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A8STRACT 

The ~Lalcity and inaccessihillty of land in urban areas 

hn~ hccolllc a maior oh<;tacle ln the provision of housing to 

low-iocl)me ,l!roup-' in dC"t!lopin~ countries. ThIS thesis 

~tudlC~ the land policies and practices in Metropolitan Kano. 

NIgel la. and Invc~tj1l{Jtt!:"i the issucl'o and problems hindering 

the adcquatc ~upply of J't.·~identlftl land to low-incorne groups. 

'rhe the~i~ commences with a ~eneral study of urban land 

policlc-, and IO\\,-lncomc housing ln developing countries. lt 

examine ... the nature of hou~ing problems in developing 

ClluntrlC:-'. the roll' nf land in the housinll problems. issues 

addrc~:<,cd by "ind pnllCÏes. and pol iey measures and strategies 

u~l'd, 'l'hl' 1!cnelal ~tudy is followed by a specifie study of 

the Inod pnlicics and practice~ in the ~tudy area. The poliey 

and instilutional management frameworks are identified and 

cX<lmined. The loles of the major institutions are explained. 

'l'ht, la~t sccllon icientifJ(:!-O and examines the main issues and 

pr()hlern~ wilh the exisling polieies. 

The ltH"'.;j s conc 1 udes t ha t ae t i ons arc neeessary to 

addrc~s the identificd Issues and problems with the policies 

in ordcr to avoid chaos. 

madt., . 

Suggestions for policy reform are 



RtSUMt 

La raretè ct l'in,lcc"ss,hllltc du tl'rrHl1l l'fi trlllil'u 

urbain sont devenus des llb~taell's i\ l'upprn\'i'ilonncment ('n 

logemt!nts de~ j!roupe~ à faihlc'" rC\'l'nll~ dan'" k~ p,,,'~ ('U 'Oll' 

de développement. La prc~cntc thC"'l' l,tudll' Ic~ l'llutumco.., l't 

les politiques terrlcnnl'~ dan~ la re~don I1Il'lHlpollt'lI"l' ,Il' 

Kano au Nigéria. cl examine Ic~ plohleflle1'. inhclcnt~ .) la 

di~ponibtltté de letralns r('~ltI('nttcl!'> pOUl Ic:-. l'loupes 1\ 

faibles revenus. 

La thè5C d~bute l',H une étudl' ~(:ncr,lIc dc'" poil t Iqlle~ 

terriennes en milieu ulbaln cl Il'!' lo)!emenls il PriX modiques 

dans les pays en VOie dl' dcvclnppcnlt.'nt. ()n v cludll' 1 .. f1atull' 

des prohlème~ du logement dans pays l'II voie tic 

développement. de même qUl' la JOll' II<:S tell'Illn ... fllt:e i_ les 

proh 1 ème'!>. les questIons soulevéc~ par Il'S !1ol l l lqul.'S 

tCrI'iennc~. ltin~1 quc Ic"i délllllrl:hc~ l't 

utilisées. L'étude J?énérale c~t <,uivlc pur une étude ,H(:clse 

des politiques et des urf,tiques te"il'flnc~ dan:-. la Jé~lon 

conee rnée. La po 1 i t J que ct les llccord~ actmini~tlatlf~ 

institutionnels .. ont idcntifié~ et "'l'rutés. I.e Joie clc~ 

institutions mll.ieurc~ yest expliqué, La dcrnil'rc Plllt il' 

ide n tif i cet é t u die 1 e ~ que s t i (1 n ~ f () n cl Hlnc n l Il 1 C <, e lie s 

problèmes des politiques existnnte~, 

La thèse en conclue qu'il est nét.:c'isllire quc J!c'~le~ 

soient posé~ pour confronter les qucstion::. cl Ic~ Jlr()hlèrne~ 

soulevés aux politiques afin d'evlter la Lonf!J!'.Îon. 

nous y su~gérons certaine pol itiqucs. 
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INTRODUCTION 

Most urban areas ln developing countrles are facing a 

~risls ln the prOV1Slon of houslnl te low-lncome groups. The 

cr151S stems from the lnabl11ty of the urban arens to ensure 

t he adequat e p rov 1 S l on of a f fordab 1 e hous i ng t 0 meet the needs 

of thelr rapldly expandlng pOPLdatlon. Evidence of this 

crls1S 15 seen ln the rl51ng proportlon of the population in 

the urban areas 1ivlng in informal ~ettlements. 

Land 15 the major obstacle to the adequate prov1sien of 

affordab1e houslng ln the urban areas. According to Asiama, 

",t has been preved everywhere ln the third world that where 

1 and has been made 8'1811 ab 1 e, even t he urban poer have been 

able to provlde themselves wlth houslng" (1990:240). The 

scalcltyand high co st of land in urban areas excludes low

lncome groups trom obtalnHlg resident1al land through the 

tormaf process. Low-lncome household~ are, therefore, forced 

to acqul re land tht"ough the informal process by occupylng land 

lllegally, or" by obtainlnq land in illegally subdivlded 

1 ayout s. 

A shift 111 the emphasis of government pOl1cies from 

houslng de11very to land dellvery 1S now viewed as one of the 

most slglllflcant means of ,mproving urban housing delivery in 

developlng Gountnes (SCBR, 1983; An~els et al., 1983). Land 

pollces are emer"glng as the most powerfu1 tools in addressing 

urbéln hOUSltlg pr'oblems. The formu1atlon of land policies is 

basad on the bellet that ,f 1eft a10ne. the land market will 

nelther dlstrlbute land equltably nor ensure efficlency in Us 

use. and for this reason, government must lntervene in the 

1 
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market t 0 remedy the si t uat 1 on. The ob j ect 1 ves of the 

po 1 ici es var y b e t w e en cou n tri es, b l.J t the e f f e c t ive ne s s 0 f the 

pOlleies depends on the approprlateness of the pol lC.y measures 

and on the lnstitut10nal framework for the lI11plementatlon of 

the policies. 

Any effort to lmprove urban hOUSH,g delivery in 

develop1ng eountries through an lmprovement ln land del1very 

w,ll require an examination of the current land pollC'les in 

the urban areas. in ol"der to identlfy the factors hindering 

t he adequat e supp 1 y ('If 1 and and the aceess of 1 OW- 1 ncome 

groups to it. Such an exe'cise will enable the formulatlon of 

more appropriate land policies. 

STUDV OBJECTIVES AND METHODOlOGY 

The alm of this thes;s is to study the land pollcles and 

practices in Metropolitan Kano, Nigeria, and to identlfy and 

examlne the lssues and problems h,nderlng the adequate supply 

of residential land to low-lncome groups. 

The researeh is based on a review of ex;stlng llterature. 

The research starts from a general study, aimed at exploring 

the nature of housing problems in developlng countrles, the 

role of land ln the housing problems, the lssues addressed by 

land polieies, and the measures used. A spec,iflc study cf the 

land policies and practices in the study area was subsequently 

carrled out, on the basis of whieh the problems w1th the land 

polieies and pract;ces were identified and examined. 

The ChOl ce of Kano i s based on the f aet t hat st IJd i es have 

reported a serious shortage of land for developrnent in the 

city. The land shortage has been shawn to have systemat lcally 

eliminated low-income groups from ac.c.ess to land. The 



1 

r 

3 

objective in carrying out the study is to suggest ways for 

improvlng land de1ivery in the urban area. The thesis should 

a1so be IJsefu1 ln the reassessment of the roles of the land 

management 1 nst 1 tut lons in Kano St at e, espec i a 11 y t he Kano 

State Urban Planning and Environmenta1 Protection Agency, a 

partlcipat1ng 1nst1tut1on ln the CIDA-N1geria pro)ect. 

