sabon Gari arca to Sanaru area
is not oxpected to gee anything different and therefore

such a change is not degirable.

Sel (11) LOUSEROLD OCCUPATION AllD INCCME,

L ptep further in the interpretation of the
population into housing need iz the class,ification of
the households calculated from the population into occupation
and income groups. In the foregoing paragrapha, the total
nunber of housing units needed to accomodate a total nunber
of hougeholds at a partiecular ycar has been caleulated, A
regrouping of the houpehelcids inte accupation and income will
throw more light into housing needs in terms of these two
variabhleg « occupation and incane,

A ghort coming in this apsect of:tﬁe ostudy is peonlels
unwillingness to give their true income. Even when people
ara &ssured that a research guch ag this haz nothing to do
with taxation, they still feel reluctant to give the correct
figure of their income. In a situation lilke this, occupa=
tion was combined with whatever figure was given to arrive
at & reasonable income value, Where all or some of the



household members were woriking, the total incone of all

the worl:ing menberps was taliten and where the hougehold

hoad wes the only earning menber hisg income wans taken,
Nine types of cccupation were used in the

queantionnaire asc follows?

1e Agricul ture
Ze Industry

) Commorco.

Lo Adminstration
Be Tranaport

6+ Congtructions
Te Arny

8. Unemployed

e Others

On tha bases of incone derivation from these nine
ocoupations and vrovious dicoussions on urban employment
sourcas in Zaria in chapter 2, a classification of these

ocoupationz ip done ac follows in the next page: (page 97)
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Yonthly income werc grouped as followsti=
1. Leass than 1110
Pia 10 - #Hhko
3. H50 = 199
e 100 -~ Hi1k9
5e H150 = 11199
Oa 200 = #1299
Te H300 « W and ahove
A regrouping of the income in relation to the

occupation is chown as follows:

- e em e S e e e e S B O e B B e o e M S e B R B e e ae B

High

Income

L

1 Low 1 Intermadiate

Claas ' Income ' Income

5 65 7e 849410

!1' 6' 6.

Occupational 142,34

Incone 1y 24 3e Ts

e

-H-.--ﬂ“-------ﬁq-"“-------““-

The upper limits o7 the fncome groupings are as

followat
Slmoe gppec tlaty
Low Income #99 a Month
Intermediate Inconme 11299 a Month

High Income Above H300 a lonth,
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Tha household housing need iz a Tunction of income.
For example, a high income hougshold has a higher financial
capability to rent a costly housing unit than an intermediate
or low income household. Really, it i: on the bagis of thisc
that the private housing suppliers seem to oconcentrate an
high income housing consgtruction.

In applying the income percentages of each of the
sub areas to the cstimated 19756 and projected 1981 and
1986 number of houscholds, a relationship is obtained as
in Table 547« The number of households to be accommodated
in 1921 and 1986 respectively in ecach income class are
sliowva in the table. The total number of additional house=
holds Zrom 1976 to 1986 in each income class to be
acomodated are also shown in the game table.

5.2 OTHER !OUSEHOLD CHﬂRACTEEISTECE.

liogst housing units are horizontal housing units
having only the ground floor. Where a housing unit had
rore than one floor, households tend to prefer the firgt
floor. The third floor is least preferred. Householdg
want to be as near the ground as possible where they could
have eagy access to the courtyard and frontage, and

childron could stay and play freely without much risk.
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Table 5.7 Contds on page 101
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Some housecholds oxpressed the view that high rising
rasidential housing arec not desirable Zor houscholds
with children unleas there are sulfiecieasat precantions
talten into oongideration in the architc-tural design of
such houping for the safety of children in particular

Thoge households who have changed from one residential
aroa to another expressed gatisfaction with the new area
they wera ret in during the course of gtudye The significant
relationship between the level of education of the households
and new area satisfaction is that households of all levels
of education exnress the same satisfaction with their new
arean, Table 5.8.

Rural = urban nigration ranliad third among other
clagsac o in-migration. The highest number of housgeholds
hac nmigrated from big tomms tc Zaria, Thogse who migrated
from small towng came gecond in numbor and those who had
migrated from villages were the leante A large number of
the migrants are either government employees or teachers
in the educational institutionc or professionals. They
have had their trainings in higher educational institutiong

whioch are in many cases loceted in towns, before migrating
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to Zaria. Some must have worlied in towns before being
tranafarred or camae to lool: for other lucrative jobs in
Zaria. This ic why there are more in-migrants from towna
than fron villages in Zaria,
5.2 (1) IOUSZICLD SPATIAL [OBILITY,

The housecholda! space life inveolve e lot of mobility
be it to worlk, shopping,; reoreation,; School or religious
activity. Within Zaria, the following nedes of travelling

havae been identified:

1. Foot,

Ze Bicycle,

Je lotorcycle,

L, Private Car,

Se Taxi and minibus, and
6. horpe/Don’:oy.

The data whieh haz been analysed anc reported hero
was axtracted froom the Travel Behaviour Study conducted
by the Dopartuent of Urban and Regional Planning, Almnadu
Bello University. llany ocuupational categories of
housgeholda were sanpled to lthow the number of return

trips covered per weel: and the estimated distances between
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homoe and destination locations such es worl: place,

shopping placey School, recreation centre and religious
plooocs Tho numbor of triprm and the estimated distances

fro. homa to activity location and bacl: to home given

hera B0 reprogontative figures for eac occupational
group. These figures are rani:ed and shown in table 5.9.

The feraar molies the highegt number of trips per woelt

to hiz Zawn and elso covers the longest digtance, The
labourer and the Clerical/operative worliers whose places

o wor’s are often far from their residence ma':e higher
armbar of tring o their worls nlace and cover longer distances
i Sh2 Sonicr Government Civil Servant, For example the
Seaions Civil Servant whe regides in the Government
Ropldantiel Aren, Zarin makes an average distance of one
Iziloneter to travel to and from place of worlz in the
Provinsial Office or lMinigtry of Worlts which are all located
n2ar Ly Government Residential Area, whereaz thc Clerical
O0ffioar or & daily paid Cleaner in the same Office who is
not entitlicd 1o a house in the Government Regidential

lrea by virtur of his educational gtatus not being recognised
i1} hava to travel to the game worlt place from the heart of

S~boa Grarrdl or Tudun Wada
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some two kilometers awaye. The traditional craitnen

vhose worlishop night in many cases be located in hig

house or very close by maltes a lesser number of trips per
weelz to worl: place and covers a shorter 4distance than

the nmodern craftnan whose worlshop is wvery lilkely to be
sone distance from his hones The housaewives who are

not included in the petty trader or market trader category
malte the leagt number of trips per wee!: to their worl:
placedg.

The petty trader malies the highest number of trips
per weel: to ghopping but does not necesgarily cover the
longest distance. Because the petty trader has not got
n car or does not want to ineur extra expenses of having
to travel out of hig area, his shopping iz localised.
Eventhough the proprietor or the Senior Government Servant
nay malte a legsger number of shopping trips per weeliyy, than
the petty trader, he travels a longer distance for his
shopping becaupe he has got a car to do so or can afford
the extra expenses of talting a taxi. The housewives are
peoond to the petty traders in the nunmber of trips to the
petty traders in the number of trips they make to shopping,

but go longer distances than the petty traderse.
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The treditional eraftmen nalies the leagt number of trips
per weel: to shopning and his shopping ic most localised.

The Senior Gove;nment Servant makcs the highest
nunbor o’ trips per weel: to recreation aad also covers
the longest digtance for the game purposc. The students
come seccnd, then the Cleriecal/operative, the proprietor
and the labourer in that demscending order. The traditional
croaftnan here again makes the least number of trips and
covarg the shortest distance to recreation.

The labourer nalez the highest number of trips to
religious activity but the pstudent who malkes a far lesser
nunber of trips than the labourer covers a longer distance
than tho labourer. The senior governnent gervant ranlks
second in the number of trips made to religious activities.
The farner travels the longest distance to attend religious
activities. The housewives malie the least number of trips
and covers the least distance to religious activities.

They are closely followed by the traditional craftmen.

From the foregoing it coula %9 said in general.terns
thats

(i) +the penior governnent servant is the meost mobile

householdy he malkes the highest number of activity

trips and covers the longest distances,



(i1) +the traditional craftnan is the most inmobile
household, he ic the most localised, making
the least nusiber of activity trins per weelt
and cevering the least diasti..ces,

(1ii) recreational itrips are meore popular among the
senior government gervants, studentso, proprietors
Clericdl/operatives than among the fmrmera,
petty and marliet traders, tradition and modern
oraftnane.

(iv) the average number of irips por weel: hade by

all households to (a) wor!: nlace is 343

covering an average distance of 2,3 kilometers;

(L) shooping is 1.7 covering an average
distance of G.h lzilonctoerao;

(¢) reercation is 1.1 covering an average
distance of 2.9 kilometera;

(a) religiouz activity ic 1.5 covering an average
distance of 3.7 kilometers

(e) students alone malze 3.8 trips per week

to ochool covering 2L.3 lzilometers.
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Sourcas Travel Sehaviour study, Department of Urban & Regionsl Planning, Ahnacdu 3ello University, Zaria.



- 109
TABLE 5,9

HOUSING TRAVEL BEHAVIOUR

l"l'"-‘l""l"'IIIl'l""'-'-"l""-llllll'l'l‘l!'

ACTIVITY

! RECREATION

OCCUPATION

- oas e o 8% m e wm em em] =

FARMER

- s Em oes $u oS e W oW P = ow

PETTY

MARKET
TRADER

-I"‘:L‘lll

LABOURER

e M e S S o= P

1

TRADITIONAL ,

CRAFTIVAN

MODERN
CRAFTVAN

CLERICAL/
OPERATIVZE

PROPRIETCR

SNR. GOVT.
SERVANT

HOUSEWIVZES

- O s e e

STUENTDS

1
|}

i
]
1
I
-
1
L
]
b

'ﬂ-

WORK

Trips,

]
per ! Rank, Disty Rant Trips Rank

Hee'™t Order -guo.

1 1

L ]
fra

P o mle -

T | 1%

o = m e -
1

[ ]
| Tl

L

4eC

o)
Lo

=]
193]
.

10
- e w wm W w W

5
.
—

o)
L ]
e
o

H
o

Ie
Y

H
i

=
o

o
.
1\

=]

10

1
w
n
L ]
10

| §ib ]

19
L]

| Bl

]

1™

LI
.

| §41

I

I~

10
B

LR
I
1=
 Ju}
L]
oy
I
[ Fln

[

=1 Ir3
s
[ 1Y

o110

-]
L

O

o] ¥=’

»

=] I
i

A=l |

1
¥
b
1]
!

| 1
I
]
e
i

)

Note: All distances are

Sourcas

1 SHOPPING

: ! rri

i 1

....e !

