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ABSTRACT

This Thesis is an attempt to present i nformati on
on the inplementation of the New Federal Capital City,
Abuja and also exam ne the problems faced in devel opnent
control in the course of regulating, harmonizing and
coordinating the implementation of the Plan for the New

Federal Capital City.

The idea of New Towns or Planning and relocating
New Capitals is not new. Various reasons necessitated
the change of the Federal Capital City of Nigeria from
Lagos to Abuj a. Anmongst these reasons is that Lagos

is no longer capable of shouldering the dual role of

being the Federal Capital of Nigeria as well as that
of the Lagos State. Above all, there was congestion
traffic jam and lack of land for expansion. Ther efore,

it was necessary to nove the capital to a new site
Sso as to create a nmost attractive environment and to
provi de decent and healthy living conditions for all

the city's residents.

The study, therefore, exam ned the tools for
i mpl ementing the Abuja Master Plan so as to achieve
this objective. These tools include political, econom c,
adm ni strative, social and | egal. The | egal conmponent
was singled out and this was used to evaluate the
i mpl ement ati on of the New Federal Capital City, Abuja.
The survey showed that the |egal component, that is,
Devel opment Control which is supposed to coordinate the
i mpl ementation of the plan for the Capital City is faced
wi t h many probl ems. Agai n these probl enms were cl assifiedunder



econom ¢, adm nistrative, social , politial and |egal

The study showed that Devel opment Control officials
have not been able to harmoni ze, regulate and co-ordinate
the implementation of the Plan for the Capital City as it
is supposed to. A review of two Districts (Wise | and Garki

at the micro-level and macro-1level showed the presence of

a number of illegal developments and contraventi ons on
buil di ng regul ati on. In some areas the Master Plan was
altered thus leading to serious problems. The inability

of the Federal Capital Devel opment Authority to compensate
the original settlers has also contributed to the numerous
probl ems facing Devel opment Control, a problem which made
it difficult to implement the plan in those areas where

the indigenes reside.

Based on the findings a number of proposals were made
which if taken into consideration can go a |ong way to nmake
devel opment control functional and effective enough to
regul ate harmoni ze and co-ordinate the inmplementation
of the Plan for the New Federal Capital City so as to
achieve the objective of the Federal Government, that is,

to build a befitting city for Nigeria.

Bulus G. Atara,

July, 1990.
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CHAPTER ONE

1.00 INTRODUCTIOCN

1.10 STATEMENT OF RESEARCH PROBLEM

The idea of planning and relocating capital A
cities 48 not new phenomenon the world over. Yeriocus
factors necessitate the relocation of a nation's capital
¢city. The establishment of Abuja and Brasilia for
example are based on factors of congestion of the
former capitals and centrality amongst other reasons.

In the case of Abuja, the decision to move the
nation's capital to Abuja was taken im 1976 by the
Faderal Military Government after studying and
accepting the Justice Akinola Aguda Panel Report which
declared Lageos as unfit and no longer capable of
shouldering the dual role of being the nations capital
city as well as ths State Capital of Lages due to
the problem of inadequate land space for develoément.
Thus the aim of the change of the capital city to
Abuja was to create a mest attractive environment for
the national seat of Government and to provide decent
and healthy living conditions for all the city'sg
residents. .

Follaowing the Establiﬁhmenf of Abujﬁ.as thé
new Federal Capital of Nigeria by Decree No. 6 of
1976, the Federal Capital Development Authority '

(F.C.D.A.) was vested with the power teo plan and
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develop a befitting city for Nigeria., A Master Plan

was produced to guide development in the city. But

there are many problems of implementing a Master Plan.

These problems include social, political, economic,

administrative and legal.

The legal problems border on development

control which is the main concern of this study.

The development coentrol which is supposed to coordinate,

harmonise and regulate development of the new city is

' faced with many problems such as administrative,

financial, technical,rsociaiﬁand political. These

problems are manifested in the following issues:-

te

2.

Development of the Federal Capital is not
being carried out according to the proposed
plan. a | . _

Illegal developﬁents are springing ﬁp bhoth ih
government and private residential areas.
Less than 25% of the present development in
the city are private yet 20% of these have
one contravention or the other.: . |

There is rampant change of use by private

developersg without obtaining planning permission.

JUSTIFICATION QF STUDY

Develeopment control is an essential.?art of

plan implementation process without which implementation

15 not complete and there would be no positive . .

" developmant. Indeed it is part of a much wider planning
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activity and should be a vital compdent in the
implementation of planning ﬁolicy. In fact one can
have beautiful layouts but if not contreolled a slum
can emerge.

Since development control is responsible for
coprdinating, harmonizing and regulating development
in the new Federal Capital City, any problem which
hinders development control from performing well will
definitely affect the implementation of the city.
Therefore, to avoid the creation of a slum in Abuja
a solution toe the problems facing develeopment control
must be found. This study is, therefore, aimed at
finding the root causes of the problems facing

development control so as te propose planning sclutionas.
P T . e

1.30 AIM
The aim of this study 1s to examine the problems

of development contrcl as it relates to the implementation

of the Abuja Master Plan with a view to finding solutiona,

1.40 OBJECTIVES

The stated aim shall be achieved through the

following objectivesi- . - o o fxff%

1as- To review the conceptlof plan impiémeﬁtatidﬁ
and development control.

2. To examine the legal and statutoery instrﬁments

for controlling development in Abuja.



3. To briefly review the proposed Abuja Master
Plan and then appraise the existing land use
of some selected areas of phase I of the

Federal Capital City.

4. To review the problems of Development Control
in Abuja.
5. To make proposals for improvement based on the

findings of the study.

1.50 SCOPE AND LIMITATION

The study is concerned with the problems of
development control and how these problems affect the
implementation of the Abuja Master Plan. However,
no attempt will be made to review the whole Abuja
Master Plan as this will need more time than is
available to the researcher.

The study is limited to Phase I of the Federal
Capital City and within the Phase I emphasis shall be
placed on quki I, Garki II, Wuse I and Wuse II Districts
respectively. These districts (Wuse I and Garki I) have
been chosen because they are areas where infrastructural
facilities, utilities and services have been provided
and also 80% of Abujaresidents are accomodated there.

Wuse II and Garki II Districts on the other
hand are yet to be provided with infrastructural
facilities although the plots have already been
allocated and some private developers have commenced

work on their plots.



1.60 METHODOLOGY

1.61 Method of Data Collection

There are basically two sources of data

collection; the primary and the secondary sources.

i Primary Sources?®

This involved:-

(i) A reconnaisance survey of the entire
Fhase 1 of the Federal Capital City
Abuja using the Abuja Master Plan to
evaluate physical development in the
various sectors of the city.

’(ii) Physical measurements of some completed
buildings were taken to determine the
degree of compliance with the approved
plans.

Private developers were not around to
be interviewed so only the approved
building plans in Development Cohtrol
Office were used.

(ididi) Oral interview with Development Control
staff was conducted using structured
questionnaires. There are twenty five
staff members and 13 of them were
interviewed. Only those involved in
the processing of plans or those who
cenduct site inspection report were *

interviewed. The other supporting staff



(iv)

(v)

(vi)

like the Accountant, Messengers,
Drivers and the Typists were not
interviewed.

Personal observation (participaryt
observation).

Researcher's previous experience with
the Development Control Division in
Federal Capital Development Authority,
Abuja.

Photographs were taken where they serve

to illustrate a point.

Data from Secondary Sourcei

These include:~

(i)

(ii)

(iii)

Records of activities of the Department

of Planning and Surveys such as number

of planniné applications received for

plan processing and approval for the

past six years (1982 - 1988).

Information about adequacy of manpower

situation.

Relevant laws guiding development in

the Federal Capital City Abuja. These

include: -

(a) Decree No. 6 of 1976.

(b) Law to make provision for the
replanning; improvement and

development of different parts of
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. f : Northern Nigeria, Town and
Country Planning Law, Cap 130, .,
Laws of Northern Nigeria 1963.

1.70 THESIS STRUCTURE

The Thesis is divided into four parts-. Tﬁe
first part is the intreduction. The section presents
the problems of the study.

The second part deals with the theorttical
framework. Here the concepts of Plan Implementation
and Develoepment Control are examined and the relationship
between them was established.

The third part describes the legal instrumenta
used in controlling development in the city and
the existing landuse development wos also treated here.

The fourth part deals with the evaluation of
the existing situation against the - . =~ Master -
Plan of the Federal Capitanl City. This leads to the
identification of the problems of pPevelopment Control,

Recommendations are then made based con the

identified problems (see Figure I).
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1.80 THE STUDY ARLEA

The study area is the Federal Capital City
which is located at the North-gastern quadrant of the
Federal Capital Territory. It occupies an area of
250km2. Being centrally located the New Federal
Capital City is easily accessible from all parts of
Nigeria and indeed the principal cities of Africa.

Thé name Abuja was derived from the former
town which 1lies north of Abuja City new known as
Suleija. The Federal Capital Territory itself is
located in the geographical centre of Nigeria. It
lies between latitudes of 25°N - 9°20'N and longitude
6° 25'E and ?0 39'E. It occupies an area of 8,000
square kilometres. It is bounided to the north by
Kaduna State, to the East and South east by Plateau
State and to the south west by Kwara State and to

the west by Niger State.l

1.81 Physical Characteristics of Study Area:

{1} Climatic Characteristics of the Area:

Temperature:

The Federal Capital Territory records its
highest temperature during the dry season when there
are few if any clouds. Changes in temperature of
as much as l?bc have been recorded between the highest
and lowest temperature in a single day. During the

THac .

rainy season, the maximum temperature is lowcrhﬂue to
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the dense cloud cover. Diurnal annual range is also
much lower, sometimes no more than ?ob in July and

August (see Fig. 4).

Rainfall:

“"The rainy season in the north-eastern FCT .
hegins around the 10th of April and comes to an end
around 20th Octobnr".2 Thus the duration of the rainy
season is between 180 = 190 days. Figure 5 shows mean
monthly rainfall of Abuja Area. The rainfall is
concentrated between 3 - 4 months. 60% of the rainfall
is between July, August and September.

This concentration of rainfall shows the needs
for drainage system that can handle large volumes of

water very quickly.

Vegetation:

The vegetation is characterised by park
Savanna. Riverine depressions are typically skirted
by fringes of thickets and high trees. There are
occassional patches of forest or heavily wooded areas.

Where the land is being farmed recently
shrubs savanna occurs. The forest within the riverine
areas within the vicinity of the city varies from
high forest to a mixture of weoodlands, galle¥rforests,
and dense thickets (IPA, 1979)3.

Because of the paucity of wooded areas in the
immediate vicinity of the Capiial City, the Abuja

Master Plan recommended that efforts should be made to



- 11 -

preserve wooded areas in and adjacent to the city

for their value as aesthetics and recreational resources
and amelieprating effect on climate. Within the site

of the Federal Capital City itself the objective is

to protect stream water courses. If trees are left
along these stream courses they will serve as channels
for storm water runoff since great variation in stream
flow during rainy season frequently makes culverting

impracticable.
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CHAPTER TWO

2,00 THE PROCESS OF MASTER PLAN TMPLEMENTATION AND DEVELOPMENT CONTROL

2,10 CONCEPT OF PLAN IMPLEMENTATION

Several definitions have beeen advanced as to what constitute
a Master Plan. Among such is that of Kent who defined the Master Plan
as the "official document of a Municipal Government which set forth
major policies concerning deisrable future physical development of a
community".l In other words the Master Plan indicates in a general
way, how the policy makers want the community to develop in the next
20 - 30 years. The Master Plan then is “basically the conceptual
framework which defines the main options that have been selected".2
This will include such things as roads, natural sites, infrastructure,
green belts, public and semi public, buildings, commercial areas, etc.