THESIS ORGANIZATION 

The thesls 15 divided lnto four chapters. Chapter One 

presents a llterature review on urban land policies and low

lncome housing in developing countries. Chapter Two 

introduces the study area and reviews the land policies and 

pra ct i ces. The t h i r d cha pte r 1 den tif i es and e x am i ne s the 

15sue5 and problems hindering the adequate supply and 

equitab1e distribution of land in the urban are!. The last 

chapt er present s a summary of the research, the research 

conc1us1ons, and some suggestions to aid in pOlicy reform. 
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CHAPTER ONE 

URBAN LAND POLICIES AND LON INCOME HOUSING IN 

DEVElOPING COUNTRIES: A llTERATURE REVIEW 

ThlS chapter presents a reVlew of houslng and urban land 

POllCY 1ssues denved from llterature. It ;s dlvlded lnto two 

sections. The fi rst sect ion rev, ews the nat ure of urban 

housing problems in developing countries, and publIc policy 

responses to these problems. The second section reviews the 

role of land in urban low-lncome houslng provisIon, and 

explores the issues addressed by land policles and strategies 

used. 

1.10 URBAN LOW INCOME HOUSING SITUATION 

1.11 Urban Growth and Low-Income Housing Provision 

Urban areas through out the develop,ng world have been 

experiencing a rapid increase in populatlon S1nce the middle 

of this century. The United Nations estimates the Slze of the 

urban populatIon in developlng countries to have been 267 

million in 1950. It increased to 972 mlllion by 1980, and lS 

projected ta further lncrease to 1971 million by the end of 

this century. The level of urbanlzatlon ln developlng 

count r 1 es was est imat ed at about 16 perGent 1 YI 1980. The 

level increased to 29 percent in 1980, and 1S pro)ected to 

increase to 40 percent by the end of the Gentury' (See Flgure 

1-3) . 

Ina 1 mo st a 1 1 de v e l 0 p , n 9 cou n tri es. the l a r q est G 1 t 1 es 

have had the h,ghest rate of populatlon growth. C,t,es with 

a population of more than 100,000 are reported ta have a rate 
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of growth almost double that of the overall rate of urban 

expansion (Smith, 1980:4). In 1975, the populatlon ln such 

clties was estimated at 480 m1llion. and th1s 1S pro)ected to 

increase to 1.4 bllllon by the end of thlS century (Llm, 

1987:176). 

Accompanying the rapld lncrease in urbanizatl0n has beell 

an lncrease in the level of lnformal houslng provision. A 

large proportion of the pop~lation in many of the urban areas 

lives in informal settlements; For example accordlng to 

current estimates, "32 percent in R10 de Janeiro, 33 percent 

in L1ma, 37 percent in Karachl, and Kuala Lumpur, 40 percent 

in Manila, 50 percent in Lusaka and Mexlco city, 59 per r.ent 

in 80gota, 10 percent in Casablanca, and 85 percent in Adis 

Ababa" (Van Vliet-, 1990:31). The proportlon of thH urban 

populatlon ln developing countrles living in these settlement~ 

was estimated at 40 percent in 1981, and lS p"oJec,1ed to 

increase to nearly two-th,rds by the turn of thfl century 

( Sumka, 1987: 1 71 ) . 

The use of the informa l process of hous i ng prov l sion 

stems from the inabil1ty, by a signlf,cant segment of the 

popul ... '\tion in most of the urban areas, to acquHe housing 

through the formal process. This houc;lng problem 1S a product 

of w ide s pre a d po ver t y, and the 1 na b 1 1 1 t Y 0 f the ur ban are a s t 0 

ensure the adequate supply of affordable housing through the 

formal process. Lanqu1n, report,ng on sorne urban areas, notes 

that: 

The households unable to afford even the lowest cost for 

a unit of housing was 68 per cent in Na1robl, 64 per cent 

in Ahmedabad, 63 per cent ln Madras, 51) per cent ln 
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Mexlco Clty, 42 per cent ln Bogota and 30 per cent in 

Hong kong (1982:77). 

The three mosl popular processes or informal housing 

prov1sion generally ldentified in housing llterature are 

through the creat 10n of slums, sQuatt ing, and the 111egal 

subdlvls10n .)f land. Slums are created through a rap1d 

1ncrease ln the level of occupat1on of the eXlsting 

settlements, and a general decline in living conditions. 

Squatter sett lements are c.reated through the invasion of 

vacant publ1C or prlvate land. In 111ega1 subdivision, the 

practlce is for an informal private sector developer to 

acquire land from ,ts owner often on the urban fringe, and to 

subdlvide lt for sale at whatever rate the market will bear" 

(Payne, 1989:2). The buyers are then free to bui1d whatever 

type of houses they want or can afford with no obligation to 

conform to official regulations and procedures. 

The informal settlements are usually located on marginal 

land that is sometimes both il'-suited to housing and 

dangerous to hea 1t h. The unp 1 anned and haphazard growt h of 

the settlements makes the provision of services in the 

settlements very expensive and often lmpossible. The rate at 

which the informal settlements are growing, coupled with the 

growing proportion of the population housed in them, has 

contributed to maklng the expansion of most of the urban areas 

unplanned and uncontrolled. The informal settlement dwellers 

are usual1y demed services and infrastructure by public 

bodies, and are often subJected ta continuous harassment by 

public officers (McAuslan, 1985:11). The uncertain nature of 

lnformal settlements stifles any in,tiative toward the 



lmprovement of both the houslng and the community. 

1.12 Public POlicy Responses to Urban Housing Problems 

8 

Dunng the early stages of urbanlzatlon, most governments 

in developlng countnes adopted an dttltude of lnddference to 

the concomitant problems of urbarllzat ion, sucb as houslnq. As 

urban areas expanded, however. and houslng problems assumed a 

crlsis dlmension, most of the governments were forced lnto 

taking actlon. Before the seventles, the response of most of 

the governments mirrored the tradit10nal shelter policles of 

the industrialized world. Emphas1s was placed on the 

clearanGe of informal settlements and the constructlon of 

pUblic houslng. By the early seventles, the fallure to 

alleviate houslng problems wlth the conventlOnal policies, 

combined with pressure from 1nternat1onal flnance aqencles. 

led to a shlft ln POl1CY to the "Basle Needs Approach to 

Development." The BaSle Need Approach cal'ed for a (range ln 

the focus of government policles to m~et the needs ot the paor 

within the short est posslble t1me. 

Conventional Housing Policies 

During the slxtles and early seventles, lnformal 

settlements were generally v1ewed as urban blight, and as 

signs of falled economic and social polley (Van Vliet-, 

1985:214; Sumka, 1987:172). A Solutlon to their prolIferatIOn 

was seen ln the clearance of the settlements, WhlCh 1t was 

hoped, would reduce th~;r number ln the urban areas (Llm, 

1987:179). The clearance was complemented by the (Jonstructlon 

of publ1C houslng. 

With the exceptlon cf the ls1and states of Slngapore and 

Hong Kong, however, conventlonal pollC.y practlces dicJ not malte 
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any 51gnlficant lmpact on urban housing problems in developing 

c.ountrles. On one hand, as Angel et al. pOlnt out, "in the 

ma j 0 r 1 t Y 0 f c. 0 IJn t r1 es, pub l l C hou s 1 n g ne ver bec am e a ma j 0 r 

source of hOUSHlg supply and the 1,m,ted numbers of units 

prodlJl:.ed rarely reached the poor" (1983:530). The standard of 

the houses produced was usual1y so hlgh that they were beyond 

the means of lOW-lnc.ome groups, for "Even the moderate-income 

group ta whom most were made available requlred large 

Subsld,es to take advantage of them" (Sumka, 1987:172). The 

clearance of lntorma1 settlements, on the other hand, 

exac.erbated urban housing problems, because "Governments 

destroyed more houslng than they built" (Sumka, 1987:172). 