5o

| Jen)
,

LI

e
d vl o Jd.ot

1 3.8

=2 b

to and from activity location

SCHOOL

vy

|
1
B

4

-
I
| B
I
i
]
1
i
1
i
]
*
I
L
1
L
1

J
T
S

'l-ol-llnlllnlll

1
1 i
1 1
T 0y
1 ]
O
1 I
.I-l.ll-.ﬂ-l
] 1
wi beow ool
[} 1
] 1
R R
1 1
- w om mg
1 1
o Sallalld e
I 1
Ba w wlea

L Bt o

N#.u-

1
g Diste Rank ! per , Rani: | Digte Rank per,,Ran, tan R.
Order per W Order ance g Order Weel:; Order ance Ordey

neasured from home in kiloneters.

ll-""'l"lh

o e e e e e e W o e o o]

RELIGIOUS ACTIVITY t

1 Trip,; g Dig Eﬁ.mﬂ- ” 1 1
per Raniz! Digt-, Rank
Weelz .on.m- ce G, uﬂooxu Oder ! ance ' Oder “
l.l.ll.l.-ll.l._--l 'noilr-ral-lwlllr".—ll“ .
| | 1 I 1 1 ' i I
! 0.t M0 1,2 11,31 8 RN !
1 1 i ] I 1 1
] (] ] ] ] 1 ]
H. hw NID M. H. L3 na
e e lm..-l ol l-m - .m l"lulmll-l el
.ou.uu.cov_.uﬁum.»o.uo.ao 3
-l-l. nﬂ .I-il I.-I. ll-;-l -.I foo.l r - l..n' " - r - e = nh
i ] 1 i + i ] ]
1 S | 1] P 1 | | i
1le -_ .@ l@ P
I I 1 \ ]
1.0 3«0 ,~}1.2 ’
1 H ! H I i
L m..m o m L .moum..an mu.o.u-l m ..m mom -] - .m - wh
w 05 h 3 w m.mhm 0ub ” 11 3 2.k |“ 14 ’
- - -— - - L - - - - - - - - ’-
1 169 § 2, L2213, 7 V42 , 2 :
Zariae
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5.2 (ii) COMPOUND_BASED_ENTREPRENEURSHIP.

The entrepreneur contact record study
was conducted by the Department of Urban and Regional
Planning, Ahmadu Bello University. In the study, the
relationships between business class and location of
outlet with reference to residence of entrepreneur
were established. The business classes involved in

the study included:

1. Wholesale,

2. Retail,

3o Commercial Services,

4, Industrial services, and
5. Modern Crafts,

Some of these business classes are considered here.
There is a general tendency for the retail
traders to locate their makeshift stalls or kiosk
within 1 kilometer from their homes, in either
mixed land use premise or residential compound.
where the distance is greater than % kilometer, the
location in many cases is still within the same
zone. The location of stalls outside the zone of
residence of the retail trader is not as common as
within the same zone. These observations are also

true.
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in the cese of the gonneroial and inductrial pervigec,
Blog: nalzing 1c the only industrial seiryice enterprice
whio: iz located only outaide the zone of residence of
tho eaterprencus and is not sited in ar - other loecation,
Teble 510

7ith all thesec bupinesses begloally home based,
thils atudy goes to support an earliaer obgervation that
nixgd land uge iz gaining more grounds than geparate
land usone The Higerian Urban planners have to acccpt
thio fact that the douarcetion of the urban land into
soperato ropgidential, connereial, industrial ctc, uses
cenno® worl:s in the Nigerian contexts Thio would nmean
mora o iluaposing on the people, what they do not need
than giving then what they want.

5.3 EEOUSING IIBED SUBE-IAHI'ZETS.

The nrasent eptination and futwre projections of
housing needs for 1981 and 1936 in gencrel terng is not
suZ?icient in n diversified soclety such as Zarie, In
a posiglty where the nenthly inecone of earning menmbers
rangos {ron lesns than ton Naira to above three hundred

Heira and wvhere the type of househeld ranges from the
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singls Dbaocholor or gpinstor to tho extended family
tyna, it becomes obvious that their housing noads would
qot ba thr gamce It 1zy tharofore nacossary te regroup

+he hoisoholds inte identical elasses o 'led "NEED
Subnarizots  INCCIHE and [HCUSEHOLD TYFE are the two
variahlas usad here in the eclanaoification of the houscholda
into horsing need subwnarliiazts, Tabla 5,10 The
Ailairibhution of the houschold types inte oub arecasc was
ghowm 1 table 5.2.

In table 5,4 the typs of housing unitps occupied by

thn disZarent typeos of houscholds in 1976 has baen worizad
oui. On the bages of thesge percentages the nunbor of
d>%aohod, poniedotached, row and cormpound units for 1981
and 1736 could Bn projocted as in Tablo 5,10 Tho goupound
typ2 ol housing shows the higheat need seconded by detachad
forr tho pinglo fanily hougoholds for examples The pano
procadurae iz aloso used in worlizing out the housing needs of
the thrae incone groups = loy, intermediate and high.

5ef:  IOUSING TENURE,

2hn enndition o7 housing tenuro shows that 650.3%
0 thn presont stoc: of housing ere rontal, 39.0% are owmer
ocedind and 0,7% arn illegnlly occupiod, A majority of

Thonn in thn owmer occupied catagory are nativosy who are
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elgo landlords in the rental ontegory. The high rental
o2 houging ip moot expocted in a town like Zarle wherc
the worlzing class population arc moztly nigrantss Tho
City has the highest percentage of owme: occupied housing
(46,1%) while Babon Gari has the highest rental housing
(37.4") compared witih all other sub areas. Wusasa has
more oyme:r occupied housing than rental houging.

The repgults of the typco of dwelling unito aapired
for by the hougehsolds showed that 30.4% households aspired
for row houping, 19,00 aspired for multiestoreys housing,
18.5% aspired for detached 10,1% aspired for units in a
bilg commound with shared facilities, J.6% aspired for
peniiwdotached housing 3.0% ecpired for units in e big
conpound with geparate facilities and 9,58 did not specify
vhat they would wants The resulis showr clearly that the
acpiration of 71.9% of the ponulation is foir cormmunal
1ivin®e Thozse people need where nany people live together
an egainot the GuaRedls or A3 U. residential quarterc where
eaol faaily has her ow unit, Communal living encourages
low poparetion and interactions ameng thn peonle vhereas

tho G.Redie type of reonidential quarters encourages high
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peparation and dipcourages interactions amongst the
regidents,

A lot of households prefarred a mixed land use to
tho Gy Re As type of purely residential . uarters, Some
ol thwo Gs Re As repidents even showed preference for a
mixed land uwge. TFor example pgome householdyg complained
of having to drive down to Sabon Gari for everything
whereas if they were living at Sabon Gari they would wallc
acroos the street and get what they want in a kiosk or
provigion stores It has becowe neceasary that the Nigerian
urban planners should have a second thought on the G, R, A,
type of residential quarters becauge it seems the peorle
are being forced into accepting a residential structure
which does not offer what they want. Some elements of
other land uses are wanted in our Ge Re Ac,

545 THT CCNCEPT OF PRIIARY ALD SZCONDARY

JOUSING NEEDSe
The concept of primary and secondary housing needs

talan into conpideration a single factor determinant =~

incone, in both rental and owner occupation housing.
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The type and quality of hcusing e person builds or rents
fcp hinsell will depend on the perpona income. The
privete pecctor concentrates more on high incorie houging
becauze income is a measure of ability © payes The low
inocone housing is negleocted because this group has not
got tie Iinancial ebility to rent or purchasoes

A low income garner would need houping as a shelter
that ig primery louging needs be it rental or owmer
ocoupations Hig financial oapability does not talte him
beyond thise The high income ecarncer needs more to housing
ac & shalter in terms of ouality and other factors such
ao location and environment,

Thapge other Tactorc congtitute secondary housing nced
and nre alaso indicators of latent dememnd.Effective demand
would bo expected in the future when there would be an
opon iroe houasing marliet in addition to these factors.

A peculiar pgituation occurs in the city where the
highest nunber : of owner occupation housing compared with
all other sub arces is found, Some of the City residents
are high income bucinesscnens They are the indigenes and
adhare rmuch to tredition. Here housing is regarded as

a symbol of tradition rather than as an indicator of income,
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Leaving the City epert and considering other parts
of Zerin income stands out as the only measure of what
the conpumer wants, either housing es a shelter or
housing not only as a shelter but also ¢ contributor to
gtotus. On the bagis of household grouping by incomo
which hac already been dono, 54e2% households need housing
as & pholter (low income households), 34.1% need housing
initially as a shalter bu:s“ith time and increase in
incona will neced houaing/ 2 contributor to status =
psocondary neec. These are the intermediate income households.
The remaining 11.7% high income households need housing as
a contributor to status - sacondary need., The gstatus could
be soeoial, educational, political, religeous etc.

The high income group houscholds who have the ability
to pay Zor whatever type of housing they need are often
provicod ywith housing. BSo that even if there was an
organipnd onon houping market a large fraction of the high
incocme groun would not be in the seene to participate
fully. This will continue as long as government, educational
ingtitutions, private establishments e¢tce continue providing
housing for their high income group as a symbol of recognition

of gtatugs, The low incom: group is less cared for becauge no



ptatus roecogniition ig attached to this group.

From the above arguments, a serices of M"value

g

continua or value matrix“g? could be drawn as fellowst
B
Prinaxy Housind | Sacondary Housing
Néed T . Neod

e

'(ii) Housging aa - : Houzihg as a
a ghelter - "3 ' contributor to
otatus
(111) (o e - -—eeed
Housing fqr ... Houging Ifor High
low income groﬁp.:u incorie groumves
I CT2 T SR -
Houging as a synhel Housing ns a
of tradition, gsymbol of mcdernization
3 i R el

Latent demend Effective demand

0f housing of housing,
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A diffioult situation arises where to place the
interniediate incoie groupe The difficulty is also
oxpariencad in reelitico even in the government and
cducational institutions to mention a fe - on whether the
internediate income group should be treated aleng with
tho high or low income grouns. Since the intermediate
group ig trasitional frou low to high income, separate
treationts are not often given to them until the
trangition from low to high income group is completed.

he intermediate group, however is treated here separately
and hougeholds in this group fall in between the continua
(1) to (1i1),

5.5 (i) QUANTITATIVE REQUIREIENTS OF PRIIARY

AND SECOIIDARY HOUSING

Tho expected total stocls of housing units in Zaria
in 1976, 1981 and 1986 are 22,892, 37,540 and 55,553
repnoectively. Talsing the percentage of each incone group
and agsuning the same percentages for 1981 and 1986 we
have tha following housing requirements for each income

groun. Table 5411. It is seen here that i% is tho low and
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jntarnediate incone groups who need more housging than
tha high incone group, 3ut unfortunately these two
groups = low and intornediate arce often the least
considerad in providing housing whether wn the public

or nrirate sector.



CHAPTER ©

ASSESSMENT_OF EXISTING HOUSING_SUPPLY MECHANISMS.

6.1  INTRODUCTION.
Housing problems in the developing nations of

the world would be eventually solved if the supply
mechanisms are well organised so as to play more
effective roles in the housing market. For the
housing market to function well, both the consumers
and suppliers have to be equally involved. 1In Zaria,
like many other towns in Nigeria, the suppliers have
not been able to satisfy all the needs of the
consumers. The contributions of the suppliers have
not got to the level of responding adequately to the
pressing needs of the consumers. Their role is below
expectation and therefore they cannot be regarded as
being effective in the housing market.

In this chapter, the main suppliers of housing
in Zaria are examined in details with regards to their
supply mechanisms, problems and a general assessment
of their present contributions.

6.2  THE SUPPLIERS.
Five groups have been identified as the main

suppliers of housing in Zaria. These are:
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(1) the Central Authorities,

(ii) public and semi public institutions,
(1ii1) private establishments,
(iv) the construction firms, and

(v) the individualcs.

6.2 (1) THE CENTRAL AUTHORITIES.

The central Authorities aret-
(a) Local government authority and
(b) State Governnont.
The inveolvenment of the Central Authorities in the
supply of housing hag not been nuch,

(a) EOEAL GOVERNMENT AUTHORITY,

liost of the employees of the Zaria local Government
Authority are natives of Zaria and therefore arc expected
to own their own houses either in the City or outside the
Citye The district heads are acconodated in the authority's
official quarters. They pay no rent, 4Ot present, there
are Tifteen district heads occupying the fifteen housing
units owned by the authority. With the egtablishment of
a sixteenth districty, a sixteenth house is to be built for

the sixteenth district head to occupy.
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It could be seen here that the local government
authority's contribution to housing is very limited.
It only supplies housing to the distriet heads. All other
employces being natives are expected to own thoif own
houses. The authority does not talte the responsibility of
finding out whether these employecs actually own houses,
It only assunecs that they should.