In the case of Abuja the Master Plan was prepared by International
Planning Associates (IPA) and handed over to the Federal Capital Development
Authority, Abuja in 1979, This Master Plan "pescribed the pattern and
modes of physical developments that should be carried out or embarked
upon in the building of the New Federal Capital Ci:y"3 Abuja and its

surrounding region which is the Federal Caiptal Territory.
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Implémentation on the other hand comes in when
the plan has been prepared. Indeed it is the physical
transformation of the proposals into reality or action.
Thus plan implementation is an essential and integral
part of the planning process. It is at the implementation
stage that the plan will be translated inte action and
all unrealispic proposals can be identified and reviocwed.

| Althpugh technically sound Mapster Plans have
béeﬁ“prepared by experts for many Nigerian cities and
Towns, these plans in most cases remained paper plans.
This is Dbecouse during the formation of the plan the
financial, technical, administrative and land resources
were not takon into consideration. | | |

Indeed in a study carried ouf.iﬁ'Makﬁrdi, Kaduna
and Lagos, Agaba found out that these plans "failed to

be implemented because they were not realistic".

A proposgsal should be realistic and flexible enough to
reflect economic reality of the scciety and at fhe

same time flexible to accomodate changes over time.
Plan implementation invelves activities that trnnslaté
the plan into actinn and also executes rather than
conceived. For a plan to be implemented according to
proposal, there shonld be a good administration. This
administration inveolves '"all the acts and actions by
public auvthorities and private agencies"5 which are
required to yield in degftnitive form, the results which

the paster Plan proposes.
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2.11 Tools of Flan Tmplementation

Inferences drawn from the above review is that the
concent of Plan ITmplementation embodies two different things.

The first concept is the plan and the other once is the
implementation aspects. From the review implementation is
the fulfilment of what has been proposed in the MNaster Plan
and this needs some tools. These tools include social,

political, economic, administrative uand legal.

Economic Toolj-

‘This involves financial problems. Without funds neither
the Government nor the Private Sector can implement any plan.
S5ocial:r

‘he people for whom Lhe Master Plan affects should be in
the picture of the plan. pPublie participation is higﬁly neesded.
If the people are not in support of the plan, they can
frustrate the Government or the private scectors during the

implementation period.

Political:

This depends on the ruling party or the Military Head
of State. If he is not in support of the plan he can starve
the implementors of fund.

Administrative:

The administrative set up can also affect the
implementation of the Master PPlan. Frenuent changes,
unnecessary burcaucratic protocols can also affect the
performers of the implementors.

But as it was mentioned in the scope, only the legal
tool shall be tyeated in detail. Implementation per se
invoives two actars {[Government and Private Sectors).
Government action can be through legal devises which are
regulatory in nature and this are referred to as Development
Control Measurcs with Zoning Jegulations and Building Dye-Lawsg
as tools of immlementaltion. Non=legal methods are through

working relations like by co=-ordination, persuasion, incentives
and direct investment in infrastructural provisions dand housing.
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As mentioned above implementation can only be
achieved when the two actors (Government and the Private
Sector) have the backing of the tools (Finance, Legal,
Political, Administrative and Technical Competence).
Of these tools the legal one is of great interest to the
physical planner because it deals with spatial organization.
The various tools and actors involved in plan implementation
are shown in Figure C.

Figure 6: TOOLS, ACTOI!S AND ACTIONS INVOLVED IN PLAN
IMPLEMENTATION

Tools of Plan Implementation |

[social| [Political [Economicdl [Administrative| |[Legal |

Action
1[?‘ M =
Government] Pr*v&ie(Conntructio?f
of Housing Units) '

t L
[}ndirect ACtiQEJ Direct Action
— 1

* & — _JL_

Legal Action Non-legal Action Capital Investment
{Development (Persuasive Improvemenﬁ in
Control) Measures) |Infrastructure
Zoning .Sub—Division Building

Regulation Regulation Bye-law

Source: Adapted from Kulshrestha, S.K, (Areas of Covernmental involvement
in the field of Town Planning and the role it must play in the
public interest. 4th Annual Conference (N.I.T.P.) September
5 - 8th A.B.C./ABU Kano.

Quoted in Agaba, J.0. (1980) Unpublished M,Sc. Thesis URP
Department, A.B.U., Zaria,



Looking at Figure { one can see that development control
plays a major part in plan implementation. Indeed there
ig a relationship possibility between plan implomentation
.and development control. This relétionship can best be
Bcén by looking at the three components (Development
Control, Master Flan and Implementation) at the same time.
A Master Plan, CTor instance, can only be impléménted
according to the proposyls il development cootrol s
effcective to c¢o-ordinate, harmenize and regulate physical
development within the plamnned arcaof city. On the other
hund where there dis no Master Plun development control
bocoias muaninglesé Since it is the laster Flan which
serveg ag & Cramework that provides e¢uidelines for
developing the town in a planned and orderly manner. This
relationship can be shown in the form of a tripod with three

interrelated sides {(sce Figure 7).

Master PMan; A Master Plan cannot
be implemented without
an effective development
contrel.

Development Control: Implementation:

Development control is . Implementation takes
haged on the provisions _ place only when there
of the Master Plan. - is a Master flan and

4lso elflfective development
cantrol..

Figure 7: The Interrelationship between Master #lan, Implementation
and Development Control.




- 2R~

To achieve the goal of a Master Plan, that is,
for a town to develop in the right direction as proposed
in the Master Plan, "all building plans should be
scrutinized by a committee to ensure that theplan is in

6

conformity with the scheme in force in the area".

2.20 DEVELOPMEN[ CONTROL AS A TOOL FOR PLAN
IMPLEMENVATICN

Development control can be broadly defined as
the "contrel of the use of land, the character,
appearance and arrangement of buildings and facilities
to ensure economy convenience, sightly results and

nesthetica”.?

In other words the process of development
control involves the regulation of the detailed aspects
of physical development, about which precise guidance
cannot be given in the Master Plan or the sub-division
layout or local plan.

" In physical planning development control is
very important because it encompases some legal and
administrative techniquﬁs and instruments designed to
control the use of land in line with the approved
landuse plans. This is with a view to preventing cases
of non-conforming and conflicting landuses. It also
ensures that "residential, coemmercial, industrial,
agricultural, public and semi-public as well as other
land uses are properly and carefully =zoned, guided and

devaloped“.a The success of this depends on the bases
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that every developer obtains a plnnning permit before
cnmmgncing his work.
| In England, Secction 23(1) of the English Act

ﬁrovided that "Planning Permission is required before
carrying oﬁt any development of lnnd".9

In Nigeria, Section 11(1) of the Town and
Country Planning Law of Northern Nigeria Cap 130‘also
prohihits the carrying out of any development without
obtaining planning permission from the Planning
Authority. Thus the whole system of development control
depends on the definition of "development”. Section
2(1) of the Town and Country Planning Law of Northern
Nigeria Cap 130 states that "development in relation
te any land includes building or rebuilding operations
or any use of the land or any building thereon for a
pufposc which is different from the purpose which the
land or buildinn was last being used.,.

Nuilding operations will include rebuilding
onerétions, structural jlterations and additions

to buildings and other similar operations.

2.21 Levels of Development Control:

There are two levels of development control.
These are the macro=leve and the wmicro=level.

Development Control at the Macro-level:

At the macro-level, the objective is to control
the subdivision of land. This is the control of

development of layouts or subdivisions. '"The aim is to



ensure that as new areas are brough under urban use

and influence, they not only form an integral part of

the present overall urban structure but also fit inteo
10

the future structure'.

Development LControl at the Micro-Level:

At the micro-level, the objective is to control
the development of the individual plot and structure
within the subdivision. Indeed this is one of the most
crucial aspects of Development Control because it involves:i-
{1) The designing of building plans to satisfy specified
standards and ensuring that the actual development
conforms to the approved plan.
(i1) The enforcement of the rcelevant housing and
building codes, so as to ensure that no illegal
developments are embarked upon,.
(iii) Ensuring that lighting, ventilation, drainage,
building lines, size and lichting of rooms,
height of structure, floor level, etc conform with
building bye-laws.
{iv) Density coverage, plot coverage, air space and
number of habitable rooms per plot are also considered.
In the next Chapter all the legal instruments for
controlling development within the New Federal Capital City
will be examinerd. “These will be the basis for all

evaluation of developments that are carried in the city.
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CHAPTER TIIREE

3.00 LEGAL INSTRUMENTS FOR CONITROLLING DEVELOPMENT
IN ABUJA

Legal instruments exist for enforcing development
control at Abuja. These instruments have been listed
helow.

3.10 I'HE ABUJA MASIER PLAN

The Abuja Master Plan comprises of analysis
and proposals for the development of the Federal
Capital City. It also serves as a framework and provide
guidelines for developing the city in a planned and
orderly manner. Indeed it is the only means through
which the dream of the Federal Government can be
achieved, that is, to "create a most attractive
environment for the national seat of government and to
provide decent and healthy living conditions for all
the city's reaidents".l

This condition cannot be met or fulfilled
without some legal backing , protection and guide for
development control which is the tool for harmonizing,
coordinating, and regulating both private and public

development in the city.

1.20 DECREE NO. 6 OF 1976

In February, 1976 Decree No. 6 of 1976 was
promulgated to give legal authority to the transTer of
the Federal Capital City from Lagos to Abuja. Below

are the sections which give legal backing for Development
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Control in the Fepderal Capital City, Abuja.

(1)

(idi)}

(1ii)

e

Section One subsection one (1)(1) states that

. 2
"there is hereby established a Capital Territoryt®

Section 1 (3) further vested the ownership of
land within the declared Federal Capital
Territery in the government of the Fedaration.
This is with a view to making land available

for development of the city. |

Section 3{1) gives legal backing for the
establishment of the Federal Capital Developménth
Authority which shall consists of a chairman
and eight other members. The AMuthority shall

be corporate with perpetual succession and a |
common seal. This means that the Authority can
sue and can also be sued by anyone who is not
satisfied with any action taken by the Authority.
Section  empowers the Authority (F.C.D.A.) to
prepare a YMaster Flan for the Federal éapital
City and also coeordinate the activities of all
Ministries, Departments, and Agencies of
government within the Faderal Capital Territory.
This is very important because it empowers
development control officers to regulate,
coordinate and supervise all activities within
the Federal Capital Territory. This section

i®# alse clearer than the Northern Nigerian -
Tawn. and Country Planning Law Cap 130 as

regards the preparation of a Master Plan.



(iv)

(v)

fhé Town 5nd Couﬁtrf Planning Law only mentioned
a scheme which is vague.

Section %4(2)(d) further empowers the Authority
to purchase or otherwise aé&ine or take over
any assct, business, praoperty, previlege,
contract, right, obligation and liability of
any poarson or body (whether corporate or
unincorperate) in furtherance of its activities,
Section 6 provides that any building, crops

or assets acquired on any land shall be duly
compensared.

Although phase one falls within the ”fast ;ract
strategy",3 that i=, the area which is supposed
to be developed along side the planning of the
city and is supposcd to have been developed
before 1986, the original settlers of this area
have not yet been compensated, hence they are
still staying in their former settlemenﬁs within
theiphase one of the Federal Capital City abuja.
This creates alot of problems in terms of .
implementation and control of development.
Section 7(1) prohibits any porson or body within
the "Federal Capital Territoery from carrying out
any development without obtaining a written .
permission from the Authority as from the date

of the commencement of this decree. I



This.sc;ticn is relevant to dcvelopmenf contrbl.
Indeed it is the section which gives a strong
legal backing to the Authority. It empowers
the Authority to either approve or reject any
planning application received.
The second part of this section providés that.
the "Authority can make a general order with
respect to the interim development of land
within the Capital Territeory and may make
special orders with respect to the interim
development of any portion of land within a
particular area.
Section 7(2) empowers the Authority to order
fqr the removal of any work or development done
within the Federal Capital Territory without
obtaining written permission from the Authority",
the owner shall also reinstate the land or,
where applicable the building in the conditien
in which it was before the comnencement of |
such work!'". If the developer fails to do it;
the Authority can do it and recover such
expenses thercof from such person as a '"debt'.
The above scction further protectethe Authority
against any legal context that can come out as

a result of its action against any one in



relation to the Authority's duty. Indeed the
I*j'section confers wide discretionary power
upon the development control officers to
prohibit undesirable user of land of bath
prifate land owners and public authorities.
It alsc empowers the development contreol to
take positive steps to ensure that land is
used for projects which are thought desirables
" 1n the puklic interest.
Indeed, this confirms Alder's definition which
looks at development control as a "method of
licensing’. This method of licensing enable
Develeopment Control to coordinate, harmonize
anq regulate development within the Federal
Capital City Abuja, thus it made it easier to
coordinate the implementation of the Master Plan.
(vi) Section 8{(1) provides that the Authority.'"shall
have a right of access at al]l times to any
land or building within the Qapital Territory"
For the purpose of ascertaining that the
provisions of this decree are not being-:
contravened.'" It also empowers the Authority.
to collect any information deemed necessary
froﬁ any person or hody who is in position of |
it but any false information given constitutes

an offendge.