The removal has a1so been shown to lead to the relocation of 

lhe settlements elsewhere in urban areas, rather than a 

reductlon ln the1r number (Sm,th, 1979:26; Lim, 1987:80). 

The Aided Self-Help Housing Approach 

The basic. need approach led, in houslng, to the evolution 

of government-sponsored self-help houslng programmes such a~ 

.. S 1 tes and Servlces," "Core Houslng," and "Squatter 

Upgrddlng." The evo1ut 10n of the programmes was mot ivated by 

research flnd1l1gs, WhlCh showed that informal settlements 

harbour people who have the economlC and organizatlonal 

capi:1city to provlde and lmprove their houslng (Laqua,n, 

1982:78). The programmes sought to emulate the attributes of 

the lnfül-mal process of tlouslng development. These attributes 

lnclude the use of mC're appropnate standards, the progressive 

development ot shelter unlts, the use of self help labour, and 

communit~ partlcipation 1~ houslng prOV1S10n. The approach 

was large1y promoted by mult,lateral and bilateral aid 
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agencles, especial'y the World Bank. The agencles hoped that 

if the programmes were undertaken on a wide scale and became 

repl icable by l1mlt 1ng the level of pub11c SUbSldy. a 

substant,al amount of houslng could be prod~ced at a tlact,on 

of the cost of us 1 ng the convent 1 ona 1 process 0 t hous 1 ng 

delivery. 

The programmes were not, however, as successful as had 

been antic.ipated. After almost two decades of expenence w,th 

self-help hous,ng programmes, the prospect of meetlng housing 

needs through an extensIon of the programmes wlthout sorne 

fundamental changes appeared gr,m. Angel et. al. pOInt out 

that, "S,tes and serVlces projects were very slow to 

mater1a11ze, produced only a l1mlted number of house plots and 

rarely, if ever, attained cost recovery (1983:53:?). Van 

Vliet- a1so pOlnts out that the programmes do not f,equently 

benefit the poor for whom they are lntended (19YO:")8). 

Squatter upgradlng a1so proved to be counter-product Ive rlS a 

POllCY for allevlat 1ng houslng problems, for more colonIes 

tend to sprlng up in urban areas while the older colonIes are 

being upgraded due to the acute nature of the hOUSHll] 

shortages. 

Recent Policy EmDhasis 

The fa; lure ta allevlate urban houslng problems 1/, 

developing c.ountries. wlth elther the c.onvent lonal pOl1GleS or-

the self-help houslng approach, 15 now shlftlnq the foc.u'., of 

attentlon ln housing literature to the need ta develop new 

strategles to deal wlth the probl~rTI. 1 he n~ed for new 

strategies is further made nec.essary by the fact that houslng 

provides one of the most s1gnlficant means of 1mprovHiq the 
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soclal and economlC welfare of 10w-lncome groups, who form the 

bulk of urban resldents in the developlng world.' 

Recent dlScusslons tend to focus on changlng the r~\e of 

government ln the houslng de1,very process. The consensus of 

oplnlon, e5peclal1y wlthln the lnternational donor communlty 

who play an lmportant part ln the direction of housing 

pol lCles ln developlng countries, is that government should no 

longer be seen as providers of shelter, but as facilitators, 

mainly responslble for support,ng the settlement development 

process (Sumka, 1987:173). ThlS will in effect mean a shHt 

in the emphasls of pub11c polieles from shelter provislon, to 

both the prOV1S10n of land with seeure tenure and availablo 

infrastructure, and the assurance of aeeess to eredit. The 

shift in the emphasis of public policies to land delivery ;s 

viewed as fundamenta11y necessary, if s1gnificant improvement 

is going to be made ln urban housing delivery, because of the 

key-role of land ln the low-income houslng proceS5 (Angels et 

al., 1 983: SC BR • 1 983 ) • 

1.20 URBAN LAND: POLICY ISSUES AND STRATEGIES 

1.21 The Land Factor in Low-Income Housing Provision 

Land, beeause of ltS scarclty and high cost in urban 

areas, IR the maJor obstacle to the adeQuate provision of 

affordable urban housing ln develoPlng countries. Aceess to 

res 1 dent 1 ail and has genera 11 y been shown, accord, n9 t 0 

ASlama, to ensure access to housing for the urban poor in a11 

develoPlng countries (1990:240). This. as LaQuain (1982:77) 

further explains, 15 because indlgenous materia1s and 

traditlonal constructlon make the she1ter units affordab1e. 

As the populat,ons of urban ar&8S expand, there ;5 an 
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increase ,n demand for land ln order to meet the productlve 

needs of the populatlon. Land has certaTn lnherent 

eharactenstlC.s, however, WhlCh lnt1uel1c,e both lt5 supply and 

market. The Quant,ty CJf avallable land 15 fned. fhe supplv 

of usab 1 e urban 1 and can on 1 y be 1 ncreased by convert 1 n9 

fringe land lnto urban uses. Land locat10n 15 a1so 5pee,f,e. 

Each l ocat , on , s uni que, and cannot be reproduced. The 

;ncrease in demand primanly results in a campet lt Ion for land 

in the most sUltable and aecess1ble locatlons. ThlS pushes up 

both the value and pnce of the land. 

The ab"ity to convert rural 1ana ta urban uses 15 also 

subject to c.erta,n constraints. The constralnts lnclude 

limitat 10ns lmposed by natural features, the need ta proteet 

fringe agr;cultural land, and ',m,tat,on5 ln the fH,anclal and 

implementation capaeltles of the ~ar,ous countries to proVlde 

urban se rv 1(.es on a 5ca let 0 mat ch t hat of need. rhe~e 

constralnts 11mit land supply, and turther lnc.reasp, the 

pressure toward h,gher land priees. EXc.eSSlve holdouts by 

large pr,vate land holders, the use of land fOI speculat,on, 

and inappropr1ate publlC POllCY measures, could al1 a1so lead 

to restrlct,ons on land supply, and lncrease pressure for the 

upward movement of land prlces. 

Over time the expans,on ln land demand, coupled wlth the 

1 imitat 10ns on supply, pushes land prlces beyond qetH~ral 

incorne levels. The result,ng hlgh land pr,ces becomp. a major 

cost element in the prov:Slon of urban houslng. LaqauHl ha') 

observed that in sorne developlng countrles, land c.ould a::.c.OI,mt 

for up to two-th,rds of the cost of ,,",ouslnq prOVISIon 

(1982:77). The hi9h land priees thu~ exc.lude the poor from 
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part1c1patlng in the land market and force them to obta1n land 

elther 111egally, or on 111ega11y subdlV1ded layouts. 

Even the lnforma1 process of access to land seems, 

howp.ver. to be dlSappearlng ln most develop1ng countnes. 

Reports Indlc3te that land markets are becomlng formal1zed, 

and that governments are gett1n9 better at c.ontrol11ng the 

process (Angels et. al., 1983:529; Unlted Nat10ns, 1984:101). 