(n) THD STATEZ GOVERNIENT,

The Government Residential Arca (GeReie) is the oldest
Btat2 government cvmed residential quarters in Zaria., It
has f£ifty one single family housing units which are either
storeycd or bungalow.

A\ more recont governnent built residential quarters
ir the Hanwa low cost houging cstates It has altogether
plxty two housing units made up of thirty three two bed
roomus type and twenty nine one bed room type. Each one
bed room type costs about ith,900 while cach two bed room
type costs about N6,700, The rent paid is 6% of the tenant's
salary as against 81/3% paid by the tenants in GeReds to

the government, (See Plate 6.1)
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These two residential quarters serve only the senior
and intermediate government officials, leaving the junior
low income worlzers to look for their own housing.

6.2 (ii) PUBLIC_AND SZMI PUBLIC INST1TUTIONS.

The public and seni public institutions considered
here inelude the following:

(a) Educational ingtitutions,

(b) the Police,

(¢) the Army,

(ad) the Nigerian Railway Corporation,

(e) the National Elcctric Power Authority and

(£) +the Post and Telegraphsa
These public and semi public ingtitutions show similarities
in their housing policies. Unless where a specific mention
is made of a particular institution, the report given here
applies to all the ingtitutions.

Out of 12 heads of institutions interviewed, 33.3%
are responsible for providing housing for all their gtaff,
L4147% provide for only senior and intermediate staff only
and 25.0% provide for only senior staff, Where the

instit4tions do not own sufficient houses to go round all
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those oligible, housing allowances arc given inplace of
hougings Under this circunstance, 25% of the institutions
give housing allowances to all staff, 50% give to only
senior and intermediate staff and 25% give to only
senior starff,

Where the staff are mrovided with the institutions!
housging, 6% to B81/3% of salary are deducted as rent to
a naxinum of H¥300 for genior staff and H150 for otherag.

If tho staff have the nlternative of ranting housen outside
the rozidentiel quarters, they are provided by the
inatitutions with housing allowances ranging from 25

to 60 deponding on the individual'!s salary scale, The

6% to 81/3% paid as rent by the staff aro regarded as
revenue and form part of the recurrent expenditure.

58.3% of the ingtitutions have a pnlicy of assisting
their staff in building their own houses, 41.7% do not
have such a pelicy. Such assigtance could be in the
forn of loan frow the government or the inctitution
aoccpting surety for loans from the bank or the Nigerian
Building Society on behalf of tho staff, In Ahmadu Bello

Univeorgityy, a new housing loan scheme had been approved by



tho University Council since June 1975, Under the new
scheme, a lecturer in the University is entitled to
30,000, Applications for such loans are made to the

Bursar for approval, Repayment is sprec - over a maximum
o o . v .

LA

of 12 yoarc. L s
- ——h " r

Tha State governﬁent,.throﬁgh the iacal auth&rity
and inistry of Lands and Surveys procure land for thege
ingtitutions for their housing developuent, Housing
congtruction method is olten by award of contract to
building contractors for the building of gpecificd houging
unites, Tenders received from thege contractors are processed
end the contract awarded to whoever the board considors
fit 4o do the jobs. Buch projects are financed by tha
governvient. In the case of Ahmadu Bello University formerly
finance for housing projects lilke many otheor projects, uased
to como from the Northern Nigeria Government, then after
the oreation of States; from the Northern States Governmentg
through the Interim Common Service Agency (I.C.8.,h.). With
the disgolution of the I,5,C.A. and the szubgequent take
ovaer of the Univergity by the Federal Government funds for
2 project lilta houging would come from the Federal Government
through the Nigerian Universities Commission, (NeUeCole

co c
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After the houses might have been builty the contractor
maintaineg them for an agreed period of time after which
maintenance is taken over by the institution concerncd.

For example in Ahmadu Bello University, .aintenance is

talten over by the Maintenance Department and in the Secondary
Schoolsg by the Minigtry of Works.

The total number of housing units owned by each
institution would depend not only on the strength of the
stafZ but also on the institution's ability to build houscge
In Ahnada Bellc Univergity, the total nunmber of residential
housing units is proportional to the size of the staff and
the student population. At the moment the University has
the highest number of housing units compared with other
institutionse Out of a total of 1,317 senior staff housing
units owmed by the University 966 are built in Zaria and
out of a total of 425 intermediate and junior staff housing
units owned by the University, 353 are built in Zaria,
giving a total of 1319 housing units in Zaria only.

See table 6.1 This show that out of a total of 21,680
present housing unit~- in Zaria 1319 are contributed by the

University only that is 6,1% of the present stock.
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&YLADJ BEZLLO UNIVE RSITY LOUSING UHITS AS AT FEB, '75
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Housning allocation to stafif in these institutions
iz done on the bagis of status and not preference. That
ig 1% vou are a genior nenber of gtaff and by this statuce
you are entitled to one o the ingtitut:ons housing units,
the institution will go ahead to ellocate one for you
without your nal:ing any choice.

In many of the ingtitutions, records of the nunmber
of housing units built in Zaria were not kept, The number
of houging units required to meet the current schortages
ccul therefore not be easily determined and future needs
dilficult to project, Because of this short coning, these
institutions are treated along with the rest of Zaria
eventhough they need special attention Weause of their
importance in Zaria urban houginge.

6.2 (£11) THE PRIVATD BSTADLISHMNENTS.

The private ostablishments do not accept the
ragponoibility of providing housing for 211 their senior
stafZ, DBecause this responsibility is waived, some of
thene establishnents do not bothor setting up starlf

regidential quarters. Where the establisghnents have their
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own houpags, such houses are only neant for the Hanagers
and in gona ceges lanagers and Accountantse In scme of
the ontablishnents, Conpany housog arc only neant for
expetriate cuployees. Thore are still |, few cases where
Conpany houpges liad been sold out becausge the Hanagers who
had hittorto ocecupicd then were empatriates but becausge
of Higariansation thegn popts have been talten ovor by
Nigariansc.

What ig more cormon among the private establishments
is what they call "houging incentive.," The amount provided
as houging incentive to the individual enployec iz doter=
wnined by the individuel?s basic annual spalary and the overall
aemnuel profit of the Conpanye. Sec table 6,2 and 6,3,

Fron table 6.2 it ig ceen that only 75% of the private
establicshnents have their own ptaff residential aquarters.
The ranaining 25% deo not have at nll,

No gtandard rent ig paid by the gtarf who benefit
fro:. the agtablighments' ovned housing an ig the case in
tha Cantral Authorities! and public/seni publi institutionst
owned housings In gome of the caotablishnents, no rent is

paid e all by the stafsf, Each establighnent keeps 2
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separate account of how nuch is paid out to the ctefl

oo housing incentive and how nucoh ig collected fronm the
stall as rent. But the idea i not for the purpose ol
saving tho rnoney so ocollectad for furt -e housing project
but for !agping an accuratc accountinge

0 the 20 heads of private establishments interviewed,
only 65.7) of then indicated that they have a standing
polioy of aseisting their sotaf? in building their own houses
3343% do not have eany such policy. The assistance could be
in tho Zorn of a certain porcentage of 2 -« 3 years total
salavy Dhaing given tec tho sotafl as loan or sighning surety for
thooe who obtain leoan from the banl'a or Nigerian Building
Soclety.

Spaclal mention muzst be made here of the Zaria
Induntires Linited and the Cotion and Agricultural Processors
(CeAuPed which have 15 and 10 housing units respoectively
in their residential guarters. They ranled first md
peecond regnectively in the overall numbor of housing units
owned by tho individual astablishment,

As in the public and somi public institutions, housing

allocation in the private eotablishnents where housing ias
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uvailaﬁle is.not dene on the b#sis of the individual
choioae. In the First placet there are not many units to
call for individual choice,.

It was identified thet tﬁé ﬁain d ' ~ficulty experienced
by the Central Authoritiesn, Public and semi public
ingtitutioneg and the private ecgtablishnents in their
individual atteupt tc provide housing Jor thelr otaff
was Jinences Decunuse of lack of funda, sone of then,
| agpecinlly in the private establighnmentz, do not want to
involve thenselves in housing at all, However, their
asgistance to their ntafi to build their own houses is
cormendabls eventhough the beneficiarics are not compelled
to bulle their houses in Zeris, The disadvantage in allowing
the beneficiaries to bulld their own houseg anywhere they
want ig that gsuch a policy iz not helping to solve the
housing probler; in Zarie nor add to the developnent of
Zaria vhere the money ic actually cbtained,

A fead bacl: syateon was lacking in each of the above
settings =~ the Central Authorities, Public and semil public
ingstitutions and the private establishments. So that it

wvas not poszible to access the degree oi satisiaction by
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the stafl on the type.of housing provided to than.A cruda
asvengnent wag agling the hwads of these aattings whether

heir ptalf axpréséeé'gatiﬂfaction ot the type of housing
allocated to then in which case the an ‘er waps always 'yeo'.
52 (iv) EHE EOEAE EOESERECEISH_FERE )

fhe local congtruction firugs are not woll organisod,

Thoy onerate on individual bagis, oach struggling for
exigtence. They are ineffsctive in the housing narlket,

A 15t of these single propriotorship firms came into dxistencs
ater the promulgation of the indlgenisation decree of

1972, TFaced with the challenge of the dearee and hopes of
winning gevernnent and ether contracts, the proprietors of
thagse firng formqgly cattle dealers or tradersg without

any tachnical a.nd mahagerial pra=lmmowledge of running
conatruetion firne registered thensclves with the government
ao clvil and building contrzctors. Many of ther: are without
equipnent, adequate finence and qualified personnels and
therelore the expected contracizs do not come and when they
do, not cften. Tho net result iz that their contributiong
to the provision of the much heeded housing and the general

devalopient ol Zaris in very ncagre.
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Despite the foregoing, these firms have their owm
buginess policies, on which the foundation o their firmg
woro lnid, These pelicies includet

(i) Haximising nrofit,

(ii) Good job to the saticfaction of the clients,

(1ii) Inproving the environnent,
(iv) Enploying sitilled and unslkiilled manpower and
(v) Solving Zaria urban housing problens.

It could be aspumed that these firms have made gufficient
attennts to acconplish policies (i), (ii) and (iv) above.
But in tho case of policies (iii) ana (v) which their
efiorts could only be judged on physical expressions on
thn ground, to be fair to then, not nuch has been done.