{vii)

(vidii}
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Section 9(3) pravides that any person who
wilfully obstructs, interferes with, assults
or resists any afficer or servant of the
Authority in the exccution of his duty or
incites others against the Authority commits
an offence and on conviction the person shall
he liable to a fine of N500.00 or to imprisonment
of gix months or to both {such fine and
imprisonment). This section is also importanf
to Development Contrel oficers who are invelved
in Site Inspection Report (§.F.R.) and building
inspection within the City. o -
Section 13 stipulates that "all laws whichl
wvere applicable in the Capital Territory
immediately before the commencement of this
decree "shall continue to apply in the Capital
Territory and all persons or authorities concerned
with the administration of such laws shall
continue to administer them until after
provision is made by the government of thae
Federation".
This section implies that both the laws which
were operating in the three States (HKwara, Niger
and Plateau) where the Federal Capital Territory
was curved out will still apply.
Secondly it means that the Town and Country

Plapning Law of Northern Nigeria Cap 130 of 1963
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and all the building bye-laws from the three
States mentioned above shall continue to apply

to the Federal Capital Territory since these

were the tools in existence before the
promugation of the Decree. However, one can
still see that most of the sections in Decree

No. 6 were adopted from Town and Country Planning

Law of Northern Nigeria Cap 130.

3.30 DEVELOPMENT CONTROL STANDANRDS AND REGULATIONS
FOR DEVELOPMENT IN HE ABUJA CAPITAL TERRITORY

Section 4(2) of Decree 6 of 1976 empowers the
Federal Capital Development Aothority "to do anything
which in its own opinion will help facilitate the carrying
on of its activities". Section 5(3) further provides
that the "Authority may appoint such other persons to be
of ficers and servants of the Muthority as it may deem
b i % AL

In compliance with these sections above, the
Authority set up the Development Control Unit which was
charged with the responsibility of processing and
granting planning permission for private and public
developers within the Abuja Capital Territory. The
Deve lopment Control Unit together with the building
plans processing committee produced this document
entitled "Development Control Standards and Regulations".
This has been approved by the Federal Capital Development
Authority and so it serves as the building regulation

for the city and the Territgyas a whole.
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This document gives the check list for controlling
development within the Federal Capiital City, Abuja.
Jt alsec set th development control goals which include

the following: -

(i) Attainment of a balanced harmonious growth.

¢i1) Assurance of a suitable environmental quality.
{414) Prevention of the overluddqa - of infrastructure.
3.31 Requirements for Commencement of Development

in the Federal Capital City, Abuja as stipulated
by the Building Dye-laws of Abuja.

All intending Developers within the Federal

Capital City Abuja must comply with the following

procedures: -

(i) Write a "formal letter addressed to the Authority
attention, Director of Planning and Surveys,
requesting for approval of their building plans.
They should also enclose all:-

Photo copies of their plot allecation or site,

(Certificate of Occupancy}, ietter of acceptance of

allocation, copy of cadastral map and site plan

showing the allocation of the site.

Developers are also auppnse‘to submit 5 copies of;;:-
» Site Plan in scale 1:500 or 1:200 showing the
layout of the building and other infrastructure within

the plot (prepared on contour maps), all access roads

with their dimension, parking lots, drainage, percentage

nf plot coﬁeruge.
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- Building plans on scale 1:50 or 1:100
showing detuils nf each or all of the buildings.

+« Eilectrical plans in scale 1:50 or 1:100
aﬁowiﬁg rittings and appliance sizes of cables,
ratings load.demand and balanced analysis for cach
building. |
| « Structure plans (for storey buildings) in
scale 1:50 or 1:100 ghowing foundation, layout beams,
columns, slabs, ctc.

» Mechanical Plans in scale 1:50 or 1:100
ghowing detail sepnitary fittings, sewage, plumbingl
;aynut5~. . _ o _ .

« Necessary details in scale 1:20 or 1:10
shnﬁing stair case, concrete gutters and Facials.

«» Fencing details, septic {anks and scakaway
pits; if building is located where no central sewage
system is av&ilable- | |

These documents ére néeded.to help development
contrel check illegal developers and alse to make all
buildings or developments conform with the zone in
which the buildings are located. Any development being
carried out withcout first applying for planning
permission is termed unauthorised and the Authority
can take appropriafte action against it, which usually

invelves demolition of the structure involved,
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The system can also help provent wrongful
devaelopment of plots especinlly where infrastructural
. facilities have not been provided. It also ensures

that the proposals in the Master Plan are being ?Pered

t0a o
3.32 Planning and Site Hequirements;:
f  The Master Plan for Abuja was prepared by

Intefﬁational Planning Associates (IPA). The plan
apportioned land to various uses. This was made to
ensure that residential, commercial, industrial,
educational and recreational areas are properly
demarcated into various zones to prevent casea of
conflicting and non~conforming landusges and at the samé
tima to promote interrelationships between the various
landuses. To achieve this aim the "Development Control
Standarda and Regulations' manual stipulated Lhe following
as the maximum site coverage and minimum set backs in
various wones ol the city.

(1) Residential Districts: : . .

The residential district is divided inte 3
catego¥ies. These are;- High Density, Medium Density:
and Low Density. The designed standard in the various
residential districts is shown in Table I and the site

plan illustrations are shown in Figures 8 - 10,
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Category of Maximum Minimum Setback

Plots Plot
Coverage
as % of
the Total
Area

Front Rack Sides

Residential

Low Density 35% 6.0 1.5 3.0
Medium Density s 5.0 3.0 3.0
High Density 50% 4.5 2.5 3.0

Table 1: Maximum/Minimum Site Coverage and Setbacks
requirements in residential areas.

Source: Development Contreol Standards and Regulations,
P. 6.
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(ii) SPECIFIC REQUIREMENTS FOR COMMERCIAL, INDUSTRIAL
AND INSTITUTIONAL AREAS.

Category of Plot Maximum Minimum Setback

Plot

Coverage

as % of

the Total

Plot Area Front | Back | Sides
Commercial/Employment 60% 8 h 't
Industrial GO% 8 6 6
Institutional 60% 8 6 &)

Table 2: Illustration of Commercial /Employment Area.

Source; Development Control Standards and Regulations p.9.

Other building regulations or site planning

requirements include the follewing:-

(i) No structures such as porticles, porch, varandah
or steps shall project beyond the specified
building lines.

(ii) Where two or more buildings are located on the
same plot or site, the distance between them
must not be less than the mean of the heights
of the two buildings.

(iid) Property beacons must not be removed or covered
during the construction work of the building
or thereafter.

(iv) Proposed site must be cleared and level before
site dinspection is taken by the Authority and no
tree must be felled on the site without

permission from the Authority.
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All these regulations if adhered o can help
implement the Abuja Master Plan according to the
proposals made in it. For instance the Master Plan
reccommended that trees along the riverine area (along
the gtreams) should not be destreyed instead where they

do not exist, more trees should be planted Lo avert

erosion.

On the other hand, the idea of not allowing
privaté developers to enclose property beacons within
their fence is to prevent encroachment on other peoples
plot or unauthorised extension.

(v} All windows must have aderquate through and
cross ventilation. At lerast one window opening into
the extermal air in each room and such window shall have
not less than enc tenth of the floor area, and shall
also be placed opposite the door or another window.

For private developers to camply with this seqtion|
building inspectors must monitor the construction of
the building right from the pegging and setting out

to roofing level. This is to make sure that ne
alteration ig made. This section also provide adequate
coverage for officinls of Development Control.

{vi) The Authoerity may order the corner of aﬁy
building{s) proposed at road juncticn to be rounded

or splayed to the first floor level,.

(vii) No building =zhall be erepted on waler piﬁe or

drainage.



This provision is adequate except that there

must he coordination between the agenciesg involved

in the provision of watexr. -

{viii} The maximum height of hédges, fenée.o; Wails
arpund plot shall not be more than 1.5m in front and
2m at the back. An application for fencing can be
rejected if the Authority is of the view that such
fence or hedge shall obstruct the view of a pasgage

of road traffic.

(ix) Height of residential buildings shall not
cxeceed two Tflooras in the low density areas, three
floors in the medium density and four floors in the
high density areas.

| In‘commercial, public buildings, neighbourhood
cantres and employment areas, the height shall be four
floors excluding the basement district centre, six
floors excluding the basemont city centre.

Indeed the Authority may not permit high rise
buildings @above twelve floors in any locations within
the city centre. | o
(x) There must be enough pérking apace fd avoid -.
traffic coﬁgestiun and *he parking provision should
be proportionate to the total floor space. A minimum
of one car parking spact per ?sz Tflooxr space is recommended

or more lor specialised uses.
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Looking at the ahove the building regulation

has provided enough legal backing for development

contrel to'mdnitor the implementation of the Abuja

Master Plap.

333

Convevance of Approval for Develapment Plan:

A developer must obtain planning permission"

before he commences any development on the site/plot

allocated to him. The approval letter carries certain

instructions which fhe developor must adhere to.

failure to adherce to thesne instructions can invalidate

the planning permission obtained. Some of these

instructions include the following.

(1)

{ii)
{141)

(iv)

All sites r@snrvleor garden should not be
converted for putting up additional structures
in future. -

Only one entrance to the premises is allowed.
That the developer shonld notify the Authority
any time he wants to commance development so
that the officials should be around to
supervise it.

All buildings must bhe used for the purpose
which the plan was approved for. This gives

& very strong legal pover for the Development
Control to guide againat the change of use.
Certificates for hahitation should be collected
fraom the Authority after the completion of the

building.



(vi) This section provides that the approval lapses
immediately after six months.

(vii) 'The last scction contains a strong warning to
developer, that is, any failure to comply with
any of above instructions, the Authority shall
regard it as a contravention of the law and it

shull take appropriate action against the developer.

3.40 TOWN AND COUNVRY PLANNING LAW OF NORTHLZAN NICERIA
CAaP 130

Town and “Country Plsnning Law of Northern Nigeria,
is the basic law in force in the field of physical planning
in the Northern States. Jt is cited in short title as
"The Jown and Country Planning Law'" Cap 130, Laws of
Northern Nigeria (1963). It is the law, the legal tool
or major legal provision for planning and development
control within the Northern States.

fjiccause Abuja is a new City, and for the fact th,t
there is no comprehensive developmont control manual yet,
the vigerian Town and Country Planning Law is applicable
here. ‘these laws, (Western, Bastern and Northern Nigeria
Town and Country Planning Laws) although bear different
chapters, but they all have the same content., It is with
this idea in mind that "The Town and Country PPlanning Law
Cap 130, Laws of Northern Nigeria is uscd as a major legal
provision for Planning and Development within the 4buja
Capital lerritory.

The various scctions which are relevant te development

control are stated here.,



ti) ' Section 3 provides that " g piaﬁﬁing.éﬁﬁama&
can be made under this law, '""vwhether there are or no
buildings' on it with the aim of controlling
development nnd the use of land, to secure proper
sanitary'conditions. amenities, convenience, and also
to preserve huildings or other objects of architectural,
historic or aesthetic dnterest or beaty and generally
protectiné existing amenities whether in urban or

rural portions of the arcas. | |

This section is adequately covered by section
{1} (b) of Decree No. 6 of 1976 which empowers the
Federal Capital Development Authority to prepare a .
Master Plan for the New City. .

(idi} Section %(1) empovers the Minister to appoint
a Planning Authority anywhere he deems necessary.

This Planning Authority shall be the executive
authority for planning and carrying through any scheme
under this law, ” .

(iii) Section 7(2) provides that the Authority shall
be coorporate and have perpetual succession and a .
common sBeal, that means, it can sue and be sued.