1.22 Goals of Land Policles 

Land polle les are the tools used ln addresslng Issues and 

prob1ems relat1ng to land. In a broad sense, land pol1c1e5 

could be def1ned as aIl government pol1cles relat1n9 to land, 

almed at the development of human settlements. The pol1c1es 

are a set of measures and actIons, affeeting the use, value, 

ano ownershlp of land, and are a1med at ach1eving sorne 

speclflc obJectlves. Land policles are a part of general 

development pOllcles, and the obJectIves put forward for the 

po11cle~ relate ta the goals of development POllCY. As part 

of development POllCY. land pollcies are lnfluenced by social, 

econorn1C, and polIt lcal factors, that act w1thin the framework 

of the hlstor1cal background of a country. The policles are 

dynamlc, changlng alon9 with changes in the emphas1s ln 

de~elopment pollcles and w,th the development s1tuation of a 

country. 

The wlde varlet y of factors 1nfluenc1ng th~ formulation 

of land pol1cles and the varled objectIVes put forward for the 

pol,Cles ln ddferent countr,es make 1t difficult to establish 

any land palley typology. Dunkerley (1983) and Hallet (1988) 

have. however. 1 dent 1 f 1 ed some of t he ob J ect nIes genera 11 y put 

Torward for the polleles. The objectives include: 
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the provlslon of an adequate supply of land for urban 

productive actlv1tles. lncludlng the prOVIsIon ot baSI( 

serVlces; 

the fa, Illtatlon of good planrllng that mlll'rnlzes the use> 

of resources relatlVe to soclal and ec,onomlC benetlt; 

the ach,evement of greater equlty ln wedlth and InCOOlf>, 

lncludlng ac.cess by 10w lncome famIlles to land dlHi 

shelter; and 

a spatlfil dIstribut,on of populatIOn dnd ac.tlvltles al 

reglonal and natIonal levels consIstent Ynth gmle,al 

natIonal priorltles. 

The neecl for pub Ile 1 nt ervent Ion ilnd c.ont roI OVfJr t ht..! 

land market stems from the unlque c.hatac.ter 1'3t ICS ot land, dnd 

the d"'ep soc1al, economlc, and phYS1C,ill Impllf,atl('t1 Hl thf.:! 

dlstrlbutlon of land ownershlp and ln the use of ldnd. Lnnd 

;s a natural reSOlJrCe, WhlCh 15 1lmlt~d ln quantltv. It 1 .--, 

a1so cntieal to the enstence of humanlty, and Ir, the base 

for a11 human actlvltles. rhe wasle '-.If land or 1 t s 

lrreverSlble damage has long term conseQuenc,t~S, wt)1ch m .. I-'es 

publIC control over lts use and management nec9ss11ry. rhf) use 

and value of each plot of land 15 al~,o lnfluenced by 

activitles on other pleces of land arolJnd lt. PublIc.. control 

1S therefore necessary, ln order to rec.onc.l le conf l1Ct5 and 

interests ln the use of prlvate land. 

In almost a11 c.ountrles, the prOV1S1on of baslc serVl~e~ 

and lnfrastructure, su ch as roads, water, and sewers, 15 the 



, 

( 

( 

( 

15 

respons1bll1ty of the publlC sector. The provision of these 

serVlC .. es 15 essent lal to the economlC development of a country 

or ( .. 1ty (Dann-Drabkln, 1977:278). Control over the land 

market lS neGessary. ln arder ta ensure that the public sect or 

r .. an aCQUlre the land needed for the rrOV1Slon of these 

5erv 1 ces. 

PubllC ... lnterventlon and control over the private land 

mar~ct 0150 stems trom the dlsparity and lnefficlency ln the 

cflstrlbutlon of land and 111 the allocatIon of land uses by the 

pnvate ldnd market. As the UnIted Nat,ons Conference on 

Human Settlements (the Hab1tat Conference) notes: 

Land Gannot be t reat ed as an ord i nary asset, 

controlled by lndlvlduals and sub]ect to the pressures 

a Il d 1 nef f 1 (. 1 en cIe s 0 f the p r , vat e 1 and ma r k et. P r1 vat e 

land ownershlp 1S also a prlncipa1 instrument of 

accumulat10n and concentration of wealth and therefore 

contributes to soclal 1nJustlce; if unchecked. ,t may 

bec..ome a major obstacle in the planning and 

Implementation of development schemes. Social justice, 

urban renewal and development, the provIsion of decent 

dwellings and healthy cond,t'ons for the people can on1y 

be achl~ved lf land lS used ln the lnterest of society as 

a whole (Gert 1er, 1978:37). 

The measures used to achleve the objectIve of land 

po11c1es CHn generally be classlfled ,nto three types: dIrect 

pub11c actlOn; fIscal control measures (taxat;on); and 1e981 

measut"es (Datln-Drab"tn, 1977:186). The effect1veness of the 

P011CY medsures depends on a number of factors discussed 

lle10w. Houslng provldes the best physlcal evidence of the 
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effectiveness of the POllCY measures (McAuslan. 1985:124). An 

effective land pOllCy will, accordlng to McAuslan, support 

low-incorne groups and ensure that thelr land and communitv 

needs are met. The fol10wlng sect 10ns outl1ne the four 

prlnclpal ways in WhlCh the publlC sect or intervenes 1n the 

land market. 

1.23 Urban Land POlicy measures 

Land Ownership and Tenure 

Public control over land ownership is used to ensure 

efficiency in the use of pnvate land. ta ensure equlty Hl 

access ta land, and to ensure the aval1abi l1tV of land for the 

provision of public serVlr.t:lS. Cont rol over land ownership 

tak9S several forms. Land own p rshlp can be cOlltrolled throuqh 

a redefinition of land ownersh,p ri9hts ln tenure policles. 

Tenure reform can be used to restrict the rlghts of prlvate 

land owners in order to ensure etflclency ln the use of land, 

und to ensure that it is sub]ect to PUblC managem~nt. One way 

that th,S is achieved is by maklng private land sub]ect to 

land use regulat,ons and controls. Some countr19S go further 

and completely separate land ownershlp nghts trom development 

rights, with the publie sector controlling ttw latter. 

Another way of restrlctlng land ownership rlghts lS by maklng 

private land subject ta expropriatlon for publlC uses. 

McAuslan notes that: 

Almost al1 countries have powers of compulsory land 

acquisition. In central1y planned economles where urban 

1 and i s al ready owned by t he st at e, government scan 

reac.qu 1 re t he use of 1 and (so c.a 11 ed ' resumpt 1 on 1 ) 

(1985:86). 
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Exproprlation laws speclfy the method and procedures for 

aequ 1 rl ng 1 and, and for det ermi n1 n9 compensat i on for the 

acquHed land. Expropnatlon laws enable the public sector to 

acqulre land needed for the provision of publlC services. 

Land ownershlp can a1so be controll~d by controlllng the 

pattern of land holdings. This 1S usually achieved by 

legislatlon 11mltlng the amount of land holdings (McAuslan, 

1985:33). Examples ot such legislation are found ln India, 

Nigena, 801lvia, and Libya. 

Another form of control over land ownership lS achleved 

through public or collectlve ownership of land. ThlS can be 

lt1 a local, reglonal or nat 10na1 settlng. Publ ie ownership of 

land enables the publ1c sector to malntaln control over the 

use and distributlon of land. In such a situation, private 

users of land aCQu, re rights of use (usufructuary rights), and 

not the ownershlp of land from the government. The rights 

granted by the government do not preelude it from exercising 

acts of ownershlp by grantlng other rights that do not 

confllet with the nghts already granted. The Habitat 

Conference recommends the public ownership of land as a means 

of controll1ng areas of urban expansion (Gertler, 1978:40). 

land Use Regulatlon and Control 

Ldnd use regulations and controls are used to restrict 

the r- 1 9 h t S 0 f p ,- i vat e 1 and ho 1 der s , n the use 0 fla n d • The 

regulatlons are used proteet public interest in the use of 

prlvate land. The regulations stem from the need to provide 

publ1C amenitles, to lncrease the efflelenc)' of land use, to 

11mlt urban sprawl and unnecessary eneroachment on 

agrlcultural 1 and, and to ac:hleve economles of scale and 
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least-cost production of public serVlces (Courtney, 1983:153). 