Ban': loans to the smaller construction firms arc
rarcs OCnly a few of then who have strong tios with the
ban’zn and pghow gufficient ovidences of ability to repay such
loans on agreed terms are given loans. To discourage sone
o thege maller firms f£rom geing to the banlza at all for
loanas, the banks give puch hard conditions as very sghert
period of repaynent of the laons. The largser f£irms benefito

nere fron banl: loans and overdrafts.
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Variationg occur in the congtruction metheds arong
the local conagtruction firng, Some of thenm have a few
nermanent menbers of staff who feorn the nucleug of the firm,
When e contract is won, they go about bk . ing labourers to
do the job. Scme of them give subwcontract to other firmg
vhen a contrect is won. Still there are some who have no
parnanent worlizers hut hire congtruction worliers only when
e contract is won., In nost cases the land on which such
a houge would he built belengs to the clients The client
could be: the private or public sector. The degree of
involvenent of thege firms in congtructing houses for the
nrivate and public sectoras is chown in table 6.k

Tha Zforms of paynent offered to the clients by the
congtruction firmeg would depend on the contract agreement.
Two major forms of payment have been identified - either two
instalmental payment or progressive instalmental payment at
each leval of conatruction as followst

(4) twe ingtalpentsl paypents =

331/3% of the total cost paid at damp proof course
(DePoC.) level, the remaining 662/3% paid on

conpletion of the worlc
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TABLE G,

LOCAL FIRIS INVOLVEMENT IN CONSTRUCTION

- wm e W wm m E e em kB e

FOR PRIVATE AND PUBLIC SECTORS,
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(11} pragregoive ingtalzsntal payments -

25% of the total amount paid at D.P.C. level,
506 of the total amount paid at lintel level,
95% of the total amount paid ¢‘ conpletion.
5% of the total amcunt kept by tho client
as retention money for a period of & months in
case of any defect the money will be used to
corract the defeot.
liany congtruction Tirms expregssed the view that house-
holds are not often willing to accept the prices they offer
them for building heousegs for them, Settlement on the
accentable price for both partics always involved long
negotiations. This io why sonc of the congtruction Lirng
(20%) do not want to go into constructing housing for the
private sector at all,
The high cost of factors of production of housing
and other commodities have been responsible for the rise
in housing cost. The cost of other commodities such as land,
labour, food stulf, transport, taxation and general inflation
haz a direct effect on housing cost. Raw building materials

such as sand, gravels, stone (granite) are easily obtainable
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within Zaria area but at very high cost. Table 6.5
shows a comparative analysis of the pre~Udoji and poste
Udoji average prices of gone of the building materials in
Zaria. The overall effect of these hi¢ . prices is that
the total annual output of conpleted housing units is lowe.
The larger firms try to beat the high prices of building
materials by huying directly from the manufacturers,
Some of the firms store building naterialq in advance
because according to then prices are more likely to ge up
than come down. The risity easpect of this strategy is that
a large sum of money migihht be spent on storing materials
in advance but job may not be readily available which
require the use of thege nmaterials in which case the money
gpont on thepe materials is not yeilding any profit.

It is more difficult recruiting skilled, experienced
construction workers than the unsltilled ones. Most of the
firng offer on=the=job training teo their newly recruited
worlters, The larger and more well established firmg

rotrain gheir intermediate and technical staff, Very few
of the indigenous firms have alien employees, but the

expartriate firms have many Nigerian employees.
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Loz of gedern building equiptent 1s one of the
najor PAoblema of tho loeal construction firns, PBeeause
of their poor fimsncial standing they are unable to buy
these equipment. Sone of the firmo rent 2quipment Zron
other Zirms whon thoy win gonstruction gontracts At the
400 02 the survey only one construetion firm in Zaria
had oranc, Lacl: of oguipment is one of the reasong why sone
of these firms accept subweontracts such as painting, roofing
ete Jron the major firmgs Thore ip alsoc the problem of
availability of these building equinwvent in Zariae. Where
the are availeble in other parts of Nigeiras, their prices
and caaﬁft;anuportntion to Zoria are high.

Tha year of inception of one of the oldest of thege
local construction Lirng was 1958. Sine that year it has
boon able to build only 120 housing unites in Zaris alone.
fos% of these housing units have been built in Ahmadu Bello
Univerasity Campus. Only this firm liept an aceurate reeord
o2 tha housing units it has built since its inception.
Cthero conld only gucess the total number of units they have
bean able to build sinece incoption. The nunmbers ranged fron
5 - kO, It is not, therefore, possible to give an accurate

aspaomoent of the total contribution of these firms to the



develoniient of housing in Zaria, However, judged from
the above numbers and the number of construction firns
intervioved, their sun total contribution could be regarded
ac baing wvery sonall,

6.2 (v) ©THZ INDYIVIDUAL SUPPLIZERS

- - -

Tha individual gupplierg are those who build their
ow houses theuselves, They could either de the building
thenoelven by direet labour or hire the services of artipans

A

and wniglzilled labourers over whan they supervise. The
houson po built could he eithor for rental or owner
ocoupetion o bothe lMost of the housing units built with
the traditional materials ce.ge nud are built in thic waye.
But the survey carried out from March, 15 to 20, 1976 to
ascartain the contributions of the individual suppliers
wnp only on pernanent houging units that ip thoge units
whiol ware being built of cement walls and iron/asbestos
rooZ. The survey wasg restricted to only those units under
congtruction,

At the time of the survey there were no housing unitso

in tho City being constructed by a contractor, All the

unitas wore being conastructed by the individuals,
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Sabon Gari had the highest percentage of houses being
congtructed by contractors, followed by Tudun Wada and
Samaru respectively. Sabon Gari and Tudun Wada had the

pane and highest percentage of housing units being built by
the individualg, Sanaru came second and the City had the
leant. BSee table 6.6, figure 6,1, Tudun Wada ip taken

here to include Wusasa., Congidering the total number of
units under consgtruction at that time that is both contractor
and gel® built, Tundun Wada sub area had the highest number,
followad by Sabon gnri then Samaru and City in that descending
orders. Sece table 6.,7. When the total contributions of the
contractors and the individuals were compared, it was
observed that the individuals were constructing 89.0% while
the oontractors were constructing 11.0% of the total number
of housing units in Zaria, at that time.

6.3.  LOUSING DEUAID_AND_SUPFLY GROUPS_RELATIONSHIE.

Table 6.8 attemnpts to show the functional relationship
between the housing supply groups which have been identified
alreacdy and the various denand groupse In the demand groups,
the three income groups = upner, middle and low have been

claggified into rental and owner occupatione The public
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Inptitutions, central authorities and private establishments
an supnply groung can supply houging to their enployees on
rental basis, These employces could BOONG, to any or all

of the three incon= categories. They wou.d not supnply
housing for thege enployees to owne Therefore their
function as supply ogroups is to supply rental housings The
congtruction firng could supply housing te all the categories
of tha demand groups cither for pantal or owner ocuupation,
The eptablished land lards are profit oriented and would
supnly housing for rental onlye The individual houscholds
who build houges for thengelves do go for their occupation
and not for rental purposc, Owner occupation hore is used
ptriotly for those houscholds who do not cormercialise the
houges they build for thengelvese Therefore, as a psupply
grouy, they only supnly housing for themselves to occupy.

It could be gpeen here that it is only the construction
firan vwhose gupply functiong cover all the classes and
categories of the demand group. The gituation in Zaria shov -~
that the construction firms are not actually contributing much to
solving heuninpg probleds wbereas they are supposed to be more
effactive than any other supply groupe. The congtruction firms
muat got thenselves organiced, walte up to their responsibility

and justily the important role they are supposed to play in
solving Zaria housing probleng,.
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Galk HOUSING SUPFLY FACTORS,

Several factors affect the supply of housing in any
urban area. These factors defermina whether housing needs
are mat or not met, The factors could be either positive
or noegative. An increase iq the positive factors and/or
a deorease In the negative féétors is necessary in order
tc speed up the preocess of inereasing the standard housing
supply.ag The positive and negative factors of housing
eunply are given am follows:

POSITIVE FACTORS OF HOUSING SUPPLY,

(i) Mew coﬁstrﬁéiioﬁ;. fﬁe ﬁddition of Qtandard
housing to the existing stock is normally
obtained through new ¢construction,

{ii) TFipencial assigtance in the form of loans or
grantz to those who want to build houses,
(i3i) flexibility in the local building codes and
| _.'ordinances,
(iv) VUpgrading the subwgtandard housing by way
of renovation, | -
{v) Providing residential enviroﬁments.fér housing

development, and



- 156 -

{vi) Having & good housing policy as a guideline
to both the private and public sectors,

IEGATIVE FACTORS IN HOUSIING SUPPLY.

(i) Fire, houges lost to fire,
{ii) Houses leost as a result of clearnace for
_ public projectca.
(iii) Deterioration « due to old age and/or
| ~ lack of maintenance, o
(ivil Dilapicated houging, thesc are fit for
denolition.
(v} High land price, does not encourage housing
developnent,
(vi) High cost of all factors of housing con=-
- | struction snd a general inflations
6.5 ’gxésgiﬁs_sgogm_og LOUSZS,
Tha total number of houszing units in the market area
bgﬁed on ten percent sampling iz given 1n teble 649 page 157.
These figurea ineclude all the housing types already identified
in ochapter 4., The qualitative'éﬁpects of these housing

units have alse been discussed in chapter 4, A combination
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of guality indicators such as ptructure, age and general
appearance * wore used é&.arrive at the grades given in
table 1.7 Some of these units could be rencvated, for
exarnple those in grade 3. This, if done, would add more
years to their life span. 4All the units under grade 5
are very bacd and need major renairs. Their life span is
5 yeers. Grades 5 and & are given five and ten more years
life ppan which means if nothing is done to improve their
conditiong, they should be eliminated from the stock by
1981 and 1986 respectively. Grades 2 and I ghould be
reassessad in the next sixty (2036) and seventy (2045)
yvears. Using the grading and percentages in tablo 4,7
the number of existing housing stocl: in each category
coula be ohdained,

The 1.0% dilapidated housing iz to be immediately
eliminated from the 1976 stoclis They are unfit for human
habitation and constitute a2 great danger to health and
pafaty.

The nregent occupancy ratio standc at an average of
3e5a A graduel reduction of the occupancy ratio from 3.5
to 3.0 in 1976 = Phage I 340 to 245 in 1981 = Phage II

end 2,5 to 2,0 in 1986 « Phage I1X, has been included in
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the calculation of the total requireoent of each of the
threo phases. The calculation iz done by sinple ratio.
There are 21,0600 housing unitd snd the occupancy ratio
stands at 3.5 To reduce this occcupancy ratio from 3.5
to 3.0 for exanple we shall need a total of 1158 housing
unita,.
Applying the supply equation:
S = To = Dn
Vhere § in he supply,

Ts is the total stoci: of housing,

Dnn is quantity to be demolished, we have

S = 21680 = 220 (for 1976)
The sane equation could be applied for the projected stoclks
in 1901 and 1906 respectively. The nunber of housing units
to bo demolighed in 1981 and 1986 will require additional
unites of 572 and 1990 respectively., The quantity of housing
units needed tc acconodate the new hcusehohald fornmations
for 1921 and 1986 have been calculated already., Talting the
quantity of housing units available at a particular tine,
the quantity needed to replace those demolished, additional

quantity needed to reduce cecunancy ratio and quantity nedded
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¥,
e

to acoomddate the newly formed houscholds, a supply

cequation could %“e obtained as followst

Hnér'_w?;_? 81 + 52 + $3 4+ Sh
~ where Ro a n. Total quantity reguired,
| S84 - Avnilaoble stock,
A ' sa”  F.' Replacement units after demclition,
%;.  m Quantity needed to reduce ocecupancy ratio,
I_. 54' - '_ Quantity negded to accomcdate new
T o .. households, B

81 - 245680 K
83 = 220 :
) ;¥é' 1155 j? :
'}H'&’ : § R -
by substitution, <
" Ro W 21680 + 220 + 1158 + O = 23053

This ﬁéans thet the total number of housing unitsz required

in 1976 from above equation is 23058, 5

for 1321 ¢
.81 s 23058
?-82 _133;.,” | 57é
53 - 2602

8L - 124545



Ro - 23050 + 572 + 2,602 + 124146
- 38570
Thiz neans the total requirenent of hoeing in 1981 will
be 38575, giving a net increase of 15,520 units over five
yoara.