This section iz important for controlling
development within a city or town, The Planning
Authority incharge eof the area can sue any one who
" cantravenes the provision of this law.

-

.//_
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(iv) Séctinn 10{1) empowers the Governor to declara
an area a Planming Arca based on the recommendation
of the Pianning Authority. fut such declaration must
be gazetted and cease to have eflfect ifwithin three
years from the date of declaration no scheme has heen
approved.

| This section is relevant to the Federal Capital
fCity b;caﬁse it is fulfilled by section 1{3) of
Decree No; 6 of 197G. The decree declared the area as
the Federal Capi'al Territory and vested ownerahip of

the land on the Federal Government.

fv) | séctinn 11(1’ ﬁréhiﬁits.aﬁy one from carrying
out any development of land or construction, demolition,
alteration, extension, repair or renewal of any
building within a declared planning area.

But there is profisian for granting iﬁtéfim
development permit to any person applying in wiiting
80 as to develcp any land or construct any building.

Section 11(8) provides that any one who
carries out any development in a Planning Area wihtout
permission commits or is puilty of an offence and on
conviction "shall be liable to a Tine of £20v (#40)
and shall be asked to reinstate the land or building
to the condition which it was. JIf he fails to do it
the Authority can do it and recover the money or cost

from the persocon.
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This section gives the Authority descretionary
nower, that ia either to give planning permission or
roefuse.

(vi) section 1M(1) empowers the Authority to summon
an owner of land or estate in an area alfected by
scheme to state in writing any information required

by the Authority concerning the area.

Section 14{2) provides that any person who
supplies fﬁlse information or fail or refuse to make
any statement is guilty of an offence and shall be
liable omr summary cohviction, to a fine of fﬂky pounds.

This section is relevant to planning especially
where it involves the resettlement of people. The
Government ﬁas not been able to resettle the original
settlers within the city because this section was not
taken into consideration. The statistics of people
taken was not correct. There were so many ommissions
while othefé falaified information. And because some of
the estate valuers cooperate with these people the

LY~ 1
estimate runs to millions oﬂkwhich the Government has

not been able to scttle.

(vii) Section 15(1)} provides that the Authority can
enter and examine or survey any areda which it intends

to frame a scheme.
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CHAPITER FOUR

} .00 A DBRIEF HREVIDW OF THE ADUJA MASTER
PLAN AND AN APPLIAISAL OF HE EXISTING LANDUSE
DEVELOPMEN  OF SOME SELECTED AREAS OF PHASE
ONE OF iHE FEDERAL CAPITAL CITY, ABUJA.

A brief review of the plan shall only be
concentrated on some aspects of the Phase One area of
the Federal Capital City. Only a bri«f mention shall
be made of those that do not involve development
control since the main aim of the thesis is to identify
the prnblcms'of development control and how these
woblems affect the implementation of the Master Plan
of the City.

A quick ghnce at the Master Plan of the Federal
Capital City Abuja reveals that land has been demarcated
to various uses. 1In other words the city has been zoned
into various landuses such as Commercial, Industrial,
Public and Semi-Public, lesidential, R{ecreational,

Open Spaces, etc.

Indeed 25,498 hectares have been proposcd for the
whole city. Out of this the Phase One is to take 6,000 ha
and this is to be developed first, The first part to
be developed is the residential area and it is Garki I
District which iﬁ also known as the Accelerated Dsitrct.

Going by the Master Plan the population of
the city is supposed to reach 1.5 million by the year
2000 A.D. and 3.1 million when the city is fully gro;n.
The Phase One of the Federal Capital City was supposed
to have been implemented by the yvear 1986 with a target

population of 150,000 as recommended by the Abuja Master Plan.



.10 REVIEW OF THE LANDUSE FOR PIASE ONE
AS PER ABUJA MASTER PLAN

The phase one Development Plan of Abuja made

provisions for seven Urban Districts (sce Table 3).

S/No. District Land Planned |[No. of No. of
Allocated Popula- |[Neighbor4 Residen-
tion hood tial Plots

Central
Area 1,658 .001A 30,000 -

2. Garki I 365.00 v 26,000 4 383

T Garki IT 500,00 " | 24,100 i 1,371

A Wuse I 630.00 » 3,000 6 ho61

5. Wuse 11 900,00 35,000 9 598

6. Asokoro 879.00 n 30,000 Iy 416

7 - Maitama 1,050,000 " 35,000 6 h6e9
TOTAL 6,000,00 v p14,000 | 33 3,698

Table 3: Land Allocation/Population by District in
the Federal Capital City, Abuja.

Source: Abuja: The making of a New Capital City for
Nigeria, p. 9 and Ago (1984) Implementing a
Master Plan: "The Abuja Experience, p. 5.
With the exception of Central Area which is the
Central Business District with a population of 30,000
the remaining six Districts are mainly residential for
both public and private individuals.
The planning of the city was baged on the

neighbourhood concept. Dased on this neighbourhood
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concept Phase One of the Federal Capital City was
divided into seven Urban Districts with each broken
into smaller units called neighbourhoods. Each
District is to be served by a District Centre and each
neighbourhood by a Neighbourhood Centre. The district
and the neighbourhnods are designed for distribution
of goods and services to residents.

Garki T and I and Wuse I are high density
residential areas while Asokoro, Maitama and part of
Wuse I1I are low density residential areas. The survey
showed Lhat all the plots have already been allocated
to private developers, commercial institutions,
religious institutions and some te public institutions.

hae11 A Review of the - Plan For Garki I District:

Garki I District covers an area of 365 ha.

Part of this land is left for open space to provide
recreational areas and also to protect the so0il from
erosion while the remaining 250 ha is available for
built development,

A population of 26,000 was proposed for the
District; 160 hectares of land is available for housing
and this is equally divided between dwelling and plots.
The dwellings include houses and flats constructed by

Federal Capital Development Authority (F.C.D.A.) for

Yor pooes

residnntialh_ The plots consist of serviced land which



is available for private inlididuals or public
agencies to build their own houses. Land allocated

here can accommodate 1000 plots.

(i) Facilities:

The eastern end of this site is to be used for
a high quality hotel and about 60,000m° of offices.
Two post primary schools are proposed in Garki I
district. One Secondary School with a population of
1000 pupils and a Vocational Training School for about
500 students.
Four neighourhood centres were proposed.
Site for religious institutions and primary schools
have also been earmarked. §Six primary schools, each
for 500 pupils are proposed in the district (see Fig. 12,

Propose Landuse in Garlki I District).

(ii) Open Space:

The Master Plan recommended that the valley
areas should not be build upon due te the likelihoed
of flooding and so will remain as open spaces. The rich
vegetation will be protected. In addition many other
trees and shrubs are to be retained while others are
to be planted to produce a pleasant environment.
(Milton Keyness).

(141) Transportation:

Adequate roads have been proposed to avoid -

future traffic jam. A svstem of expressways is proposed
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outside the residential areans while parkways run the
centre, A system of arterial reads within each
residential sector provides main circulation within
the residential areas. These arterial roads link the

resiential areas with the expressways.

(iv) Services:

Services through the district are distributed
along the arterial and collector roads. The layout
specifies locations for each major service pipe and
the detail design of the road system incorporates
developments for extension of these services.

(v] Waste Water Services:

The waste water sewer system follows the river
and the quam valleys of the city. These are densely
forested and this restricts the economic design of the
sewer system if destruction of the forested areas is
to be avoided. The design of this District (Garki 1)
invelves the provision of parallel sewers on each side
of the river valleys.

(vi) Surface Water:

The intensity of rainfall and the steep
gradients of the streams flowing through the Accelerated
District (Garki I) produce high contractions of water
for short periods. The substantial increase in the
built up areas as Abuja is developed will make this

problem worse. Flood levels and structural openings
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have therefore been designed accordingly. The provision
of drainage channcls runing parallel to the contours
will 1imit the water flow across open ground and this

design will further prevent erosion.

.12 A Neview of the ' Plan for Garki II District:

Garki II District is also a high density
residential district. Althourh the Master Plan of this
area has also been prepared, the original settlers are
still occupying some parts of this District. This was
not indicated on the Master Plan.

500 hectares are allocated to this District
with proposed population of 24,000, four neighbourhood
centres, and 1,371 private plots. The Federal Capital
Development Authority is to provide infrastructures
for this area before private developers can commence
worlk on their plots. put a substantial number of people
have already developed their plots.

$.13 A Neview of the . . Plan for Wuse I District:

Wuse I District has an area of 630 ha and measures
three kilometres from north to the south and four
kilometres from west to east. A prnponqlpcpulation of
34,000 is provided with 61 private plots and six
neighbourhood centres. Like fGiarki I Disttict, it
comprises of dwellings and plots, The dwellings are

houses constructed by F.C.D.A, for residential purposes



_55_

while the plots are for private and public institutions.
The six neighbourhoods proposed are to cater for the
population within the district. It also has a District
Centre.

Like Garki I District areas along the river
valleys are proposed for open spaces and to be left
as green areas to protect the soil from erosion.
An amusement park and a garden are also proposed for

the Districts.

h.1h A Brief Review of Wuse T1 District:

Wuse JT District covers an area of 900 hectares
with a proposed population of 35,000 and nine neighbour-
hood centres. It is a mixed density residential area.
Infrastructural facilities proposed in this District
have mnot yet been provided although private developers
have commenced work on their sites.

Three villages inhabited by the original
settlers of the aren are still occupying their former
villages. Like Garki II District the Phase COne
Development Plan did not indicate the existence of
these villages.

In Maitama village plols have already heen
demarcated and allecated to private developers yet

the settlers have not been compensated.
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.15 A Review of the . ' Plan for Maitama
Ristristy

This District is located at the northern
extreme end-of Phase one of the Federal Capital City
Abuja. Tt shares boundary with Juse, Asokoro, and
Central Area.

Maitama District is characterised by Mmarshy
areas in the North-eastern corners of the District and
low rocky hills with intervening valleys in the
North-eastern side.

The Master P’lan recommended the preservation of
such area§for their scenic value, since they add diversity
to the gently undulating landscape of the area. The
plan alsp recommends the avoidance of "development in
areas with slopes over 15% because of extensive earth
moving frequently require in such area" (IPA, 1979).
These areas mentioned above are of course problem
areas because there is a potential for erosion and
runoff and subsequent sedimentation and water quality
degradation on disturbed steep slopes in addition to
problems of structural failure on exposed and whethered
bedrocks,

As per the Abuja Master Plan recommendation,

3 - 8% slope is ideal, while below 3% there will be
constraint due to poor drainage; 8 -15%; there may
constraint i.e moderate constraint to most development

while over 15% is not adviceable.



ho16 A Review of Central Area

The Central Area will form the Commercial and
Business Core of the City. It is the area that will
howgeall Federal Ministries, Central Mosque, and the
National Ecunemical Centre. Indeed, the highest
structures or huildings in the city shall be sited
here. It is with this view in mind that the Abuja
Master Plan recommended for an adequnte soil test for

the area.

h.20 AN APPRAISAL OF THE EXISTING LANDUSE DEVELOPMENT
OF SOME SELECTED AREAS OF PHASE ONE OF THE
FEDERAL CAPITAL CITY, ABUJA.

In appraising the existing landuse development
in Phase One of the Federal Capital City, Abuja, the
assossement shall be based on the comparison between
the propecsed land use in the Master Plan and the
existing landuse dev lopment. This is to enable one
see the degree of conformity or disperity between
the proposed plan and the implemented part.

At the micro-level the assessement shall be
based on the relevant laws guiding development in the
Federal Capital City. These include the contents of
Decree No. 6 of 19706, Dcvnlcnmﬁnt"Cnntrol Standards
and Negulations" for developers in the Federal Capital
Territory, Abuja, letter of convevance of approval of
"Development Plan", Town and Country Planning Law of

Northern Nigeria Cap 130.



he21 APPRAISAL OF GARKI I DISTRICT AT MACRO-LEVEL:

The implementation of the Abuja Master Plan
in Garki District has not been carried out exatly as
proposed. Deviations are scen here and there.

Although the Master Plan should be dynamic and
80 can be altered to take in various alterations, these
changes should be based on sound judgement.