The regulations are also used to ensure the avallablllty of 

l and t 0 a 11 9 r 0 u p s . and t 0 en su t'e t h a t t he b e '" e f 1 t s 0 f 

development go to the communlty as a whole. 

There are numerous ways through Whl~h land use is 

controlled and regulated. land use planlllng 1S lIsed in the 

allocatlon of space for different purposes in a local. 

regional, or national settlng. Zonlng regulatlons a,'e used to 

spec i fy pe rmi t t ed l and uses. and to de f l ne norms (such as 

bulk, height, shape, etc.) for the dltferent 1dnd use 

categories. Subdivislon regulatlons dre used to govern the 

parcelling of land for deva 1 opment . The regul at lons 

"prescnbe standards for lot sizes and lay-out street 

imp~ovements, procedures for dedicatlng private land for 

public purposes, and other requlrements in far more detal1 

than in the zonlng plan" (Courtney, 1983:160). Bu i 1 d i nq 

regulations are used to 1lm,t or deflne the way structures may 

be built or altered. They specity standards relatlng ta 

materials of construction, and the assembly of bUlldings. The 

land use regulations are enforced through the use of permits 

and approvals by publ,c agencles and lnstitutlons. 

Land Value and Fiscal Control 

Fiscal control measures provide another means for 

controlling the use of land. Su ch measures are a1so used to 

control the value of land, to recoup the Gost of publG 

investment in land development, and to recapture unearned 

increments resulting trom increases in land value. 

A principal objective of land POllCY lS to ensure that 

land is transferred at a Just and fair value affordable to a11 
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income groups. The value of land is determined by the value 

of goods and serVlces that can be produced on it. This value, 

as Now 1 an obse rves, l s not det e rml ned by t he present use of 

land but by the potentlal use that could generate the h,ghest 

value (1977:14). Both the potential use and the highest value 

of land are determlned by two major factors: first ,s the 

level of demand for lt, WhlCh lS mostly a product of changes 

ln urban population a'ld the locational characteristic of land, 

and se<..ondly by publlc actions such as the provision of 

serVlces and infrastructure or changes ln the lntensity of 

land use, WhlCh Hlfluences the economic, soc1al, and cultural 

value of the land. 

The relatlonshlp of land values te planning policy stems 

froln the tact that the actions that produce the highest land 

val ue::; are i nc 1 dent a land t here fore unearned by land owners. 

The resulting hlgh land values, ,f left unchecked, encourage 

the lAse of 1 and fo r specu lat ion, and af f ect s t he or dered 

developments of settlements. It a1so contribute to the 

creatIon of dlsparitles ln income distr,butlon. Tax measures 

are used to recapture the land value increments, so that land 

develooment contnbutes to public revenue (Courtney, 

1983:154). The Hab,tat Conference recommends that the 

unearned lncrements result ing from the rise in land value 

resultll1g trom change ln use of land, from public 

investment or decision or due to the genera1 growth of 

the commun,ty must be subject to appropr,ate recapture by 

public bodies (the communlty), unless the sltuation calls 

for other add,t,onal measures such as new patterns of 

ownershlp, the general acquisitlon of land by public 
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bodies. (Gertler,1978:39) 

Apart from unearned lncrements, other tax measures can 

a1so be used to oenalize the use of land for speculatlOn. 

thereby inf1uenclng Hs supply and controll 1I"1g ltS value. Ta ... 

measures can also be used to control the use ot land, by using 

taxes as lncentives for a deslt'ed cour'se of land use actIon. 

and as a penalty for undesHed courses ot a<...tlOn. Some Dt the 

C ommo n t F! l( e sap plI e d ; ne 1 u d e ~ 1 t e val u e t a x a t Ion. va ca n t 1 and 

taxatlon, capltal gains taxatlon, betterment leYles. and the 

sale of developrnent rlghts. 

Direct Publ ie Part icipat ion 

The public sect or can lmprove the equlty and etflclency 

ln the allocatlon and use of land by partlclpating dHect Iy in 

the land market. Dlrect pUblic partlC .. lpatlon 15 a1so 

essent,al to ensure the availabllity of land for the provlsion 

of public services. DIrect partlclpatlon may be ln the form 

of the provlsion of basIc servIces. Government usuall~' 

prov ides such sery 1 ces as roads, sewe rs and wat e r Il nes, and 

treatment faCllit,es. Some governments go farther Hl 

provl ding secondary servI ces such as hea l th Gent res, 

hospitals, and communlty faG1 1 lties. The prOVISlon of thes8 

services can be used to make the areas more ac.c.esslble and 

attractive for deyelopment. This enables control over the 

pat t e rn of land deve 1 opment • 

Government may a1so partlclpate directly ln the miirkf!t 

through bath the assembly and servlcing of land, and in lts 

supply for development. The assembly of land can be for a 

speclflC purpose or, as ln land banklng, to ac.quHe land ln 

areas of urban expanSlon 50 as to malntaln effec.t Ive Gontrol 
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over developments. The participation of public bodies in land 

assembly and developmlnt is viewed as Issential, in order to 

Insurl IQuitable aCClSI to land and Ifflctive control oVlr 

developmlnt (SCBA, 1983: 33). The aCQui si t ion of 1 and for 

public land developmlnt programme. can be donl either through 

participation in thl privat. land mark.t, or by th. USI of 

compulsory powlrs of acquisition. In som. countries luch as 

Francl and SWld.n, l.gislation .xists which comp.ls land 

own.rs to notify the governmlnt of any int.ntion to slll 

private land. The 90vernm.nt th.n has the option of 

purchasi ng H. 

Another m.ans of dir.ct participation by th. public 

s.ctor in th. land market is through mix.d public and privat. 

dev.lopmlnt programmls. Land pooling and land readjustmlnt, 

are .xamples of such participation. In land pooling, "a 

pubHc authority aCQuir.s an area with many plots and many 

own.rs, conlolidate. and dev.lops th. holding and ev.ntually 

r.allocates thl land in demarcated and s.rviced plots to its 

former owners in proport ion to th.; r original holdings" 

(McAualan, 1985:89). Th. cost of and rlturns on th. 

inv.stmlnt are ahared b.tween the land owners and th. public 

body. Som.times, the public body g.ts a part of th. land as 

its r.turn. 

Direct public participation may allo tak. the form of 

urban renewal activitils. In urban r.n.wal, existing 

dev.l opmlnt s--usua 11 y d.rel i ct bu i l di ngs, i nad'Quat e hous i n9, 

or informal alttlemlnts--ar. rlmoved from land, and the ait. 

i. prlPar.d for n.w ua.s. The renlwal activitils are, in most 

cas.s, undertaken in comb;nation with res.ttllm.nt programm., 



to rehouse those affected by the developments. Urban renewal 

activities can be used to lncrease efflclency ln the 

utilization of land. 

1.24 Factors influencing the Effectiveness of Urban Land 

Policy Measures 

Dunkerley (1983), McAuslan (1985), and Dann-Drabkl" 

(1977) have examlned sorne of the factors that influence the 

effect1veness of urban land pol1ey measures. 

sect10ns outl1ne sorne of these factors. 