Toxr 1956

e e o g i

S1 = 38,4572
82 = 1,990
53 = 59869
sk = 124 1L

Ro = 28,573 + 1,990 + 5,869 + 12,14k
= 55,501
This neans that the total requirement of housing nits
in 1906 will be 58,5021 giving a fiet incrense of 35,522

over ton yearse
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6.6 JICUBING SUPPLY BUBNATEETS,

The housing requirenents of houscholds were classis
Tied into submarltets based on variables “hat qualify house~
hold characteriptics. In this sanc way the supply market
could be c¢lagsified into subnarkets based on variables that
qualily the characteristics of the housing unitses The
divigion intn gpubnarliets is on the assunption that housing
units with sianilar characteristics are good alternatives
for the eonsunere The sunnly narlet can be divided into
pubnarizets using one or nore of tho following variables:25

(a) Type of housing unit = dotached, seni detached

row or conpound,

(») Tenure = owner or rental occupied

(c) Price or rental claas,

(2) Loecation

(e) Private or public

() Age

(g) Quality

(1) Size

(1) Structwre,

Sone of the above criterir have been discusged in the

text. For the purpose of thip submarkot clasgification,
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criterina (a) « tyoe of housing unit and (b) = tenure are
used, see table 6,10, Tha compound uni: type of houging
are more in supnly in the city, Wusasa, Tudun Wada and
Sabon Gari compared with other units while the detached '
type iz nore in supply in Samaru compared with other unit
types. The semi detached type shows a higher percentage
of sunnly than the row type which is the least in supply.
Future housing supplieg have to tal:e these distributions
inte oongsideration. Rental occupation housing are more
than ovmer occunied, EBxcept for the city where thore are
more owner ocoupiced than rental occupied housingy all other
pubmarans reflect this, TFuture housing programme ghould
therefore be directed to supplying less rental houping, more

ovner ocoupied housging, in these other arcas.
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CHAPTER 7

T LEGAL ASPECTS COF HOUSIPG SUPPLY

Te1 INTRODUCTION,

The legal aspects of housing supnly could act ag
nopitive or negative supply factors or both, There are
neny of such legal aspects of houging supply but these
considered here in this chapter are the land tenure system
and the rent controle. The two main land tenure systems in
Nigeria and their implications as positive and or negative
factors of housing supply will be considered here. The
funotions of the rent control tribunal and the effects on
land lards as suppliers and tenants as consumers are also

concidered here,

72 LAND TINURZE SYSTINS IN SOUTHERN AND

HORYIEDN STATES OrF NIGE RIA-

Lands in the ucutue rn_States of Nigaria are generally

privately owned, The governments however exercice owherw

ship ovar some small areas of land and have the powers ol
comnmuloory acquigition where the land is required for public

use, When a land is compulsorily acquired, adeqguate
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gonnancation muwat, however, be paid teo the owner. The
compensatiaon value is the nmarliet value of that land at the
time o7 acquigition, The lands owned by the government
were ogonverted to State lands alter the adoption of the
19635 Republican constitution, hiege State lands were
veotad in the President on behalf of or for the benefit
of the Faderal Republic or Federal Government,

Private lands generally belong to coamunities or
failios and are held under native laws and cugtoms. They
are often administered cellectively or in the case of the
“amily land by the eldepgt male member of the fanily on
behalf of other memberse. State landes belong to the public
but, unliize commnity or family land, a member or nembers
of the nublic have no right to use State land unloss
nernmicnion iz obtained from the Government,

State land in cach State ic vested in the State
Hilitary Governor in trust for the publics, Only the
Govaernor can disnose of it. All the Federal Government
lancs arce vested in the lead oI the Federal Military
Governuent and Commander in Chief o7 the Armed l'orces. Only
the Federal Commisgioner recpongible for land cen dispose

of than,



The Government, Fedoral or State can sell State
land or grant leages to »nrivate individuals. The Government
can alge grant licencegs to private individualg for the
temnorary accupation of State land, The term normally
does not o:zzecced twelve months, An alien _a non=Nigerian
nativa) can acquire interest in land from a Nigerian
native or from a fellow alien only with the approval of
the Hilitary Governor.

Tho eolonial adminigtration did not change the land
tenure gystem as they came to meet it in the Sourthern
States ac they did in the Northern States. Ag far back

ag 1910 all lands in the Northern States were nationalized

Under the 1962 land tenure Law, 2ll lands in the Northern
Statac are now native lands, The Commigsioners for land
mattors conirol and dispoge all the lands for the natives,
Title to land by o non=native could be acqguired only with
the e-ngent of the Commigsiaoner, A native ig defined as
a perpon whose father is or was a member of a tribe
indigencus to the Northern States.

Since all landg in the Northern States are native
lands, the individual cannot hold or acquire abgolute
owvnership, 7The highest interest which an individual can

have in land iz a right of occupancy which
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is defined legally as a title to use and occupy the land
Two tymes of right of occupancy exint:
(i) Customary right of occupancy and
U (i1) Statutory right of occupaucys |

Tel (i) CUSTOMARY RIGIAT OF QCCUPALNCY,

- e e .
The custonary right of gcoupancy iz only opetr to the

natives. This gives the native or native communities tha
righta te occupy or uge the lands in accordance with native
laws and customs. The method of acquisition and right of
uge would depend on the customary laws of the perticular
areaes But in general termg the native acquires right to
land from the traditional authority of the particular
community, N ' | .

By its definition a custﬁﬁary right of occupancy is
only opened to notivez and native communities, A native
or a native community can however sublet to a non-native,
The law dees not gay anything on this. As of now a native
does wbhatever he lilteg with the land he had acquired. He
can sell it, mortgage it or even give it as a gift to a

non-native whe of course must be a Nigerian,
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7.2 (411) STATUBORY RIGHT OF OCCUPANCY,

A statutory right of occupancy is granted te both
native. and non-natives. By law, the Ifilitary Governor
or the Commisgsioner in charge of landa or a public officer
or a native avthority has the power to grant statutory right
af aascunancy. The beneficiary of a statutory right of
ocoupangy pays rent teo the Central Authority which could
be the State government or Local Government Authority.

The Statutory right of occupancy is granted to a
native for a neripd not exceeding 99 years and to a none=
native for a period not exceeding 40 years in the case of
residential pnlots, For agricultural purposes, a single
grant tc a2 non-native may not exceed 485 hectares (1,200 acres)
and 5050 hectares (124500 acres) for grazing purvoses.

The grantee of a customary or sgtatutory right of
occunancy is supposed to be issued a certificate of
ccoupancy as ar. evidence of right of oecupancy. But in
many casas, such certificates o occupancy are issued to

only grantees of statutory right of occupancy.
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The following are Qome.termn implied in a certificate
af ooounanoy:

i) "the obligation to pay tu the Minister or to

o an} pergon or bommunity wl >se right of
occupancy has been revolked in concequence of
the grant of a right of occupancy to the
helder such sums by way of compensation as
the Commigsioner may dacide,"

(ii) "the obligation toc nay to the Commissioner the
amount found to be payable in respect of the
unezhausted improvement on the land at the
date of his entering into occupation,®

{1:i) "{he obligation to pay the rent reserved or
any revised rent,"

The holder of_a right of occupancy has all rights to
the land and can do vhatover he liles with the land against
all pargons other than the Commisgionar, These exclusive
rightz over the land and improvement on the land cease on
the expiratinn of the right of ocoupancy and he is not
entitlad to compensation. The Commigsioner may request o
holde:x to allow roads, water pipen, gewvers, and drains across

or unon the land, but compensation is payable.
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REVOCATION OF RIGHT OF OCCHPANEY.

Both the customary and statutory rights of occupancy

may be revolied by the Commissioner for any of the following

good causege

(1)

(ii)

(iii)

(iv)

(v)

(vi)

(vii)

(viii)

requirement of the land by the Central
Authority for public purposes,

alienation of the l2nd against the provisionas
of the statute,

requirement of the land by the Central
Authority for public purposes,

requirement of the land for mining purposes,
abandonment of the land {or two years

(except fallow period in agricultural lands),
the requirement of the land by the Commissioner
for the grant of a statutory right of occupancy
to a person or bedy of persons, applicable to
only a holder of a customary right of occupancy,
contravention of the Cinematograph licensing
lawsy

requirement of the land by a native authority
for public purposes of the local community,
applicable only to a holder of a customary

right of occupancye.
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"ihere a right of occupancy is revoked for reasons

other than breach of covenant or the »nrovisions of the

law, the owner of the right of occupancy is entitled to

compensations The measure of compensat .on is the value

at the date of revocation sf the unexhausted improvements

on the land and of the inconvenience of disturbance!,
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7e3 IFPOTRECTS OF TUE LAND TENUEE S5YSTEI! ON

[ L] - S g W N SN M W du E W M N W

$OHSING SUPPLY Il ZARIA. AV

The effects of the laond tenure Bystem on housing
supply in Zaria are either pozitivo or negative,

7¢3 (i) POSITIVE EJFECTS_OF THE LAND TENURE SYSTEU

Whereas the land tenurc ‘sy'stem ih the Southern States
of ﬁigariu allows lando to private ownersghip, in the Northern
S4ates, all lands are native lands anc the government holds
and econtrols these landa for tho natives. The nroblems
oenceuntared by the government in the acquisition of land
in the Southern States are not met with in the Northorn
Statez since the government can talke possespion of or
ravolie rights of eccupancy of any land she is interegted
in for public purnosmes. | e -

Thare are parcels of undevellolped lands :m Zaria s.uch
as.aome ereas along Soloto road, the new Zaria Federal byaw
pasa and_Joa roady The government coan declarce these areas

.
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as'gagi&eatia& E"xi5°§m2"251' for large scale housing
development. A regidential environment is defined as

"a collection of attributes, or a residential bundlo.“ah

For present purposes, the important elemunts of the residential

bundle include accessibilities, characteristics of the plot,
and the qulity of the natural environment, as well as
characteristics of the mane-made environment such as local
population density, the neighbourhood's social composition,

ancd the provision of facilities such as schuols,jo These

reagidential environments for large scale housing development

would come as a segment of the Planned Unit Development
provision (P,U.,D,) for large scale projects such as industrial

estate and shopping centre proposed for Z.arin.31

it is also easier through the land tenure system for the

central authorities to control umplanned grwoth in any part

of Zaria. Unfortunately at the moment, there are more

unpl anned haphazard developments going on in all parts of

Zaria, than planned developments. Sub=gtandard housging are

built indiscriminately, some in areas where there are no

accesas streets at all,
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7.3 {41) HNEGATIVZ EFFECTS CT T0 LAND TSINURS SYSTEL,

AR s PR e e R R R s e Bm R e W e

The land tenure gysten does not ingtil into the people
gome security which they neudfﬂggtcver development they may
want to do on lancd, The right over the inprovement a person
doez on land censes on the expiration ol the right of
ocounaney and e is not entitled to any compensations Thisz
meanz that i7 2 person vho holds o statutory right of
occupaney for 40 years for a residential plot builds a
pernanent houge of an estimated life gpan of 50 to 60 years,
he gen no twore exerdine his right over his house for the
last 1C to 20 years and is not entitled to any compensation.