The reconnaisance survey in Garki I District
shows that there were some deviations or changes on
the proposed plan. These deviations include the

followingg -

(i) Chanre of the Orievinal Site for Primary School
in Area I Section I71:

Fig. 12 shows the proposed Master Plan for
Garki T District. On this plan there is a proposal
for a Primary S5School in both Area One Section One and
Area One Section Two, but during the Political era,
the site for the Primary Scheol in Area One Section
Two was converted to a religious centre (see Fig. 13).
This alteration has a serious effect on the
plan of the area because;-
« The Primary School in Area One Section One
was planned for only 500 pupils. Now it has
to take another 500 pupils from Section Two.
Presently the Primary School is being over
stretched as there are well over seven hundred

pupils in it.



« Secondly, the alteration has exposed
school-going=children in Area One Scction One
to hazards of having to cross the Express
road (Festival Road) before going to school.
As this is the bussiest road in Abuja and
hecause these are small children, at least

4 accidents have been recorded here.

« Thirdly, this has gone against one of the
goals of the Master Plan, that is, to prevent
overuse or under use of the planned infrastructures,
utilities and services.

Provision for Primary Schools:

The plan made provision for six primary schools
with a population of 500 pupils each. Yet only two
primary schools have been built.

Toing by the provision of the Master Plan which
recommended six persons per household and with 3,661
housing units completed in Garki I District (Table 4%).
The total population now should be well over 20,000
excluding those residing in illegal structures and
private houses. Again the plan was not implemented
here.

Provision of Public Housing Units;

It terms of pravision of Public fHousing linits
in Garki I District the Plan has achieved 90% of the

proposed housing units as shown in the table below.
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housing Type No Proposed | No Completed %

1 Bedroom House 352 352 100
1 " Flat 304 304 100
2 " House 0o 0o 100
2 L Flat 1472 1400 95
3 M House 193 193 100
3 " Flat 604 GOk 100
h " House 102 102 100
N " Flat 226 226 100

TOTAL 3,733 3,661

Table t: Provision of Public Housing Units in Garki I
District.

Source:; Development Control Record Office, Abuja.

(ii) Location of Motor Park:

At the junction of Festival Road and Ring Road I
the area was earmarked for housing and private plots
as shown on the proposed plan but the survey showed that
a motor park which gulped more than a million Naira has
been constructed there as shown on the existing landuse
map of Garki T.

In the first place the motor park is too close
to the road and so this has led to disruption of traffic

on the Festival Road.
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Secondly it has distorted the ofgiﬁal plﬁn of
the area which will in turn affect other plans.
The number of plots plamned in this area can never be
achieved again and so the infrastructures meant for :”'.- \; i
residential areas will be underused, so¢ alsc are the
services. ‘Therefore, implementation of the plan here

has failed.

(1ii) Open Space;:

The Master Plan made.ﬁro;isioﬁ for open spaces.
The plan recommended that the trees or forests along
the river valleys should be left and that where there
are no trees these should he planted to prevent .
likelihood of floodineg and scil erosion.
The rainfall in Abuja i= concentrated between
3 = & months; 60% of the rainfall is between July,
August and September. This congent=~tion calls for
adequate tre# planting or grass 56 as to prevent soil
erosion. Also this will prevent the blockare of structural °
openings along roads.
| But the field survey revealed that:~
60% of the open spaces have been converted to farmlands,
35% are poorly managed; l

2% are occupied by illegal structures;

3% are well maintained (see Fig. 14).-

*
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Considering the large acrage of land allocated
to Open Spaces (32.55% (8,300ha) of the total land to
be used for £he development of the City) in the city,
Development Control must monitor the use of these
Open Spaces to make sure that the areas are not turned
to farmlands as this will accelerate soil erosion
within the city. Already several sewers are being

“blocked by earth eroded from farmlands by rain storms.
This is because the proposals in the Plan wer not

implemented.

(ii) Provision of Services, Utilities and Infrastructures?

Four neigbourhood centres were proposed in
the Master Plan for Garki I District. Two have been
implemented and under use now. One District Centre
was proposed, 40% has been implemented and the remaining
60% is still under construction. Thus in terms of

services 60% of the proposal has been achieved.

4,22 An_Appraisal of the Existing Landuse
Development of Garki 1 District at the
Micro-level as it Relates to Development
Gontrols

1. Private Developments;:

The appraisal of the existing landuse development
of Garki I District at the Micro-level (as it related to
Development Control) was based on the following parameters’®-
(i) Setbacks.
(ii) Plot coverage.
(iii) Height of building
(iv) Distance between two buildings (applicable to

only cases where two or more buildings are
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located on the same plot).

(v) Height of fencing.
(vi) Number of entrances to the premises through
fence.

(vii) Material used for fencing.

(viii) Whether fence was perforated in front or not.

(ix) Whether the building was used for the purpose
fof which planning permission was granted

or not.

In order to obtain the above information a
reconn@isance survey was carried out within Garki I
District. Private buildings were surveyed.,

First of all information on the number of
applications for planning permission received, number
of applications approved and those private developers
who have commenced work was collected from the Development

Control Office Wuse - Abuja (see Table 5).

Number of applications for Planning Permission
Received 215

Number of Planning Applications Approved 150

Number of Private Developers who have
Completed Work 100

Table 5: Number of Applications for Planning Permission
Received in Garki I District Abuja between
1982 - 1988,

Source i Development Control Office, Abuja.
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From the above table 150 applicants have been
given Planning Permission and only 100 private d;velopers
have completed development on their plota. Out of the |
100 private-éefelopm;nt; 20 Qére randomly salected

using random sampling method (see Table 6).

[ T
o N
E et

Number ofifrivate Developers who have

completed work _ 100
sample Interval ;:uﬂ:f .;: fﬂ ﬂ;jfﬂ;:f_ L s
Samplé Size T 20
% ﬁf Sample Size S  5J:  d-n_ - 20%

Table 6i Sample Frame for Garki I District.
Source: Field Survey, 1989,

Az stated above, 20 out of the 100 private "
developments on site were randomly selected; and the
following criteria lsetbacks, plot coverage, height
of yall/fence, usage, number of entrances to the
premises and material used for fencing) were used
to assess whéther development control was effectiva
enough to monitor, coordinate and harmonize all these
private developments sSo that every strycture or development
complies with the proposals in the Master Plan for . that

[ .

area. AT,
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The 20 buildings were randomly selected from
Areas I, 2, 3, 7, 8, 10 and 11. Physical measurements
of the set-backs in the selected buildings were taken
using the recommended set-backs provided: by the
"Development Control Standards and Regulations" in the
Federal Capital Territory, Abuja. The aim was to
ascertain the degree of compliance with the approved
plan. For the set backs, the minimum set back
requirements for Garki I is supposed to be 4.5 metres
in front; 2.5 metres at the bhack and 3.0 metres at the
sides. $his is the recommended set backs for high
density residential areas which Garki I District falls

The assessement was ﬁot baseﬂ on sét backs
alone, but other items like height of wall and fence,
plot coverage material used for fencing, block fencing
to ba perforated in the frontage and whether the
developer adheres strictly to the ''letier of conveyance
of approval' which stipulated thatonly cone entrance
should be provided, were also considered. All these
were looked inte during ithe field survey and the degree
of contravention and complisnce with the Building

Regulation are shown in Figures 15, 16, 17, 18 and 19.

.
[
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Looking at the figures one can sgee that the
implementation of the plan at micro-level is being
distorted, in other words Development Contrel has
failed to implement the plan as itis supposed to be.

The survey showed that only the set back has
groater compliance with the building regulations with
80% of the developers adhaering to the front set back
while GO% adhered to the hacl and asides (Fig. 15).

There is a poor compliance with the pleot
coverage regulation (see Fig. 10). Only 20% of the
developers\complind with this while 80% of them
contravene the regulation. This is attributed to the
fact that most of the ﬁlnts are too small. The tendency
therefore is to maximize the whole plot which resulted
in poor plot coverage. Indeced Ago (198%) noted that
same of the plots had to be nerged to form single
plet due to their small =sizes.

| Feﬂcing is another area where private developers
have failed to comply with the regulation guiding
its construction. All the regulations pguiding construction
of fence we?e cantravened., Clause ITI of the "Letter of
Conveyance of Approval for Doveleopment Plan" states that
developers are t{o maintain a fencing height of 1.5m
in the front elevation and must either be of iron grille
or perforated il blocks are used and 2.0 metres height

allowed at the rear and sides elevation respectiveiy.
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Indeed only 20% of the developers compliied with the
regulation that only one entrance leading to the
premises should be provided while 80% contravene it
by providing two entrances to their premises (sece
Fig. 17},

In terms of the purpose for which Planning
Permission was granted, 90% of the developers did not
adhere to this regulation (Fig. 18). Indeed 90% of
the privatolreaidentia] buildings were rented out to
commercial institutieons such as Insurance Companies
and Banks while others were converted to Guest Houses
or offices. This turned the District into a mixed
landuse residential area. Another implication is that
the utilities, services and infrastructures provided
are being over used in certain areas while others are
being under used. Where a residential house has been
converted to an office for instance water and sewage
will be underused while electricity is overstretched
due to air conditioners. Above all the change of use
contravenes section (VIT) of the "Regulations guiding
approval of Building Plans which provided that
"the building(s) if constructed shall only be used for
the purpose for which the plan approval is sought and
non change of usage is allowed without the formal

consent of this Authority".
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2. Public Developments:

As already stated, 3,733 housing units were
proposed and 3,061 units have been completed. These
housing units are supposed to be for residential
purpose only. But the survey showed that 5% of these
were rented out to commercial banks; hotels and offices
carry 2% as at the time of this survey (Table 7).

But since these were only interim measures the research
does not take them into consideration.

However, the remaining 93% being used for

residential purpose have one contravention or the other.

% of Total

No. of buildings completed 3661 100

No. of buildings used for

Offices 1813 5%

No. of buildings used for

Commercial 73 2%

No. of buildings used for

Residential 34n5 9 3%

Table 7: Use of Government Residential qQuarters in
Garki Dstrict.

Source: Estate Division, Public Works Department,
F.C.DIA.‘ J‘bujn,

of the 3,404 housing units being used for
residential, 1057 are bedroom houses while 2348 are

bedroom flats. The bedroom flats are highrise buildings
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whilenthe bedfoom houses are not. By far of the
1,057 units 5% of these were surveyed, that is
52 housing Qnits vere surveyed. The commonest
contravention was the construction of fences around
car parks which in mest cases was done without ohtaining

planuing permission from Development Lentrol Office.

.23 An Appraisal of Existing Sjtuation_in
Garki II District:

Garki II District is pufely.a residential district
and consista of plots., In other words it is going to he
99% & private development district. Therefore, the
implementation of this District will require more
supervision by the Developmant Control Division.

Unfortunately the Master Plan was prepared
without taking the problem of the original settlers
into consideration. Looking at the Phase I
comprehensi;e landuse map one will see that the whole
area has been planned and there is no indication of the
existing Garki settlement (see Fig. 20). Yet theme
original set£1ers are gtill residing in theif former
village which i3 situated right inside Phase I of the
Federal Capiﬁal City. | | -

Implementation of this area is a proglem;

People or private developers who were allocated plot#“
around the village area cannnt develop them beause;-
(i) The original settlers are still residing in

Garki Village nnd they still centinue to expand

e
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since the population is dynamic and new households
are formed, they have the right to build new houses.
Section 39 of the Town and Country Planning
Law of Northern Nigeria Cap 130 provides for
compensation for any person whose property is affected
by the coming of a schemr. Again section 6 of Decree
No. 6 of 1976 also provides [or compensation to be
paid to any one whose "building or land" is affected
by the coming of the Federnl Capital Territory.
Mat this has not been done and therefore
Development Control staff have no right to prevent
the original settlers from building new houses.
Indeed an attempt to demolish these newly built houses
in 1987 was met with stiff resistance. Therefore, the
implementation of this District has not been carried
out successfully. Above all infrastructural facilities
have not been provided within the area, For these
reasons, illegal developments are rampant here as
non-indegenes also seize this opportunity to erect
temporary structures, In fact some of the property
beacons within this area have been removed by illegal
developers. The area also accomodate temporary

mechanic workshops

h.24 An_Appraisal of Existing Landuse in Wuse I
District:

Wuse ‘T District is purely a high density
residential District with an area of 630ha and a

proposed population of 31,000 with 61 privates plots.
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n {1 At the Macro-Level:

The proposals for Wuse I District have undergone
some few changes at the maecro-level. These include
encroachment on or conversion of open spaces to plots,
change of sites proposed for educational instjitutions
and commercial (Fig. 22 shows the proposed land use

map of Wuse I while Fip, 23 shows the existing landuse).