The fol 1 OW 1 ng 

The problems 

associated wlth land polleies ln developing countrles are a1so 

pointed out ln the appropriate places. 

land Management Framework 

The framework establlshed for the management of land 1s 

probably the most lmportant factor in the successful 

formulatlon and lmplementation of land policles. Land lS 

usually admlnistered by a group ot government departments, 

minlstries, autonomous or sem1 autonomous government agenc.l€S, 

with each overseeing a speC1 fic aspect of land management. 

Some common aspects overseen by the agenr.l es 1 ne 1 ude the 

distribution of land rlghts, the regulation and mOl11tonng of 

market processes, 

control, technleal 

1983: 78) • 

pub 1 , c 1 ands, deve 1 opment pl ann, ng and 

standards, and flscal matters (Yahya, 

The adequaey and effect iveness of a land management 

system affects the abl11ty ta lmplement a11 aspect s of an 

urban land polley, and the achlevement of the deslred pol l~y 

objectlves. It affects the abll1ty to plan and regulate the 

use of land, the ability to enforc.e regulatlons. and t:hE: 

abi1ity of the pUblic sector ta successfully partlcloate 
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dnectly ln the land market. The effectiveness of a land 

management system 1S a re~lectlon of the collective 

effectlvenes~ of the lndlvldual inst1tutions overseelng the 

dlfferent aspects of land management. Among the factors that 

1mp r ove the ef f ec t 1 veness of 1 ana management i nst it ut 1 on sare: 

the étV81labllity of deflnlte and unified POllCY gUldance: the 

c.lear deflnlt10n of lnstltutlonal respcnsibillties; the degree 

of c.oordlnatlon between the different instltutlons; the 

capaclty of the institutlons ln terms of manpower, resources, 

and equ1pments; the avai labl 1 lty of adequate lnformat 10n on 

land; and the level of decentrallzatlon ln dec1S10n making 

(Mc.Auslan, 1985:112; SCBR, 1983:25-29). 

Yahya has identlfled sorne speclflC problems faced by land 

management lnstitutions ln most developing countnes 

(1983:81). The problems lnclude: a general lack of POllCY 

gUldance; overcentral1zation of decision making; inadequate 

plannlng and programmlng capability; inadequate data sources; 

manpower problems; lnsufficient resources; lntra agency 

confllcts; and polltlcal lnterference ln land management. 

Appropriateness of The Policy Measures 

Dlfferent countrles and urban areas have different 

soclal, economic. politlcal, and hlstorical backgrounds. The 

e1 fect lveness of land POllCY measures is determined by the 

appropriateness of the policy meas~res withln the context of 

these backgrounds. As Dunkerley notes: 

The wlde varlet y of control systems reflect the varied 

deve lopment ot soc i a l syst ems and et h i cs. 1 n 

consequence, what i s appropn at e and works to the best 

publlC advantage ln one Clty generally cannot be 



.-

transferred wlth slmilar results to anothe,. city. even 

withln the same country (1983:30). 

lnapproprlate land pol,cles could be counter productive, 

and Ionnder the achlevement of P011CY ObJectlVes. J In 

deve10plng countrles. lnapproprlate land POllCY mensures are 

general1y ldentitled asmajor contnbutols to the lllabl1,ty of 

ens.Hlng the adequate supply of land 111 urban areas. Land use 

regu llti ons and cont ro 1 measu res. for examp 1 e. are report ad by 

the World Bank to be d complete fa,lure Hl mast of the 

countnes (McAuslan, 1985:(4). The tallure ot these measures 

stem from the use of foreign and inappropnate lnstruments and 

Inode1s of control, WhlC~l bear rio relevance to the prevuillllg 

rapld rate of urbanlzat,on and l1mited admlnlstratlve capdclty 

in the developing countrles. Buildlng codes are a1so another 

example of lnapproprlate lnstruments of control ln developlng 

countnes. Dunl<erley pOlnts out that. they "have often been 

derived from codes in the developed world. They are qeneral1y 

out of cate and ,napproprlate, 

local matenals and above a11, 

generally afforded" (1983:33). 

Coordination of policy measures 

not takinq full account of 

of the standards that be 

The vast array of policy measures used to achleve the 

interrelated and sometimes conflH,tlng Ob)ectlves of land 

policies create s,de effects due to lnterrelatlonshlps whlC,h 

could be counter-productive to the actl1evement of the pollcy 

oblectlVe&.~ The effect,veness of land polley measures, as 

Darin-Drabkln notes, 

depends to a great extent on the coordination of polley 

measures in arder to mlnimise the slde effec.ts due to the 
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lnterrelatlonship between ddferent policy measures. The 

results ac.hleved by a particular P011CY measure is a 

functlon not only of ,ts efflclent implementatlon, but 

a1so the result of the effec.ts provlded by other, 

ddfet'ent measures (1'377:185). 

Availabilityof Information 

The ava,labl1ity of adequate information on land is a 

necessary prereQulsite for the effective lmplementatlon of 

most land POllCY measures. As Rivk,n pOlnts out: 

Even the most unsophlsticated and rudlmentary effort to 

establlsh posltive control reQuires information. At the 

very minlmum, it 1S necessary to have records of existlng 

land use, development denslty, and ownership, along wlth 

accurate lnformatlon on sOll characteristics, the 

locat,on and capaclty of eXlstlng utillt,es and serVlces, 

and so on. For planning purposes, lnformation on 

eCOnOmlG and social characterlstics of tht! populatlon and 

lts actlvlties are e~sentlal (1983:175). 

The avallablllty of adequate lntormatlon determines the 

abil1ty to control land ownershlp, control and regulate the 

use of ldnd, and the abllity to develop an effectlve taxation 

system. It a150 affects the abi l ity to acqul re land for 

public uses. The lack of lnformation on land ownership is one 

ot the major problems hindering effective control over 

development, and the ~reatlon of an effectlve taxation system 

Hl most developing countnes (McAuslan, 1985:101). 

Allocation of Adequate Resources 

The lmplementatlon of urban land policy programmes 

usudlly r~qulres large flnancial resources, especially if the 
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lntention of the publ1C sect or lS to intervene ln the land 

market on a large scale. Flnanclal resources are requlred te 

fund land-assembly programmes. pro~lde serVlees and 

infrastructure. lmplement land use plar'ls. and ensure the 

availabl11ty of adequate lnst,tutlonal frameworks ln terms of 

manpower and adequate operat ,ng equlpments. The abll1ty of 

thp public sect or to generate the necessdry resources affects 

the outcomes of the 1mplementatlon of land P011CY measures 

(Darin-Drabkin, 1977:185). 

Administrative System 

The outcome in the implementatlon of land pOllcy measures 

1S 8150 influenced by the level of harrnony betwepn the 

different levels of governments ln the appllcation of thH 

policy measures, and by the pol,tH,al and adm1nlstratlve 

framework withln which the measures operate ([Jarln-()rab~,ln, 

1977:185; McAuslan, 1985:77). Cop f llCt'3 between the ddferent 

1 eve 1 s of government s may hamper the ef fect '" Il lmp 1 emE>nt at lon 

of land POllCY measures. The effectlVeness of the POllt.Y 

meaSIJres also reflects the ettectlvenE:!SS of the admHllstrutlve 

system beh1nd the policles, and the pol,tlLdl ph,losophy 0f 

the state ln whlC.h the pol ,ey measures operate. WhHre thero 

i5 an efflClent adminlstratlve system, and there is bath nn 

obligation on the part of the cltlZenry to oh~y regulatlon C
• 

and astate w1111ng ta enforce them, then there ,s a tendenc.1 

for the POllCY measures to be effe(.t1ve. 