Apart fron thig, the area in which he builds his houge can

at any Eiuc be ecavired by the gevernment for a Ygood causel,

A lot of inraocurity exist on the part of the grantees.
People do not want to go into a business wvhich lacl:t secourity
and this is hindering housing developnent in Zaria,

7ol  THEZ RENT CONTROL TRIDUNAL AND !OUSING

Tha Xeduna State rent contreol edict was promul gated
in 1975 by the liilitary Gevernor and came into effect on the

1st day of December, 1975, Under the edict, the lilitary
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Govaerner naoy egtablish tribunals 4o be called Rent
ribwtala to be distinguishod by reference to the place
or area of operations The Rent Tridbunal is constituted
ag followgle

()

Chairwian who is a l2gal practitionor,

o

(bj a Senior Y“uilding inspector,
(c) a repregentative ol a trade union,
{a) a perscia anpearing to the NMilitary Governcr
to represent the interests of tenants in the
Ploce er area concernééi
" A member of the Tribunal may held office for a term
o tiree years, but any such manmber not being a person
enploysed in the public service oif the State may at any
tine regign his office by writing to the Military Governor,
A menber whe hag served on the Tribunal nay be re~anpointed
to hold office Zor another tern of three years. Whenever
the Chairman or any other wenber of the Tribunal is unfit
or unable %o diacharge his duties the Military Governor
may appoint any person he deems fit to aet in his place,
In any meeting of the Tribunel the Chairman and any
two menberz of the Tribunal constitute a quorud, A tribunal

han jurisdictiony o apoplicatioh made to it by a landlorad
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" or & tenant in the appropriate form, to determine in

respect of any accomodationse

(aj
IFb‘)

whaether it iz for¥ residential purposc; and
the appropriate rent pavable -herefore taliing
into account the nature of the facilitiez available

therein, see tables 7.1 and 7.2,

In determining the appropriate rent the tribunal

shall:

(a) f

A(bj
(a)

(c)

také inté account = ;)

(i) the gtate of repair of the accomodaticn
(ii) the location of the accoriodation; and
exclude the cost of any electricity consumed by

the tenant.

A trihunal has the following poweré:

to sunmmon any person to appear before it either
as a pnarty or as a witness in any proceedings
pending before its

to require any intorested party or witness to
preduce any docunent which the ftribunal congiders
relevant;

to adminster an oath to any person testifying

beXore itq



- 178 -

(3)  to make any interlocutory or final deoimion -
a5 the notice of the case puending before it
nay reguires and |

tog to order any person to be arxestaéléﬁ& chﬁfged
before a lingistratets Court with contempt of
a tribunal, |

~ The proceedings of a tribunal shall:

(a5 boe held in public; and

tb5 be deened to be judicial proceedings and tho
menbers to be judicial officers,

Every order of the tribunal fixing the appropriate

rant hac affact for » period of three years and binds
all nerpgons including any landlord, tenant, subetenant or
rnortgagec.

Where an application hag been nade by a tenant in

rosnact of any sccorwdation =
(a) no nctice to gquit the accomodation shall be
given by the landlord to the tenant before tha
decizion of the tribunal is given; and
(bs any notice to quite given by the landlord to

the tenant shall be of no effact.



- 179 =

TABLE 7.1

REIT‘I‘ PAYARLE PER ROOIT PER I'ONT‘i AL FIXED

- ey e ws W W o e W W e - e A N R

III "'IE RENT CONTROL EDICT FOR PERMnN"‘NT BUILDINGS.

S L, T ;
™YPE PIZ - .. DITCHEN ELECT- WATER BATH Wl.Ce HAXIMUM RENT/
LATRINE RICITY ROOH ROO}E_/HONTH.

- O W o W ey u B o e R gy B B A B Y B B oy B T e W M e M W m N

1 - X x X . Xx X, 16,00
2 X X x x X - }18,00
3 - X .. x X X M7.50
b  £ ” X - Sf X - 11750
s x x . - X e 0550
6 x X X e o x

o A --..—.- - R YR W O WE P A W sk W W™ v W ol W W . Wm L s B W W W

Noten: 1. X = facilitieo available,
2, The rent specified doeg not include the cost

of electricity consumed by the tenants,
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TABLE 7.2

REHT CONTROL UDICT FOR TLMIPORARY BL . LDINGS.

LaELR

- W e S M e B M A W O W W A M Ay AR B e B S N e R W W W T R W

WATER DBATH Wa.Ce MAXINMNUK

TYPE ROQE
' ING
WITH
CEIL
ING

B W W m M A M W O ms B G B f ot B W am MR AR o mE W A e e e wr Wl W M

1 X
2 -
3. =
-
5 -
6 -
7 -
8 X

PLAST
ERED
WALLS

X

X

ROOF
ING
WITH
ouT

PIiT

1T

ELECT

LAT CHEN RICITY
RINE

CEIL

ING

X

X

X

MM MMM R MR W

RENT/
ROOV/
MONTH

516,00
15,50
195,00
4,00
e 50
"y, 00
13,50
i1k, QO

14,00

i o AR M W% W Am R TR EE R R A% W PR W O BF Ak am W W M MR R R ST M W R W W a W W

Notos:

ER 3

1« X nmnecans Tacilities avaiidble.

fe Tihwe rent specified deoes not include the

cost of electiricity congumcd by the tenant,

L3
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No member of the tribunal or person duly authorised
to carry out the orders of the tribunal ghall be liable to
be sued in any Court for so doing. Any pergon who failed
to comnply with an order of a tribunal shall be guilty of
an offence, and liable on conviction to a fine not
exceoding two hundred naira or to imprisonment for a ternm
not exceeding tiree months or to both such fine and
irorisonnents A right of appeal io granted to the High
Court,

The above is reproduced Zrom the Rent Control
(Avendnent) Edict of 1975, It could be seen that the main
purpose o the edict iz to control the rent payable for
certain types of accomocdation.

7«0 (1) EFTECTS OF RENT CONTROL ON_THE LANDLORDS

ho HOUSING SUPPLIuRS AND T“N&NTS AS CONSUF“RS.

The Haduna State Rent Controel Edict is a means of
saving tenants from the high rents they pay to landlords.
Dut the high housing rents cannot be separated from the
general high cost of all other commoditios. It was because

of the high cost of other commodites and a general inflation
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that the verious governnents in the Country set up
Price Control Boards to control the prices of commodities.
The Price Control Boards failed 4n their functions because
they could not control the prices of comitoditices, If
hougsing rents are to be effectively controlled and to be
fair to the landlords, the prices of all other things
mugst beo effectively controlled or at least the prices

of building materials must be controlled. Otherwise there
would be no justification controlling housing rent without
controlling factors of »roduction of houging. Already some
landlordg are starting to fecl that the governnent is out
to protect the interest of the tenants only,

The Zaria Rent Tribunal has within the few months of
its inception proved equal to the task of protecting the
interests of both the tenants and landlordse. There have
been casas where the tribunal had ordered tenants to pay on
the s»ot arears of rent or face ejection, BSuch orders have
given the landlords rays of hope that the raeant control

edict was not pronulgated to victimse them.
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in gone cased, the rent control ecict has brought
confliots betwecn the landlorda and tenants, as reported
ofton in our daily newsnapers. In ladr-a for é#gmplé-
suoh conflicts had even led to a landlord remnoving the
roof of hig house in an attempt to cject tha_tenants by
foroca. Sae Plate 7.1. In some other cases as in Zarin,
the edict has motivated the landlords to renovate their
houses and provide nore facilities so azs to ralse their
rents to the values given in the edict. The edict hés
in this circunstance helped to increase the standard of

o

ow houging. ) ';.. . . ., . b3 7:'-_-. o o '.._. !.r- I I." 7



T
- |
vi' W :
;

]

PR ¢, . i —
9 8 . e . - 4 - ¥ . + by
Alhaji Mohammed Kolo’s building at U.7 Katsina Road, Kaduna with its roof removed yester
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CHAPTER 8

FMUTURE HOUSING REQUIREIENTS.

- em Em S e m e e .

8a1 EHERQDECEIQN:

One of the most urgent tac:s to be 'mdertalken in
Nigeria is estimating the pregent and future hpusing needs
in the wrban as well as the rural areas.BB The dewveloping
Countries of Asia, Africa and Latin Americe need a minimun
of 2k nillion dwellings annually, or about 10 dwellings
annually per 1,000 inhabitants conpared to the highly
develoned nations who need 6 to 7 dwellings per 1,000
inhabitants,33

The future houping requirements cannct be treated in
isolation from other factors necessary to acconplish whate
ever quantity of housing might be neadad in the future.
These factors are here limited to the following:

(i) Congstruction Activity,
(ii) Development of the local building materias
(iii) Housing policy, and
(iv) Controls,
8.2 (1)  CONSTRUCTION ACTIVITY.
Congtruction activity is related to population growth,

available incomey housing need, and the buyers preference for



housing type.Reasidontial construction activity i- also
aZfocted by the feollowing variables:

1e the number of units in the existing houging

inventory,

2e the number of Subestandard units,

3. the number of overcrowded units,

L, the number of residential demolitions, and
5e the nuaber of sound vacant units.jh

With the urban population of Nigeria currently
estinated at about 25% of the total population and with
the nercentage rising daily as a result of ruraleurban
nigration and natural growth, the construction industry
is just not yet in a position to be able to handle the
large increase in honging units required for the rising
urban penulation.

Construction activity has a nmnulitplier effcct on
productiony labour and income and therefore stinmulates
econo:ic growth,36 emnloys both slkilled and unsgkilled
labouwr, ic a vocational training ground for ruresl migrants
into the City.s? Congtruction activity accounted for "an
avaerage of 40% of gross fixed investment over the period
1951 = 1953 eeeeqs and directly employs about % of the total

regigtared labour force."38
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IS the future needs of housing must be met, construction
activity in Zaria urban gust bo stepped upe This will
algo oronte aomployment opportunities for the shilled and
ungi:illed labour, |

8.2 (11} EEEEEOEHENT OF THE LOQCAL ZUILDING HATEEI&Lf-

prigdeod bt A

It has become clear that if Nigeris in general is to
neet her future housing requirements she must develope her
looally available building materialz and depend less en
inported ones. Raw building materials such as sands,
grevels, clays,y limestones, building stenesy which Nigeria
hae large reserves are hot adeguately exploited today.
Only limegtone for cement manufacture has so far been
utilizods This iz mainly because merce attention is paid
to oll than any other nmineral,.

The wnder utilizotion of wood shingles and graszs am
read matting for ceilings, bamboo matting for verandahs
and fences,39 silica sandu and quartz veins for glass
inductry, clays for bricks and tiles, in the Country io

to be greatly deplored.
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B.2 (4ii) HOUSING POLICY,

"The foermmlation of national housing policy is
a central governmemt resrongibility but ‘ts successful
inplanaentation is increasingly dependent on local uuthoritian."&o
"A housing policy cannot overlool: the broader gociowcconcnic
context, Nor can it ignore the ways in which housing nay
exacarbate social and economic conflicts, The houging
problen in this sense cannot be alleviated gimply by the
nanipulation of housing variabled. It must increasingly
be approached by a broad strategy incorporating seocial
and econoric planninge Housing policies mugt be fully
intagrated inte plans which acknowledge the importance
o location of job and resgidence, of transport facilities
af education, recrcation and leisure needs and which offer
local interosts some control over these factors. Such
planning is not likely to be effective unless it is provided
at o regional level and forces different authorities to
aclmovledge the interests of neighbouring populations".&i

In Nigeria, the formulation of a national housing

policy is the respongibility of the Federal Government and

its implomentation is the respongibility of both the Federal
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and State governnments. l'Housing poliey in Nigeria fornas
o part of the National Development Plan,

Vagale had suggested that housing pelicy and programnmed

in Nigeria should be based on the following princinles:

(a) "in the field of housing, the government cannot
afferd to confine its role to planning and
regulation alonejg

(v) private enterprigse will not be able to provide
adequate housing for low=incongc groupngs,

(c) thc state, therefore, has to fill the gap and
promote, through somne pogitive means, the
construction o suitable houses for the low =
incone groupss

(a) this would inveolve a large meagure of assistance
in the forw of agrants and subgidies on a generous
secale and loans at low rates of interest and long
periondg of enortizntion."&z

Charles ibrams has suggested the following for housing

programies in developino Countriccie '"'planning houses that

the occupant can build hingelf with some technical aid or
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help in purchasing land or materiﬁlﬁ, or by building a
cobe house to which the occunant can add as hiz circunstances
pernit, Fﬁrthermore, an effective program lays out the
housnes and land so that a practical miniouwn of utilities
iz supnlied which can be added to or improved upoh at a
later tine. It plang transport routes and facilities so
thot cheap and a ¢cessible lang is brought within the work
orbit, Finnlly; the program must provide a system of
lean financing that requires payment of principal so
that the fundz can revolve for the bencfit of others.“&3

Adoverii had suggested that the provision of pininunm
ptandairds of envi#qnmental hygience and essential civic
anonities iz imfoftant in any houszing policy for a devee
loping Country.kh

A housing policy for a successful implementation of
future houeing reguirenents in Zaria would include the
following variables: ™
(i) financial assistance from the government

to those who want to build their own hougesg

(1i) low cost houcing programe for tho low incone

groupes Hare the governuient should undertake

the responsibility of providing low income
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housing. The low incone group could
organisad themsolves into housing co=oporative
movenentas for the purpose of attiracting

govoernment finaneinl aid .n their gelfahelp

housing;
(111) provision {or residential onvironments;
{iv) the total number of houging units that nust

" ba provided at a timo in a phased housing
Programme s E
(v}  the location such units must take into
conzgidorationt the places of work of the
supposed residents, accessibility to cownunity
facilitics ctes T |

(Vijl;}  definition of the réias ;f the pfivate and
public sectors for example on the type of units
to be provided by the private sector ana for
whor1 such units arc neanty

(vii) +  ° control over prices of building nmaterials; then

(viii) ront contrel.
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8.2 () . conmmors,

If the future housing requirenents for Zaria must
be mat, some controi mugt be excerised on cortain things
such asg?