(i) Open Spaces:

Wuse I District has a large chunk of land which
was proposed for amusement park, forest reserve (that
is along river valleys), areas on steep ground which
are undevelopable and areas liable to flood. All
these areas were to be left as open spnces as to
protect the soil and also for aesthetics.

But the field survey showed that 5% of open
spaces have been carved out as plots; 70% of other
open spaces including forest reserves, undevelopable
areas (steep land and areas liable to flood) have
been converted to farmland. The objective of the
Master Plan of providing so many hectares of land for
open space is therefore deflated.

The Master Plan is designed to provide a
long~time guidance for the orderly implementation of
the new Capital Citv. Development Control within the

city must be efficient in monitoring the development.
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Presence of farmlands shows the(fadequacy of Development
Control. Cassava farms, maize, guinea corn and sugarcane
farms can be secen everywhere within the city (see Plate

1 and 2). Again shopping facilities provided under

some bridges were algso converted to places of worshop

(plate 3). -

(id) Services, Utilities and Infrastructural
Facilitiest

Six neighbourhonod centres were proposed for
this area?n‘ﬁgﬁﬁoof these has been implemented. Therefore
the residence of this area have to go to Garki I or
Garki II (Garki Village) for all their shopping needs
except on Wuse Market. The only District Centre is
under construction and (0% of this has been completed,
Necause of the absence of these facilities, conversion
of residential houses into shops is common within the

District.

(iid) Site For Wuse Modern Market:

The present site for Wuse Modern Market was
QQG)

initially proposed for a Secondary Schoolwg With the
construction of the market in this site, the people
living in Zone 6 and 5 have to trek to Zones 3 or 4
to attend any Sccondary School. Tronically the areas
provided for neighbourhood centres are unutilised.
One would have thought that a market could have been
constructed at the District Centre. But this was not

the case.
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2. An Appraisal of the Existing Landuse
Development of Wuse I District at the
Micro-Level:

Just like Garki J District the appraisal for
wuse T at the micro-=level was also based on Guidelines
and Regulations guiding development within the New
Federal Capital City. The parameters used include:-
(4.3 Setbacks
{ii) Plot coverage
§13i) Height of building
(iv) Fencing
(v) Use of the building for the purpose which

planning permission was sought for and granted

to developers.
Statistics for number of developers who applied
for planning permission was obtained from Development

Control 0Office (see Table 8).

Number of applications received for planning
permission 305

Number of application approved 216

Number of private developers who have
commehced/complete work 150

Table 8: Number of Applications received for Planning
Permission in Wuse T District between
January 1982 - December 1988.

Source Development Control Office, Abuja.
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From the above table, 216 applicants have been

given planning permission while only 150 have completed

development of their plots. Out of the 150 developments

30 were randomly selected using random sampling method

(see Table 9).

Number of private developers

who have completed work 150
Sample Interwval 1-5
Sample Size 30

% of Sample Size 20%

Table 93y Sample Frame for Wuse T District.

From table 9 above 30 buildings were randomly
selected and the set backs, height of building, plot
coverage, usage and fencing were all considered.
Physical measurement was taken to determine the items
as was done for Garki I District. The resnlt is shown
in Figures 24, 25, 26, 27 and 28. Compare to Gér‘ki p (2
Wuse District recorded more contraventions at the
micro-level than Garki I District while Garki I
District has a higher distortion of the implementation
of the plan at macro-~level.

90% of the developers contravene the plot
coverage in Wuse District (Fig. 24). In Wuse District
prohlems of over building on a plot arise mostly in
a condition where more than two buildings are sited on

the same plot.
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Section 3.02 of the "Development Control
Standards and Regulationsg" provides that "where two
or more buildings are to be sited on the same plot/
site the distance or space hetween the two buildings
should not be less than the mean of the two buildings''.
This is a pure ticket for overbuilding. Where, for
instance two bungalows are located on the same plot,
the minimum height provided by the Development Control
Negulation is 2.8 metre high. Where two buncalows are
sited on the same plot the mean will be 2.8 metres,
This means that the developer only needs to give a
cap of 2.8 metres between the two buildings. This
setback is too small. Indeed a whisper in one building
can be heard in the second one.

The regulation on fencing was also highly
contravened., 40% of the developments complied with
the height of the fence while only 10% conform to the
regulation on number of entrances to the premises.

The guidelines on standards and regulation provides

for only one entrance to the premises. This regulation
has not taken the problem of safety into consideration
especially wheh there is fire break out or any other
disaster. Indeed in terms of fire hazard, one gate is
not enough considering our socio-cultural environment.

A single man may have up to 4 to 5 cars. In this case



having one gate will not be conducive to such people.
No wonder, the regulation was not adhered to by most
of the developers.

With rerards to the perforation of the frontage
of the fence, only 10% adhered to this regulation
(Fig. 25). All these failures are manifestation of
the failure of Development Control to monitor these
developments.

The survey showed that there is a greater
adherance to the regulation on height of building.
Only 20% contravene this regulation (Fig. 26). These
few cases range from the introduction of basement to
increase on the normal height of 2.80 = 30 metres
allowed. But the regulation that receive a fair
compliance is that of set back (see Fig. 27). 70% of
the developers adhered to the front setback while 60%
conform with the back and side setbacks respectively.

The use of the building for which planning
permission was granted had high contravention. Only
30% of the private developers put the building to the
use for which planning permission was granted (see
Fig. 28). This is a serious case because any change
of use can lead to a case of non-conforming landuse.
Indeed a change of use on residential building can

have a sericus effect on the planned infrastructure
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of the area. This effect is both on the residents
of the area and the environment itself.
The survey showed that of the 70% of the
developers who change the use of their buildings,
5% were used as clinics or medical laboratories while

5% were used for offices and the remaining 30% were

e

converted to hotels and ruest houses.

U!se of Government Residential Puildings in Wuse T
District, Abuja.

Al though the use of public reisential housing
units for offices is an interim measures, it is
necessary to point out that even within a short a short
period such action has an effect on the plan infrastructure
of the area as well as the implementation of the Master
Plan. Among the effects are generation of traffic
within the office arca, over use of electricity due to
many air conditioners which inturn lead to breakdown
ol transformers.

Indeed 1,31 public housing units were planned
for Wwuse I District and out of these 4,000 units have
been completed and allocated to various people and
departments.

out of these 4,000 housine units only 65%
of it are being used for resicfential. The remaining
35% is converted to offires while 1% is rented by
private companies or is being used for commercial

purposes (Figure 29).
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A break down showed that 55% of the public
residential housing units in Zone IIT and 80% in
Zone ITI have been turned to offices while 55% and
30% in zones VIII and T have also been converted to
offices respectively. Zone VI also has 30% of its
residential turned to offices while zone V and 1V
have 30% respectively.

But the most important thing here that concerns
planners is the fact that the conversion was made without
obtaining any planning permission and this means that
the planning which was made in respect of the various
areas have been rendered useless. 0On the average a
damage is being done to the infrastructure planned for
the area hence the implementation will also be affected
since no one knows when permanent offices will be

completed,



CHAPTER FIVE

5.00 A DLVIENW OF BEVULCPMUNT CONTROL PROJBLEMS IN THE
FEDLRAL CaPI AL CITY, AMUJA.

From the foregoiny chapters it is now obvious
that the authority in dovelopment control in Abuja are
facing alot of problems. These problems are manifested
in the failure of private developers to abide by the
building bye-laws guiding devclopment within the city,
the conversion of some opeén spaces by the authority to
plots, the rampant change of use for which planning
permission was not given and clearing of reserved forest
and trees for farming within the Federal Capital City,
Abuja. It is these problems that necessitated a review
of Development Control activities in abuja in order to
know the root causes or obstiacles which can tamper with
the implémentation of the plan for the New Federal Capital
City, aAbuja.

Indeerl there are sgeveral p roblems facing the
Authority in dovelopment control in the Federal Capital
City, Abi ja. These problems can be classifed into
administrative, technical, Tinancial, political, social

and legal,

510 ADMINTSTRATIVE PROVLEMS

(i) lMultiplicity of .rencies involved in the Implementation
of Abuja Master Plan:

Although section 4(1)(e) of Decree No. O of 197(
made it c¢lear that the Federal Capitalt Development Authority

(F.C.D.i+) shall be responsible for the "Co-ordination
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of the activities of all ministiries, departments ;nd
agencies of the government,of th; Federation within
the Cagpital lerritory', yet some of these agencies do
not liase with development contrel authority when they
are executing a project under their jurisdiction within
the city.

NePa in particular did not liase with the
Development of Planning and =urveys when they were
installing their Transformers and Uverhcead !ligh Tension

Cables in various parts of VWuse I and Carki I Vistricts,

In Zone 6 of Wuse I District for instance (see
Figure 3) many private developers who wanted to
comrnence the development of their plots could not do so
because NEPA Transformers were installed ten (10} metres
into the plots, 3ince Wuse I District is a high Jdensity
residential area, the plots are very small (10 metres
wide by 30 metres long)y soing by the approved set
backs for this area which is 1.5 metres in front, the
poles and transformers were installed within the area
that is supposed to be occupied by the proposed building.
The development control officials wrote several lctters

to NEPA Office but no reply was obtainced,
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(ii) Lack of Coordination between the Asencies
involved in the Dovelopment of the City:

The Civil Engineering Division supervises all
Civil Engineering works relating to construction of
roads, sewer, lying of pipe line, etc. After the
provision of these facilities and utilities, the map
of the area‘indicnting the exact location of these
facilities or utilities should have been deposited
in the development control of fice so that when private
developers come, the of ficers will know exactly where
the utility lines pass. fut this is not done, therefore,
the planner incharge of that area has to run up and
down to locate the map. Again this can delay any
action being taken on“uny building plan or project.

On a more serious note is the problem that some
of the property heacons are sometimes removed during
the construction of these roads and no report is

-

usually made to Development Cnntrulﬁor the parent
Department (Planning and Surveys) for reinstatement.
Location of such beacons removesd becomes a problem
in subsequent time. Once property heacons are removed
the implementation of the proposals of that area becomes
difficvlt heeqlse the property beacons are the only

Mdreation ot the exact location and boundary of

any plot in the city.
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(iidi) Allocation of Sites for Temporary Food Canteens:

The Development Control Division in Department
of Planning and Survey allocates site to applicants
for construction of temporary food canteens. The
Municipal Government also dones.

Indeed the survev showed that 60% of the temporary
food canteens at the Municipal Local Government Office
were allocated by the Municipal Government. This has
created a prohlem for ﬂevélopment control staffs because
it now becomes difficnlt to fish out illegal food
canteens from apprnved'onns.sincn they are not the only
agent allocating temporary sites for it. Il1legal food
canteens, there, become comhon even in the Federal

Secretariat Garki (see Plate 5).

(iv) Process of Puillding Plan Approval:

Section 7(1) of Decree No. 6 of 1976 provides
that no one is alloved to carry cut any development
within the Federal Capital Territory without obtaining
a written permission from the Authority. In other
words both public and private developers are supposed
to submit their building plans for approval before they
commence any development on their sites or plots.

But the process of approving building plans involve a
long procedure becuase several departments are involved

in scrutinizing the plans.
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An dinvestigation in the Development Control
O0ffice revealed that building plans go through several
channels before the plans are finally approved. The
process is as follows:-

Applications for planning permission are
submitted to the Director of Planning and Surveys in
Area Eleven in Garki T District. The application is
then sent to the llead of Development Control Division
in Zone §ix in Wuse I District. This application is
filed by the clerk and minuted to Secretary, Duilding
Plans Processing Committee to checlk or to screen the
Certificate of Occupancy and the number of building
plans submitted.