Land P011CY measures are a150 sub]ec.t to subverslve 

pressures trom powerful polltlGal lnterests. Dunkerley pOlnt". 

out that "the efflClent lmplementatlon of (.Qntrols on urban 

land depends not on1y on 1nstltutlonal capaclty and polltlca1 
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W 1 1 l, but al 50 on t he st rengt h of the count e rva ~ l i ng pressures 

and the account taken of them ln the control system" 

(1983::~1) . 

A major problem faclng most developing countrles in the 

llTlplementat lon of land pollcies is the lneffectlveness of 

thelr admHllstratlve systems. Most of t Ile count r, es have 

hureaUc.raCles that are lnefflC,lent, sometlmes corrupt and 

lacl<lng Hl soclal dlS(.lpllne (McAuslan, 1985:77). These traits 
, 1; 

al e ref lect ~d ln the ImplementatIon of land pol lCy measures." 

Another aspect assoclated wlth the fallure of the land 

pollCles ln developlng countrles stems from the fundamental 

~.tructure of theH societies. McAuslan points out that the 

developlng countrles tend to be what has been referred to as 

"soft stat8s"--stat~s 11) WhlCh nat10nal governments require 

extraord,narlly l,ttle of the1r cltlzens, and in WhlCh even 

those oblIgatIons that e~lst are inadequately enforced 

1.24 StrategIes for Improving Urban Land Delivery 

Comprehens1ve strategIes for improving urban land supply 

and lts del1very to low income groups ln developlng countries 

have baen put forward by SCBR (1983), Ange 1 s et. al. (1983), 

and Doebele (1987). The strategIes fall lnto three broad 

categones: direct actl0n, 1mproved lnteractlon between the 

publ le and the pt ivate sector, and a more efficient management 

nt the eust,ng land resources. An outline of their 

suggestlons are presented below. 

Direct Public Action 

Partlclpation ln aggresslve programmes of land assembly 

and servicing. An lmportant step toward improving land 



del1very 1S for government to recogn1ze that the ult1mate key 

to solv,ng hous1ng problems 15 to Hlcre,lse. dS rapldly as 

possIble. the total supply of land ac<.esslble to low-lncorne 

hou seho 1 d s . There should be a shltt 11) the ernph.lslS of 

hou S 1 n 9 pol,e, e s f rom s he lt e r plO V 1 S Ion toI a n ci dei l 'Ver y. W 1 t h 

the publIc sector pdrt,clpatHl~l both Hl ngqtlJ'.SlVè. 

contlnuous, and ,nst,tutlonaIL~ed programmes of ldnd dsst:.'rnbly 

and ,n the e:xpans,on of lnfrast ructure to <~ubstant ,aI 1 y 

lncrease the amount of new land com,ng Hlto the market. 

Improved met hods of cost recovery. Pub 11 c part 1 (. 1 pùt , on 

ln land del1very requHes the ava,labll,ty of adequate 

financlal resources. Improved methods of co"t ,-ecovery. such 

as the ellm1l1ation of SUbSldy ln land ai loeatlOn. the recovery 

o f the (,0 S t 0 f s u pp 1 Y , Il 9 pub J 1 C sel v 1 ces. (t n d 1 h e r e cap t ure 0 t 

unearned increments, will enable governments ta qeneratH the 

needed re~ources. 

Prevention of the destructIon of informal settlements. 

The dest ruet Ion of ex, st 1 ng 1 nforma 1 set t 1 ement S <..ont rI bl,t es 

t 0 worsen 1 ng rat her t han , mprov 1 ng the 1 and and hou', 1 nq 

situation of the poor. The access of IOW--lnc.ome qroup':. to 

land can be improvp.d by programmes of upgradHlq and tf'rllJre 

legalizatlon. Th,~.., keeps low-lncome households near Itnown 

SOurc.es of employment, whl1e fac,l,tat,ng the physlcal 

improvements of thelr houslng and communlties. 

Better 1e9is1ation for compulsory ac.quisltion. The 

partlc.lpatlon of the publIC. sector ,n land aS"Jembly and 

development is viewed as crltlcal and lnevltable ,n the bld ta 

,mprove both the supply of land and ac.cess to lt. Governments 

can strengthen their ablllty to particlpate by enactlnq more 
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approprlate and easl1y applicable exproprlatlon 1egislatlon, 

WhlCh lnc1udes exproprlatlon of land for lOW-lncome housing. 

Appropriat 10n of surplus publ ie land for development. 

Pub Il C bod 1 es somet 1 mes ho 1 d vast amount s of vacant 1 a(\d, 

whl<,h 15 not aval1able for p1annlng or allocation. The supply 

of land can be lllcreased by taklng an lnventory of a11 the 

land held by publlC bodles and corporatlons, and re1eas".,g 

surplus pub11c land or under--utlllzed land for reside,"\tial 

rlevploprnent. 

Improved Interactlon Between the PubllC and Frivate Sectors 

Understanding and supporting informal systems. Informal 

systems of land acquls1tion development are yet to be properly 

studled and understood. Encouraging more studies of the 

Informai s)stem of land acquis1tlon will enable pub1 1 c 

ptogramm~s ta be designed to faci1,tate and encourage the 

process. Th,s can be done w1th the obJectlve of harnessing 

tt1t~ b est Qua 1 1 t 1 e s 0 f , n t 0 r rn a 1 S y 5 t e ms, wh i l e 1 i m 1 t 1 n 9 the i r 

less deSlrab1e qualltles. 

JOlnt public and private developments. Particlpat,ng ln 

JOlnt publIC' and pnvate developments, su ch as land poo1,ng or 

land rpddjustment schemes. can enable public bodies to acqu;re 

1 a Il d, wh i (. h cou 1 d b e su pp 1 1 e d for r e s 1 den t i a 1 de v e l 0 pm e nt. 

Encouraging prlvate sector developments. The supply of 

land for law-Incarne hauslng can be lncreased by us,ng tax 

lncent1ves to stlmulate large pr;vate sector developers to 

paltlclpate ln the devl-)lopment of land for hous,ng. Large 

p,-,vate se(tor developments can a150 be made contlngent on the 

supplyof land fOI- low-incorne hou5ing. 

Cooperative land development. Groups of low-,ncome 
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househo 1 ds can be organ 1 zed to set t le on undeve 1 oped 1 and, and 

to gradually develop lt lnto a settlement. Selvl{.es and 

lnfrastructures can be e~tended to the settlements accordlng 

to the availab1lity of resources. Comrnunlty organlZatlOlls can 

a150 be encouraged to partlclpate ln the prov151on of serVlces 

and infrastructure. 

More Efficient Management of Existing Supply 

Appropriate standards. InapproPrl ate SUtJdlVl SlOn 

standards lead to ineftlciency of land use, encouruge thf.' 

sprawl of urban areas, and llmlt the effect1ve utllizatlon of 

pUblic services and lnfrastructure. Hlgh standards of 

infrastructure prOV1S10n lncrease the cast of land 

development, thereby llmitlng supply. High standatrJs ln 

building codes a1so encourage l11ega1 developments, and 

;neffic;ency ln land use. The formulat 10n of more appropnate 

subdivls;on and lnfrastructure stalldarrJs, and more appropnate 

building codes, wl1l ;nCrE'dSe land supply by ensurllïq the 

effectlve use of ex;sting resources. 

Use of commun ft y i nit 1 at ives. The use of cornrnunlty 

organlZatlons and in,tiat,ves can tacl J ltate publlC programmes 

of land del ;very, thereby creat 1119 substant la1 savlnqs ln t IIne 

and fun d s . T h i s ca n q u 1 C ken the pa ce 0 f P IJ b 1 1 C l and 0;., IJ PP 1 Y 

programmes, and ensure the protectlon of publ1C lnvestment~. 