(1) 1lana prices '

(2) cost of building mﬁteria!s and
{3) Rent,

Rent control had already been discussed in detail, Here
controls on land prices aﬁd:céét of building materials
arc:dlgcussed, -

842 ive(1) CONTROL OVER LAND PRICES,

| bﬁnd frices vary frott one sub area of Zaria urban

to mnother, Even within a sub=areca, there is no fixed

price for plots of the same size and location. Table B.1

shows the variations in land prieces in the different sub

arcis. |

The high land price ig due t;.a.géneral rise in all
other commodities in the Country. The case of the land
is quite different in that therg is no private ownership

of land and therefore the govérnment can effect a control

over land prices., There is an urgent need in Zaria of a



- 192 =

TABLE 8,1

it1,500
1,500
2,000
112,000

11, 400

SAR0 TERCHE TN IR ARTAR.OE TAREL CPEAK.
e I
SUB AREA : PLOT SIZE : PRICE RANGE
- un s on w0 w5 o o g o o s o ms oaw e e e e e ol e e e e e e

1 ]

1, SAMARU ' 91n x 91 (100ydz100yd) H1,000

2. SABON GARI : " E 11,000

3. TUDUN mm: " ' 11,000

he WUSASA | " : 1, 500

5. HANYA : " : 1,000

6. CITY : - : No Sales

b T i i ol g ol e AU W 7 W e O o s gl e

SOURCE: IYAN GARI'S OFFICE, SABON GARI,

INTERNAL RCECORDS,
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stebilized land price otherwise it would become extremely
difficult to purchace and for rcesidential developnent in
futuwre, High land price is a negative factor of housing
supply. Neither the governnent nor the people can afford
to envourage negative houging sunply factors now and
thorefore gsomething must be urgently done to put an end
to high land prices in Zaria. It is suggested that the
locel authority sells land directly to any person who
needs it. By this, the role of the middle mend who infact
are the land speculators would be minimised,

8e%e iv. (2) CONTROL EVER COS?T OF BUILDING HATERI&LS.

in chpator & table 6,5 a conparigion of pre-~ and

post=Udoji prices of some raw building materials in Zeria
wan given. As high as 325% rise in cost price has been
recordaed in one of the materials. Other materials show a
rise o7 not less than 100)), The figures show that cement

hes the least percentage cost increase of 165%, because

of tha Tederal governuents attempt teo fix its prices in
different parts of the Country, Desapite this attempt the
prico still goea up beyond the fixed price. The government's

attempt to control the price of cement for example hasg not
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beon successful and it is not likely it would suceced in
agther building matarials. It iz suggested here that
import licenses should be granted to as many people or
grouns of people as have the capabilities of inporting these
matarialc into the Country, Duties on those materials
ghould be reduced to minimum if not totally made duty free,
Within a short time the Nigerian markets would be flooded
with bullding materials and the price would control itself.
This strategy is necessary because somaething positive must
be done if housging problems must be solved in practical
teriisy and that within a time that does not uneccessarily
prolong the sufferings of the homeless.
= The high cost of land and building materials if left
unchecl:ed will certainly deter many people from buying
land and building houses for owner occupation and or rental
purposges and the rent contrel edict would be meaningless,
The ront control edict should howevery be considered as a
very tamporary moagsure and not an ond to solving the
probleins of tehantgs, Every tenant would want a low land
prico and low prices of building materials to enable him

build comfortably a house for himasclf,
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8.3 PROJECTIONS.

Projecticns of the Zaria housing needs in 1981 and
1906 and estimation of the current 1976 -.cods were based
on the analysis of major weariables relating to household
characteristics and suplly mechanisms, Population was
projocted to 1981 and 1966 respectively based upon past
population trend, and the housing required to meet that
pvopulation was also projectied,

8e3 (1) ZCONOMIC AND POPULATION PROJECTIONS.

One of the cardinal principles of the traditional
method of housing market analysis ic an accurate economic
and population forecasting. The economic and population
projections given separately below are rough and could not
be guaranteed as being accurate.

(a) ECONOMIC PROJECTIOHN,

Agricul true, commerce and small scale manufacture
will continuec to dominate Zaria cconony. Prospects
for continued economic expansion rests mainly with
these sectorse It is also assumed that the large
scale manufacturing and government employment will

also continue to incrense.
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(2) ECONOIIC PROJECTION (Contd.)
In 1970, the total labour force stood at
25,000, In 1972 it inercagec to 35,000 giving
LOY increase in two years. Using this percontage
a total labour force of 68,600 iz expected in
19763 161,3L7 in 1981 and 368,946 in 1986, See
figure 8.1.,, Table 8,2

(n) EOPUEATION PROJECTION,

Population projections had already been done in
chenter 5 based on the 19673 National population
cengsuse. Ag indicated in Table 5.1y the largest
nunerical increases are in Tudun Wada and Sabon
Garies Table C.2 relates anticipated population
and labour forece increases. The labour force of
Zaria will continu® +to rise as the population
risec.

8.3 (ii) HOUSEHOLD PROJECTIONS

Ld
Projections of sub=areéa households were based upon
the average houschold size frend, and a constant population

growth ratc = migration gnd natural growth, Table 545.
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TABLE 8,2

PROJ“CTED LABOUR FORCE AND POPULAT MM RELATIONSHIP,

S

1976 Labour Force

) T

{Estimate)

Population (Estimate)

1981 Labour Force (Projocted)
Population {(Projected)

1986 Labour Force {(Projectod)
Population {(Projected)

Increasae

Labour Ferce (Projected)

Population

(Projected)

68,600
284,980

abg 1%

83, 5%

207, 599
764370

2,658 Workers
added per 1,000

population added,.
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843 (i1ii) iOUSING DEMOLITIONS,

= M W= = = @ W W = -

Tho total number of housing units te be demolishod
vere estimated for 1976 and projected £ 1981 and 1986,
This was done on the basis of data obtained in the field,
The data was analysed in order to determine the future
trend of such activitics,

a3 {(iv) [IOUSING _ADDITIONS,

The projected new constructions between 1976 and 1981
and 1986 and the estinated new construction for 1976 were
based upon mininun housing required to acconmodate the
antitcipated new household fornationg, reduction of occupancy
ratio, end denclition of dilapidated housinge

8.2 (v)  PROJICTIONS OF _HOUSING NEEDS_TO 1981 NAND 1986

The future housing needs previcusly caelculated in
chaptor 6 using the supply equation takes into consideration
the quantity of replacement units after demolition separately
in the overall quantity needed_,cince thege units are supposed
to renlace part oi the existing, they are not considered as
geparate unitos in the overall quantity projected for each
year as given here, The projectionz are done on subearea

besize Table 8.3 shown 2976 estimated housing noedss
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HOUSING NEED ESTIMATE FOR 1976 r
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71,680 Existing Housing Stock 1976
Yo s
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1
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hi 1 ' ]
1 H
Submirea Present ' 8,L10, 4,160 , 6,640 ! 2,470
Stoals : i ' !
t 33.8% , 19.2% , 30,6% 1 11,4%
1 I
M W o A o B W e W oam o am W e ] o m o m mie e wm w wm w R oW W o mw
t ' ' i
Unit Replacement ! 1 ? :
Needed after Demo 8L , L2 66 1 28
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uo-_l-l--—l-uuln'ﬁamd‘dnn--‘uﬂﬂﬁn'hhdﬁﬂ-
1 ]
AdQitional quan~ F : ! f
tity needeq for | 1 '
cccupancy ratio 0 639 ! 107 412
reduction from ' - oo b .
3.5 to 3.0 1 | 1
1 ' ]
] ! ]
Sub=Arca total . al 735 : 173 440
| ' ]

'

Total Inmediate Need 1976 &L&é& '

R o !
Expected Total Stock 1976 224892 :
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fha total immediate housing need for 1976 ia 1,432,
0f thesc housing units, 91k will be'doﬁpdund typo, 222
will Do dotached type, 216 will be semi - detached type
and 30 will be row type. The expected total stock by 1976
1o 22,892 : | o | S y -

The total housing neod projected for 1931 iz 15,220
Of thede houging units, 9,710 will be conpound; 24359 will
be detached; 2,298 will be semi =~ detached and 852 will
be rov typee The total expected stecek by 19801 will be
37,540 unitze Table 8.k |

The projected total housing need for 1986 is 20,003,
0f thace housing wunito, 12,762 will bo compound type
35101 wil) be adztachedy 3,070 will be semiwmdetached and
1120 will be rows The total expected housing stock by

19855 will be 55,553 units, Sce Table 845 P

In summary, the nunber of houcing units needed hetwaen
19756 and 1966 for units replacement, ocoupancy ratio reduction
and now houschold formationd (Figure B8.2) arc shown below

2343836 Compound type,
5,685 detached type,
5¢53L semimdetached tyne,

3,0?2 row tyne
Total = Hgﬁ;ﬁﬁ; all types,

Eaeh quanity is zsubjeet to change dﬂpending on neada
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TABLE Bok BT
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|
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]
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TABLE 8,5

IIOUSING NEED PROJECTION FOR 1926_

. em wm Ew Em ew EE e mw AW e e e e
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Belt PIASE PROGRAITMING AND COST ESTIMATE,

Probably, the most important espoot of housing market
analyzis is the actuual implementation of housing targeto,
The identification of housing needs wil. not result in
housing targets being met. Positive action must be talten
to meet thegse targets, Thisc section sets out to show
howr the targets could be met by phasing the housing
progra-mo, and it also givec cont estimates of ecach phase.

8.k (1) PHASS PROGRAILING

A programme for the suceessful implermntation of
houning targets could be divided into phases and subsphascsa
The 1976 estimate, the 1981 and 1986 projections arec
considered to conotitute a phase eache Pach phase is
furrther divided into gsubephages which are quarterly neoeds
o7 eacli nhase,

Bk (11 COST ESTINATZ.