The file is then sent to the unit head for Site
Inspection Report (S.I.12.). The unit head in turn sends
the file to the site officer incharge of the area who
visits the site to verify as to whether the developer
is the real owner of the plot after which he minutes
the file back to the Secretary.

The file is then sent to the Federal Secretariat
at Area Elevén in Gariki T District to Department of
Public Works. !lere the Architectuwral Design is
scrutinized and then the file is sent to the Director of
Engineering Services where the electrical, mechanical and
and structural engincering designs are screened to make
sure they conform with the laid down regulations in the

Federal Capital Territory.
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Finally the file is sent back to Development
Control Division. If there are corrections a letter
is written to the developer to make the corrections.

Jf there are no corrections the file is sent to

Director of Planning and Survey for final approval

after which a letter of conveyance of approval for
development plan is sent to the developer (see Fig. 31).

From figure 31, one can see that the process of
building plan approval in Development Control Office,
Federal Capital Development Authority ( F.C.D.A.),
Abuja is too long and cumbersome. RBecause of this
long bureaucratic process, missiong files cannot be
so easily traced,

Secondly, delayance cannot be so easily identified
as it involves so many professionals from different
Departments.

Thirdly, the system is nlso responsible for
some of the contraventions like set backs which are
witnessed in the city. This happens because when the
developers are tfed @f waiting for approval letter
without seeing any, they sometimes commence work

without obtaining planning permission.



PLATE §; JLLEGAL FOOD CANTEENS IN
GARKI I DISTRICT,

PLATE 63 ANOIHEZR SCENE 'OF ILLEGAL DEVELOPMENT AT
Uile GALKI HEALIH CENTRE.



- 118 -

Submission of “pplica-
tion/plans by developer
(appl icant)

1
Approval |, Letter for
Letter " Correction
- e
=- SBPPC o

Final Approval by
Director, Planning and
Surveys

General Approval by all
Building Plans

Committee

Members,
I'rocessing

FIG. 31z

EXISTING PROCLSS

DEVELOPMEN !

CON

Source: Devel opment

OF 131
L.y ¢

Control

Div

Department of

& Surveys

Dirsector,
Planning

Head, Development Control
Division

Secretary Building Plans
Processing Committee

lead

Field QOfficer

Y

Architect, Public Works

| Departmen t

h 4

Electrical Engineer,

Structural Engineer,
Engincering Services
Department

Mechanical Engineer,
Engineering Services

| Department

Nuilding Plans
Processing Committee
(snpre)

Secretary,

ILDING
o ColDule

PLANS APPROVAL
ABIIJA,

IN

ision, F.C.D.A. Abuja.




- 111 -

The system is alsc a problem to evelopment
control because all the departments are not in the same
of fice. While the Development Control Division is located
at wuse I District, the Departments of Engineering
Services and Public Works are situated in Garki I District,
a distance of six kilometres between them. ALl the files
submitted by developers have to be monitored by
Development Control Division, and when there is no
vehicle to convey the messenger to Area Eleven, the
files remain there in Area Eleven. As a result of
this several files or applications have been abandoned
by private developers.

Investigation shoved that 800 applications for
planning permission were received in Development Control
Division between January 19082 to December 1988. out of
these f7.5% (700) were for residential development while
12.5% were for commercial, religious institutions and
light industrial development.

The survey showed that only 5% of plans submitted
took less than one month to get approval while others
took as long as three years before getting approval
letters (see Fig. 32). Considering the importance
plan approval play in physical planning, this should
be taken as a serious problem since Development Control
is the only "licensing agent" authorised to give
planning permission in the Federal Capital City Abuja.

It is only when planning permission is controlled that

implementation of the city can be achievoed.
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5.20 MANPOWER/ TECHNICAL PRODBLEMS

The Phase I of the Federal Capital City, Abuja
covers a total area of G,000 ha and measures 20.5km
form noth to south and 15 km from west to cast. Yet
there are only four professional Town Planners and
four Iligher Technical Officers to supervise this vast
area (Table 10).

Ufficiuls o evelopment Control Division Abuja are responsible
for approving all building plans in the whole Federal
Capital Territory, that is, ineluding satellite Lowns,
yet the division has only 25 staff members including
supportive st:.nt"l".q like clerks, messengers, ﬂccr)untdnlm.:,
architects. . Therefore the presence of illegal structures
even within the city would have arisen due to shortage

of manpower in the Division,

S/N Profession Number
1. Physical Planners i
2 1o (rlanning) lt
3. Architects 2
. Huilding Epcvineer 1
5 e Accountant 1
6. Draughtsmen 2
7w Technicanl Assistnts -
8. Clerical Assitants 3
9. Typists 2

10. Messengoers 2

11. Driver/iinldozsor

) : opevator ] 2
Teotal 25

Table 10 Lisk of Staff Members in Development
Control bDivisjon.
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An investigation in the Development Control
ffice revealed that building plans go through several
channels before the plans are finally approved. The
process is as follows:-

Applications for planning permission are
submitted to the Director of Planning and Surveys in
Area Eleven in Garki T District. The apnlication is
then sent to the Illead of Development Control Division
in zZone §ix in Wuse I District. This application is
filed by the clerk and minuted to Secretary, pPBuilding
Plans Processing Committee to check or to screen the
Certificate of Occupancy and the number of building
plans submitted.

The file is then sent to the unit head for Site
Inspection Report (5.I.R.). The unit head in turn sends
the file to the site of ficer incharge of the area who
visits the site to verify as to whether the developer
is the real owner of the plot after which he minutes
the file back to the Secretary.

The file is then sent tn the Federal Secretariat
at Area Bleven in Gariki T District to Department of
Public Works. I(lere the Architectwal Design is
scrutinized and then the file is sent to the Director of
Enzineering Services where the electrical, mechanical and
and structural engincering designs are screened to make
sure they conform with the laid down regulations in the

Federal Capital Territory.
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Finally the file is sent back to Development
Control Division. 1f there are corrections a letter
is written to the developer to make the corrections.

Jf there are no corrections the file is sent to

Director of Planning and Survey for final approval

after which a letter of conveyance of approval for
development plan is sent to the developer (see Fig. 31).

From figure 31, one can see that the process of
building plan approval in Development Control Office,
Federal Capital Development Authority ( F.C.D.A.),
Abuja is tooe long and cumbersome. Pecause of this
long bureaucratic process, missiong files cannot be
so easily traced.

Secondly, delayance cannot be so0 easily identified
as it involves so many professionals from different
Departments.,

Thirdly, the system is also responsible for
some of the contraventions like set backs which are
witnessed in the city. This happens because when the
developers are hifed of waiting for approval letter
without seeing any, they sometimes commence work

without obtaining planning permission.



PLATE 5 ILLEGAL FOCOD CANTEENS IN
GARXKI T DISTRICT.

PLATE 63 ANOIHLR SCENE 'OF ILLEGAL DEVELOPMENT AT
PiE GAHKI HEALH CENTRE.
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The system is also a problem to chvelopment
control because all the departments are not in the same
of fice. While the Development Control Division is located
at Wuse T District, the Departments of Engineering
Serviees and Public Works are situated in Garki I District,
a distance of six kilometres between them. All the files
submitted by developers have to be monitored by
Development Control Division, and when there is no
vehicle to convey the messenger to Area Eleven, the
files remain there in Area Eleven. As a result of
this several files or applications have been abandoned
by private developers.

Investigation showed that 800 applications for
planning permission were received in Development Control
Division between January 1982 to December 1988. out of
these f17.5% (700) were for residential development while
12.5% were for commercial, religious institutions and
light industrial development.

The survey showed that only 5% of plans submitted
took less than one month to get approval while others
took as long as three years before getting approval
letters (see Fig. 32). Considering the importance
plan approval play in physical planning, this should
be taken as a serious problem since Development Control
is the only "licensing agent" authorised to give
planning permission in the Federal Capital City Abuja.

It is only when planning permission is controlled that

implementation of the city can he achieved.
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520 MANPOWER/ TECHNICAL PRODLILMS

The Phase I of the Federal Capital City, Abuja
covers a total area of 6,000 ha and measures 20.5km
form noth to south and 15 km from west to cast. Yet
there are only four professional Town Planners and
four iligher Technical Officers to supervise this vast

arca {(Table 10).

Ufficials o evelopwent Control Division Abuja are responsible

for approving all building plans in the whole Federal
Capital Territory, that is, including satellite towns,
[ 4%

vot the division has only 25 staff members including

supportive staffs like clerks, messongers, accountdnt and

architects. Therefore the presence of illegal structures

even within the city would have arisen due to shortage

of manpower in Lthe Division.

S/N Profession Number
1s Physical Planners i
2. Hro (Planning) Ul
 JEm Architeocts s
h. iilding Enerineer 1
Biu Accountant 1
6. Draughtsmen 2
Tn Technicnl Assistnts 2
8. Clerical Assitants 3
9. Typists 2
p o (™ Messenpors 2
11. Driver/imldosor
; . B2 Ui 5 o S
' ~ Tatal 25
Tahle 10: int of Staflf MMembers in Development

Contraol BDivisiona.
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The Development Control staffs are supposed to monitor
cevery development from the date approval was given for
pegeing and setting out to the time the building is
completed, But because of the vastness of the area
couple with shortage of staff and lack of project
vehicles this has not been possible. Thus developers
seize this opportunity to deviate from the approved
nlan granted to them.

In Wuse I District, for instance, building plans
which were apprn%nd without car parks suddenly included
these during construction, while others made structural
changes within the buildines, hence it has been
possible for these types of developers to change the use
for which planning permission was granted,

The problem with F.C.D.A, is not that they lack
professional planners but the fact is that only few
professional planners were posted to Development Control
Division.

Lack of vehicle is another problem facing
development control at Abuja. [DRecuase there are no
vehicles areas far away from Lhe office annot be
effectively monitored. The result is the proliferation

of illegal developments within the city.



Location of Development Control O0ffice and the
Organisational Structure of Lthe LUivision.,

As stated above, the Pevelopment Control Office
is situated in the western part of Wuse 1 District.
The remaining departments involved in plan processing
are at Arca Eleven in Garki T District so this poses
a problem of communication between the professionals
involved in plan approval.

Secondly, the office is centraliscd; that is,
all staff members have their office at Wuse I District
and they operate from this District in other Districts.
With a vast area of (6,000 ha and with only four
professional planners, this is bhound to cause problems
off monitoring development in the Phase One area of the
New Federal Capital City. Asokoro, for instance is
over ten kilometres from Wuse, yot the planners stay
at Wuse to approve plans for this District and the
other Districts.

Even if there are vehicles, the time spent in
moving from Wusc to Asokoro is another pagliom

The organisational Structure too is another
problem area. With few planners, it is difficult to
organise effectively since this will mean one planner
taking charge of at least two districts. Therefore
this too need recorganisation. Delow is the existing

organisational structure of Development Control.
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sethacks, plot coverage, and hright of buildings are
made. The worst hit problem here is that of plot
coverage. From the survey on Garki T District and
Wuse T, plot coverage carried only 10% compliance

while 90% of the developers ¢id not comply with this.

(ii) Existing Villages in I’hase One: Another serious

prohlem facing development control is the problem of
the original settlers who are still within the Phase One
area.,

Layouts have been prepared on the present sites
being occupied by these settlers. These plots have
been allocated yet the owners of the plots cannot take
possession because the indigenes have not moved out
from the area.

Section 6 of Decrece No. 6 of 1976 provides for
compensation for ;ny one whose property or land is
affected by the coming of the Federal Capital City.

It is only after they have been compensated that they
can move out or be called illegal squatters on the land.
But in this case, the three villages (Garki, Maitama and
Maitama Sabo) have not been compensated yet the Authority
wants staff of Development Control Division to monitor
their development. Tt is true that they (Villagers)

are within the institutional framework of the planned
area but it is only fair to prevent them from building

new houses if Lhey have been compensated.



- 118 -

Since population is dynamic, new households
must be formed and that means increase in housing
demand. But the irony is that in building a new house,
the new couple are develonine someone’s plots who has
alveady paid for his Certificate of Occupancy (C of 0).
The case of Garki villaze shown in Figure Qo is a
typicnl example.

‘ Secondly, as these indigenous people remain
in their settlements, people from other areas who move
in to trade hire these houses {from the indigenes thus
stimtlating them to build moere houses. Therefore, for

officials
development control/ to monitor illegal developments
within the original settlemrnts, the Authority has to

compensate them.

- Another social problem is the fact that a great

number of people in Nigeria cannot divorce the use of
land from the traditional ownership of land. To these
set of perople possession of plots means you can :Inv:.-l.npl
any type of building you wish. Theretore, some of them
commence development even before getting planning

permission.

5«50 LEGAL - PRODLIEMS

The inabhility of the “uthority to provide a
comprehensive doevelopment control manual is another

problem. What development control officers use now is just

a enideline and reeulations on developments. ITndoed
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development control involves more complex things than
this. In the Central area where the tallest buildings
are supposed to be sited, excavation has been going
on in the area. This has accelerated s0il erosion
within the area, thus creating some few gullies.

Clauses 3.02 of the guidelines for development
control in <#buja provides that where two or more buildings
are to built on the same plot or site the distance or
space between the two buildines should not be less than
the mean of the hcirh£\0f the two buildings. This law
encouraces over building of a plot. In Niveria where
people want to maximise their plots, if they adhered to
this law it shall be an advantegous to theme for instance
where two buildings with a height of 2,80 metres are
located on the same plot the developer only neceds to
give a gap of 2.50 metres betwieen the two buildings,
which is not appropriate.

5.00 POLITICAL PUULLEMS

The effectiveness of UDevelopment Control can also
depend on the political era. 1In Military regime, for
instance the authority tend to support planning. A great
number of alterat ons in the Master Plan were done during
the Civilian regime; e.g the change in the site of the

Primary School to Mosgyue.



Open spaces are being carved out as plot yet
the Development Control Uivision is helpless. The
conversion of Primary Schools in Area One into a
mosque during the civilian regim was done to score a
poelitical support.

In Yuse District for instance, areas that
Development Control officers complain will be liable
to flood were being carved out as plots. Therefore
the success of Development Control at a particular time
depends on the political era, that is, if the Minister
has intercst on planning then development control has
less problems because when the division turns to the
higher authority, she is sure of getting both moral and
material support to face any problem, for instance of

illegal developments.
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CHAPITER 51X

G .00 PROPOSALS AND CONCLUSION

6.10 PROFUSALS ON U IMPLEMENTATTON OF [HE ABUJ A
MaSsTLit PLAN AND DEVELOPMEN ! CONTROL

The Abuja Master plan contained the prescription
of the modes and pattern of physical developments that
shouldkcnrﬁgcl out in the course of building the New
Federal Capital Cily. iinfortunately some alterations
have Leen made idue Lo political interference on the
development control division of the Federal Capital
pDeve lopment Authurity, which is mandated with the
duty of carrying out the implementation of the New
City. Thesc alterations have ercated problems. It is
for such problems that & proposal is hereby made.

Two types of proposals are made. ‘The curative
and the preventive aspects. The curative is to find
solutions to the alrcady committed mistakes while the
preventive is to guide against a repetition of such
mistakes. As regards the implementation of the New
Federal Capital City, pevelopment Control has to be
autonomous with wide descretionary power to perform its

duty before the plan can be perfectly implemented.

G.20 PROPOSALS ON. DEVELOPMEN({ CONTROL

6.21 Proposal on Location of Development Control
office and ihe Orgnnisational Structure of
Development Control staffs

Presently development control office is

centralised. ALl the staff members have an aoffice at
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wWuse T District and they all operate from therec.
The svstem is inappropriate and because of lack of
vehicles, coupled with the vastness of the area, other
districts far away from Wuse District are not properly
nonitored, Since the department has problems of vehicle
and even lack funds to repair the available one, it
is hereby proposed that the seven urban districts in
Phase I of the Federal Capital City, Abuja be provided
with zonal of fices headed by a professional Town Planning
Officer I. The Town Plammine Officer of every zona
5hall be called DistrictResident Town Planning Officer.
Ile is to be assisted by supportive staff like Architécts,
nuilding ¥ngineers, Typist, Accounts Clerk, HTO (Planning),
Assistant Technical Officer (ATO) and messenger.

To eliminate the usual bureaucratic bottle-necks
in proeocessing of building plans and approval, all
simple buildings or development that are not complex,
for instance, bungnlows, nnd single storey buildings
shall be approved by the District Resident Town Planning
Officer in conjuction with the Architect and the building
engineer. A copy of the approval letter shall be sent
to the Development Control Head Office. All complex
huildings shall be approved in the Headquarters by a

group of professionals.
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The proposed new system of buildine plan
approval shall be as follow:~

All buildinz plans should be submitted to
Director of Planning and Surveys. These will be sent
to the Head, Development Coentrol Division.

The Building Plans are then sent to the District
Nesident Town Planning Officer. [lere the District
Pesident Town Plannineg Officer (DRTPO) sends for site
inspection report immediately after cross checking
all the documents (Certificate of Occupancy, Right of
Cccupancy, cct). The DRI'PO comes together with the
architect and the building engineer to approve the
plans (see Figure 35). VWhether the building plans are
approved or not a letter should be written to the
applicant within one week informing him of the progress
of the application.

Approved pegging and setting outs should be

monitored by the site officers (Assistant Technical

officer (ATO), building enginecer and the ATA's upto

roofine level. This is with a view to preventing any

structural change that might he effected by the developer.
In the Head 0ffice, all complex building plans

for development such as two storey buildings and above,

of fice complex buildings, hotels and industries should

be approved by the ilead Office headed by the Head of
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The proposed new system of buildineg plan
approval shall be as follow:-

All building plans should be submitted to
Director of Plaﬁning and Surveys. These will be sent
to the Head, Development Control Division.

The Building Plans are then sent to the District
Resident Town Pianning Officer. [HHere the District
RBesident Town Planning Officer (DRTPO) sends for site
inspection report immediately after cross checking
all the documents (Certificate of Occupancy, Right of
Ceccupancy, cct). The DRTPO comes together with the
architect and the building engineer to approve the
plans (see Figure 35). Whether the building plans are
approved or not a letter should be written to the
applicant within cne week informing him of the progress
of the applicatione.

Approved pegging and setting outs should be
monitored by the site officers (Assistant T;chnical
Officer (ATOQ), building engineer and the ATA's upto
roofineg level., This is with a view to preventing any
structural change that might be effected by the developer.,

In the Head 0ffice, all complex building plans
for development such as two storey buildings and above,
office complex buildings, hotels and industries should

be approved by the lead Office headed by the Head of
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Development Control. This will involve the mechanichl
crngineer, structural and electrical engineers respectively
(sece Fig. 306).

All these professionals should be brought under
one umbrella; that is all of them should be redeployed
t~ Navelopment Control Division. This will prevent
delays in approval of building plans which usualily
discourage private developers and sometimes led to
abandonment of plans or commencement of work before
approval .

Indeed the following category of staff should

be found in the lleadguarters:-

(i) Professional Town Planners
(idi) Architects

(iii) Structural Tngineer

(iv) Electical Engineer

(v) Mechanical Enginecer

(vi) Accountant

(vii) Typists
(viii) Clerks

(ix) Messengers
(x) Draughtsmen

(xi) Cleaners.



The Town Planners shall be incharge of
scrutinising the site plans while the Architect will
take care of the building desien. The Strmctural
iincincer for structures, and the INMechanical and
Electrical Ungineers for mechanical and electrical
designs respectively.

Since all officers are in the same office,
the approval ean be obtained within one week.

This will remove the frustration which developers
sometimes faced. This delavyance sometimes forcean
impatient developer to commence work before approval
letter was granted to the applicant or developer
resulting in contraventions of the building bye-laws
of the Federal Capital City.

Figure 34t shows the administrative structure

the proposal.

of
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Buldoze Operator Driver Messanger Cleaner




= 1287 =

(ii) Proposal on various \gencies involved in
Developmeént of the New Federal Capital City,
Abuja

In order to achieve o perfect implementation of
the Abuja Master Plan, all agencies involved in the
development of the city shoulsd liase with Development
Control Division before embarking on any job. After
all section 4 of Decree No. 6 of 1976 provided that
"the Authority shall be charged with the coordination
of the activities of all Ministries, Departments and
Agencies of the Government of the Federation within
the Capital Territory".

In view of this it is hereby recommended that
any agency involved in the provision of any utilities
within the city should deposit at least a copy of such
utility map in Development Control Office. This will
save the embarassement develonment control officers
often go CLhrough when they cro for Site Inspection
Report (S.I.R.), that isproblems of identifying

utility lines

6G.22 Recommendations for Social Problems:

The development contreol division should embark
on public enlightenment campaign. Many people can
hardly divorce the use of land from the traditional

system of land ownership. Once they have certificate

of occupancy they move straight to the site. These
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set of pegaple, have to be enlishitened.

The original settilers nf the Federal Cabital e

City who are still staving within the Phase (One shoeould

be compensated so that implemenfation of these areas

~can be possible. The idea that these people can he

".‘:i_ntt-'egratcd within the Phase I of the Federal Capital

City will prodnce a negative result sinee these peeple

are armersg.

- Submission of
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- by Developer ‘
{Applicant}

Director, Dept.
of Planning and
Iurveys

ltead Developmont
Control
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S

Letter for Correction
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i

FIG. 35: Proposed Process of huilding

Plans processing

and approval for simple buildings/developments.




Submission of Director, Department of
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[lead, Development
Control
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4

[ﬁro, erj'Aru for (S+I«ils) ]
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Letter for Development Control
---------- ¢ Complex Arch., &lect., Mech.,
Letter for Building and structural
Corrcction Approval Engineerings

Fig. 3C: Proposed Process of cowplex building plans
approved,

6423 Uperational:

Lack of autonomy to Development Contrel Officers
has affected their performance which in turn affected
the implementation of the Master Plan for the Federal
Capital City, Abuja. If Development Control officials
are autonomous, . they would not have allowed
people to carve out plots from open spaces. Indeed the
Development Contron Pivision should be directly under
the Office of the Minister. 1In this case interferecnce

from other departments will be minimised.
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6.24 Recommendation for lLegal Prcoblems:

Clause 1Y in "Development Standards and Regulations is

inaprropriate and it encourages peonle to overbuild their plots,
The idea that thbe distance between the two buildinnse sited on the
same plet should not be less than the mean of the two buildinags is
i1l founded amnd should be changed. Tnstead it should be the sume
set back applicakle to that area. 1In that case enough gap will be
agiven between two buildings located on the same plot.

The contents of Decree 6 should be followed adequately.
6,30 CONCLUSTON

This study has examined the implementation of the Abuja
Master Plan and! the problems facing Develorment Control Unit -

The study showed that implementation involved several
tools such as politicnl, social, economic, administrative and legal.
But the leqal tool was singled out and thic was treated.

The legal tool which borders on development control
has to be effective before implementation is carried out according
to the specification in the Master Plan. But the study showed that
development ccntrolli?: faced with severzl problems. These range from
lack of co=ordination between acencies operating in the New City

or other agencies involyed in the development of
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the city to problems of administration in Development
Control Division itself. I'roblems of building plans
approval which in turn affect private developers
performance. However, the study revealed that
dvvolohmnntjhontrol need to be revatlised in order to
carry out the coordination of the town as it is suppoed
to. This is due to the findings of the study. Indeed
development control in the city is lacking both at the
macro and micro-level.

At the macro-level,wwreas pPlans for are not
hbeing used for it e.g the P'rimary Schnol and the Motor
Park at G?rki. While the Primary Schoel was converted
to a mosque, the motor park was sited on the alignment
ol the road.

At the micro-~level, there are encroachment on
sothacks, lack of adherance tn plot coverage, change
of use without planning permission and above all
conversion of open spaces to farmlands or plots.

However, a number of proposals were made. If
implemented these shall ro along way to reduce the
prnh?emjrﬁg development c0ntruliﬁﬁguch recommendations

include the decentralisation of Development Control Qud Hhe

administrative set up, .

In conclusion a vigilant monitoring of

g#rkcers
developments by development cnntroﬁkWill ensure a

perfect implementation of the Federal Capital City, Abuja.
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