The coast egtimate for implementing houging targets
for 19756, 1981 and 1986 ic given in Table f46. Calculation
iz dona on the assumption that each unit, whether compound
dotachoed, semiwdetached or row type will cost an average

oZ 110,000,
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SUITIARY OF COST EETIVATE.

i

4ST PHASE 1976 = M1k, 520, 000

PND PHASE 1981 - H#152, 190,000

3RD PHASE 1986 »  N200,030,000

Lo I ]

TOTAL ALL PHASZS = = 11366 , 540, 000

Thiz moans that a total capltal inveotment of_ﬁgsg,éég,gog
is neaded to meet the houcing targot of 36,655 units for

Zarin between 1976 and 1986,
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CIIAPTER 9

"Gr\

PROPOSALS AI-ID POLICY “\ECOI'.IJ"" ND.P.""‘IONS

i s A o B - A W ok A Wy B M e

Sel TIITRODUCTION,

The proposals and recormmandations  iwven in thie
sectlion ara based on the prosent housing situation and the
genaral problens alfeeting the housing narlket as identifiled
during thae courpe of ptudys, The proposals are not themsolves
means o7 implenenting the pregent and future housing targats
but spuggestions on definite actions to be taen to meet
the torgetss Sone of the proposalo are shorteteruced and
pone exra long=terued and all ere sul joct to ammendments ag
needs nay arise in the future,

9,2 ”ROPOS;\LS AND RECGI 4’"’NDATION»-

Below ere the proposals and policy racommendations?

1. HOUSYNG CO-OPEP.A"‘IV"‘ SOCIETIuS.

P R G R MR TR ST e W " A

89% of the housing units currently under construction
are by selliwhelp, Only 11% aro being built by registersd
building contractors or JTirms. Self-help housing is one of
the gurast ways out to implementing housing targets in
Zaria. it iz recomiended herae that the people in each

submares of Zaria urban should organisge themselven into
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flousing Comoperative Societies. Government would in turn
mal:c Zunds in forim of loana and grants available tc each
Comoporative Socicty. The total estimated capital investment
for implementing housing target is #366,540,000, 89% of this
amount, that is N326,220,600 should be g'ven out by Government
ac loans and grants to these Co~operative Societiecs to be
loanad out to members. The perisnd of renayment of the loan
by each member: of the Soeclety will be a minirum of twenty
years at o very low rate of interest. It is by this way that
avorrbody would benefit fron Government housing loan schemes
whieh at the moment are being enjoyed only by the Civil
Servahts,

The M326,220,600 loan for these Housing Co-operative
Societies would be given out in three phases, The first
phase would be to meet the 1976 target, the second phase
for 1951 target and the third phase for 1986 target. The
money should be loaned cut on a ratioc of 312:1, The 1976
targnt in immediate and requires the highest anount, On
the basis of this ratio, the loan will bhe digtributed as
followrss

1ST PHASE LOAN =  N163,110,300
2ND PIASE LOAN = 11108, 740, 200



.éa bccome.a membér o7 An& one ol the Houaing
Comonerative Socletioz which fowr have been recommendod
for Zaria, one aach at: Samaru, Tudun WecloAlusase, Sabon
Gari and City, tho person lins to pay nenberghlp fees whieh
wiil be docided by the members and also a fixed nonthly
savingo towards the housoe he intends to builad in future,.
When the person is duoe for loan, the Society will undertalke
huilding the house for the person to the value of his loan.
Building nlans and gites will have to be approved by the
Tovn Planning Authority before the houge is built. After
the houso had been built the person staris naying baek
the loan which will be the difference betweaen wvhat he had
savad with the Society and what the Society had used in
building the house Sor hinm,

2 RESIDENTIAL ZNVIRONLGINT,

Gavgrnment chould pet up a town planning authority
in Zarias This nlanning authority would be headed hy a
qualisied town planning officer. As on interinm development
meamoa, npending vhen a magster plan weuld be drawn for

Zarin, the town plamning office would amoﬁg other functions,
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provide prepared pites people to bﬁil&log; When an area
iz declarad a regidential enviromment, the tovn planning
authority would construct accass streets, lay water pipes
to tha area,provide all facilities necesgary in a residential
area and finelly lay out the plots for people to build on,
This would prevent haphazard development.

4% COUSTRUCTION FIRIS

e e e . -

lHost of the existing construction firms aro single
proprietorchips, They lacl: equiprnent and personnels and
are financlally incapablo of handling major houping projeots
It in roconmended that these single proprietorship fimms
should regroun thompelver into larger firmsg., Thia will
anabla them raise enough capitals. Asg larger Zirns they will
he in g botter »oeition teo obtain financial essistance in
tha form of loan from the government and banlig.

.It iz reecomnended that government should mplie it a
polioy that only those firms whieh have adequate bullding
equirnmant and qualified construction personnels with corti-

‘ieaton from voocational eentras would be allowed to regismter

w

ac congtiuction firng,.
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L. JUILDIIC MATERIALS,

Governnent intervention is necessary to remedy the
situation of high cost of building mater 'els, Import
licenses should be granted to Nigerians who have the
financial ebility to import those building materials which
are gtill imported into the Country. These building materials
should bo inmporte=dutywiree so that they will be sold at low
pricons to the neople.

5e IOEAEIQH&L-TBAEHEN E.

Construction activities arce gathering momentun daily
in ell the urban centros of Nigeria, and provide job
onportuni’ ies for both the g-illed end unsgl:illed labour,
Governuant should establish voeational training centres for
the training of artisans for the congtruetion industry. This
io narticularly necessary in Zaria where the largest number
cf the local conatruction firms do not have technieally
qualified nersonnels,

Ge UTILIZATION OF LOCAL BUILDING IATERIALS,

Thoe locally aveilable building materials are under =
utilized, There is much need of carrying out research into

how thasae naterials could be refined for o longer life span use.



The Tederal Govarnment should provide research funds
to the Dopartment of Building and any other interested
Departments tihrough the Ahmadu Bello University to carry
out rasoarch into the locally available puilding materials.
Suoh a research would bg on how to rofine these materials
for & longer life span use in the building industry,.

Te JOUSING TENURE,

60.3% (13073) of the present 21680 total housing
stoa: in Zaria are rental houasing while 39.7% (8607) are
owner oocipiad housing. The present enphasis and
recommendations are on housing ownership. This will
roverse the present trend in the futurae,.

8. IIOUSING T'£PE.

63.7% of the present stoc: of housing are the
compound typay 15,6% aro detached, 15.1% are seniwdetached and
15.,6% aro row type. In the cost estimate the largest share
of the investment iz on gompound type of housing. The
compounc type, apart from QJeing the most popular among the
people, can accomodate as many houscholds as are willing

to stay together. It encowiragos communal living and abave
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all nininisec the cost of providing facilities. The
single family dotached type o2 housing in our G.R.4A.
should be discouraged for its high cost in providing
separate housing and facilities on single household basgis,.

9.  EBSIDENTIAL QUARTBES ALLOCATION.

The present praoctice where only the Bigh income
grouz worl-ers benefit from housing alloecation in the publie
and pountiwpublic institutions is gross social injustice.
If housing must be provided, it should be for all categories
of worlers and alloecation of such housing must be on the
basis o7 fanily size and car ownership, TFor example when
houging is provided for all categories of woriters in A.B,U,
thona worliers who have no cars ghall be allocated housing
as near their places of worlt as popsasible,

10, INVIRO! 11‘.'§HTAL IGIENZ,

The environmental hygiene situation in Zaria is
deplorable. The local authority must show more concern
to tho health of the people and drain the water logged
gutterns, procide street cabbage bing and ineinerators and

logl: aZtor the general environment,



Sono householdg gtill have their water gupply from
surZace wellg which are exposed to sewage water conteraination,
The local authority should inerease the nunber of communal
pipe” water Ltaps and also extend the present service lines
to cover 2ll narts of the Zaria urban,

i1. RENT COIITROL,

Ront contrel should be regarded as a very tenporary
short~tar gtrategy to solve the problens of tenants. As
& long term measure government should ptep up its housing
conotruction for the peoople and give out gencrous loans
for peli-halp housing, Whoen therpe are suocessfully done,
house ront will control itsell,

1%. 'OUSING POLICY,

Ths smetting up of housing policy is the responsibility
of tha coeniral govaernnent. Such o housing nolicy should
define tho roles cof the private and publiec sectors on the
type ol houses to be provided; spell out how mueh governmeont
lecans and grants would be given for self-heln housing and
other housing projeets nnd also contain definite programmec

for inleumentinag houzing targets.
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13. PROPOSED ROLIES QF :!'.'E ;IOESING CORPORATIO[ Sl

- = s = S = e = .

BUILDII'G SOCIEITES; ’I'O'J'N P...AH'NING AU ORIT_Y-,

- @ o =

CO!‘STRUCTIDN FIRIS AIID T'E KL "STRY OF HOUSING‘

URDAN DEVELCPMENT AND EN\" IRONMENT FOR IMPLEMENTING

4 S5 = = = O = N . N A ms M s B Pm e Y M m W -

IIOUSING TARGETS 1IN ZARIA.

The New l{iag_ria Deveclopnent Cowtion (Propo:*tie::)
Linited is owned by *the Governuents of the Northern States,
The Companyt!s responsibilities include development, construction
of housasz for pale to members of the public as well as for rental
purposas, The Company also undertalies the development and
nanagament of housing estates. Recently the Company launched
the "loue Owvmership Scheme", a programme meant for the provision
of housas for private purchasers, Last yoar, the Comapny
comnplated only eleven housing units under the Home Ownership
Scheme in Maduna, These houses had already been sold to
membera of the public.

So far the Company had built only cne housing estate
in Zaria - Hanwe low cost hougsing estate. The Company should
extend its Hone Owmership Scheme to Zaria and build housen

for the public to buy. liore of the low cost housing estates
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should ba built, Governnent should :malze available about

5% o2 the teotal investment for the implementation of hougsing
targets in Zaria for this Comnany to gtart its Heme Wwnoership
prograse and develope nmore low cost housing estates. That
neans about 113,327,000 would be needed for these two
Prograniios.

Ihe Nigeria Building Society was establiched in Nigeria

to help grovide hones Tor Nigeriansz by lending the pwrchase
nart of the ceost of a housme. The Society operates niortgage
loan sohene. Nornal or besic loans range fron 16,000 to
130,000, Repayment is on monthly basis up to a maxirmmn of
twenty yoars, and 6}%) interest is chargeable. The Socimty
algo operates the target savings system, Under the syston
ohe ocould save 112, ML, 16, 10, 20 or 140 monthly for a
period of Lk years running after which one could withdraw the
savings with interest and build a house or do something olse
withh the money.

The Migeria Building Society!s role in implememting
Zaria'o housing target ig tq_grant more mortgage loans to
the peonle individuallye. Tﬂece mortgage loans would go a

long way to nromoting scellf-help housing in Zaria., About
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6% 07 the total ocapital investiment of §1366,5L0,000 for

tho inplenentation of housing target should Yo made avallable
to the ﬁigoria building soclety for this purposcs That
neans about 21,992,400 will ba given tc tho Society.

The sotablichment of a Town Planning Authority for

Zaria had been proposed carlier. Ito role in addition to
those mentioned before in the implementation of housing
targat would be to approve building plens to eitsure that
nininua ptandard ic maintained, exercise pelice power in the
control of develepment and also make land available for
any housning projeet that night be undertaken by the
individuaals or groups of individusls,
Whan_loan is given to a person for houging; it would
be the responsivility of the person to enter into contract with

any oI tho Congtruction firms to build the type of house

the porason choosesn, The construction firmgc must got thorie
selves involved in the programue by getting ready always
with aquipnent and personnels and worl: fagt so that the
targets might.bg mot on time.

The role of the liiniatry of Houging, Urban Developusnt

and Invironnent will be to cowcrdinate the functions of the
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llew Nigaria Developnent Corporation, the lNigeria
Building Society the town planning authority and the
construction firmns, The liinistry vwill alpo advige the
governaent on policy matters and where e Jhois should be

placed in order to meet the housing targets. The bull: of

the money to implenent Zaria's housing target will have
to come from the Federal government through the Xaduna

State government to the various agencies,
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