The use of such organizatlons can a1so lmprove the efflClency 

in land management by publ IG bodles. 

1 
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NOTlS. 

1. The populatlon data were derlved trom two sources: figures up to 
1350 were derlved trom Unlted Natlons figures compiled by Hauser et 
al. ln Hauser et. al. (ed.) (1982). Figures for 1950 and beyond 
were derlved tram the United Natlons (1988). 

~. Houslng, accordlng to Chatter]ee (1981 :6), has the capaclty to 
provlde access ta serVlces, generate employment and lncome, induce 
savlngs, lncrease productivlty, and create room for soclal and 
economlC moblilty. 

3. For example, hlgh standards in the regulation and control of 
1 and use w 11 1 1 ne. rease the cost of land deve l opment and rest r 1 ct 
the supply of land. Thus where land is inadequate in supply, or the 
PUble. secto, unable to bear the burden of the additional cost, such 
standards will be lnappropriate. 

4. Among the slde effects, for example, are the effects of tenure 
pollcles on the ablllty ot the public sect or to acquire land for 
the provlsion of services, and the pressure for the subversion of 
land use control measures created by acute land shortages. 

5. An example of the effect of admlnlstrative systems on the 
lmplementatlon of land pol1cles is found ln public land allocation. 
McAuslan (1985:77) has observed that, "Bureaucratie ineompetenee is 
often jOl/led by corruptIon which ln effect turns public (land) 
allocatlon (Hl developlng countries) into market allocation. The 
highest payer gets the choicest land." 
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LAIOJ POLlell. ARD .MCTlca Il um 

Tbil chapter revi ••• tb. land policie. and ptactic •• in 

th •• tudJ ar.a. It i. diYid.d into two .ectton.. Tb. "r.t 

•• ct ion int roduc.a th. .tud, ar.a. _bU. th ••• cond .. ct ion 

r.yi ••• tb. land pOlic •• and practic ••• 

2. 10 &AllO: A CONTaXTUAL INTRODUCTION 

2.11 aettl ... nt .J.tor~ 

Kano ia tbe capital clt, 01 Kano .tat •• on. 01 th. 30 

states of th. Ni.erl.n lederatlon. It ,. tbe prl.ar, city in 

Nortb.rn Ni •• rla and th. tblrd lar.e.t cit, in th. countr,. 

Kano .a. lounded in tbe 10tb c.ntur, b, .a.auda,1 .bo 

•• tablisbed tb. "Hab." rulin. d,na.t,.2 

., tb •• id-16tb centur,', Kano .a. r •• ard.d a. "one 01 

th. tbr ••• aln to ... In Alrlca on a par .itb , •• and Ca'ro" 

(La.t, 1983:68). B, th. 19th centur" th. cit, bad b.COM 

•• tabli.h.d a. a centre lor co ... rc. and cralt .anulactur. and 

.a. th. bu.i.st and •• altbl •• t .. rk.t ln ••• t Alrica. On. 01 

tbe clt,'. productl, 'a no b.aten and d,.d clotb •• a ••• tl .. t.d 

to clotbe .,r. tban hall tb. population 01 the central and 

.a.tern Sudan a. lat. a. 1890 (Johnson, 1983:141'. Anotb.r 

product, Tanned and d,ed .kin, .a. held in 1870 to account lor 

an export of about &48.000 Iro. 'ano (Jobnson, 1983:136'. 

Tb. isla.ic reli.lon .a. Introduced Into tbe city b.t.e.n 

1359 and 1385 A.D. A .toctad •• a •• rect.d around tb. cit, 

b.t.een the 12tb and th •• 4th centur,. In th •• 5th c.ntur" 

tbe .toctad •• a •• xpand.d to al80.t it. pr ••• nt .il., and tb • 

.. t.rial. 01 con.tructlon cban •• d to .ud brick.. 'urth.r 
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expansion were made to the city wall in the 16th and 17th 

centuries (See Filure 6'. 

followina the cOMpetition for areas of trade by western 

colonial powers in the 19th century and the Berlin ~onference 

of 1886, Kano. alonl with the rest of Northern Nileria. beca.e 

a British protectorate under the Royal Ni,er Co.pan,. In 

1901, Kano ca.e under direct British rule as a reluit of the 

dechion to extend direct colonia. ad.inistrat ive control over 

the relion. In 1914. the Northern relion was amal,a.ated with 

the South into one country. A political crisis in 1966 

resulted in the division of the country into twelve states. 

Kano becaMe the capital of Kano state, a status the city has 

retained despite additional chanles to the structure of the 

country. 

Clapperton Cl'6 6) est i .. ated the popu lat ion of t he ci t yin 1824 

at between 30,000 and 40,000. A census in the early period of 

the colonial adMinistration in 1911 estillated the population 

of the urban area at 39.369. rable 1 shows est i.ates of 

Kano's population between 1824 and 1984. The filures between 

1911 and 1963 are based on cenlus ftlures. The filures afte, 

this period are, because of the lack of any census esti.atea, 

based on projections. The rate of population Irowth in the 

city was esti.ated at less than 2.5 percent per year before 

1950, and at about 2.5 percent per year durinl the 1950s. It 

rose to 4.6 percent per year between 1963 and 1968. ju.ped to . 
8.1 percent per year between 1968 and 1973, and further 

increased to 10 percent per year for the rellainder of the 

decade (Friah.an, 1988: 106). In 1985. Kano was "ident"Ied a. 

_onl the fastest Irowinl t_ns in the count ry" (KSUDB, 1985: 36" 
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fiaure 6 
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~ Existins City Walls. 

_____ 12th to 14th Century .alls.' 

_._. I)th Century Hxtensions • 

__ =_Ibth Century Extensions. 

~ 17l h Century Hxtens ions. 

() 1 
... ' _ ....... _--'Ik •• 

Plans or Pre-colonia. Kano Walls Source (Barkindo,1983'. 
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..... i 

,.Ile' CU,. 

1915 • 1930. 

• I.r., ••• Tr.'ill ar ••• 1 "U" C I,ri •• turler •. 

fiAure 7 

Colonial City Structure Source C~ri.h.antI977, 
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Table 1 

Urban Population eati.ates in Kano (1824-1984' 

Sources (frishman, lY77:2Ib; Year Popu lat ion 

Travat. ion. 1962: 8, 1/)24 JO,()()()-

Onibokun, 1989:78) 
40.000 

*Show figures that werc 
191 1 l(l.lhS --
1 q21 4Q.91H 

derived from population 
lqJl Hb.162 

projee t ions. ---
19~2 127.000 

Iq6J 250.000 .-
1982 1,000.000* 

1984 1,6~J.OOO* 

By the late seventiEs. unenlployment had bccomc a majol 

problem in the Kano urban areu. A report by "SlJDB showed thnt 

during the period 1977 to 1978, only a third of the urban 

population were engaged in any gainful employ.ent (1980:44). 

About two-thirds of the total number of those employed were 

engaged in self-employment, or "'ore aPJ>rof'rilltcly 

undcremployment, in sueh informai sector activitics a~ 

trading, driving. truck pushing, and other private hu~inesses, 

or in small scale farming activities. A survey in the urhan 

arca in 1986 showed widespread poverty, with HO percent of the 

sample earning below the 125 Naira per month minimum wage 

(Maruf, 1986:70). 
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2.12 Set t le.ent Oro.th and the Introduct ion of Land and 

Settle.ent Develop.ent polieies 

The foundation for the existing structure of Kano and the 

existing land policies in the city was laid during the 

coJoniill lldmini5trative period (1903-1960). The foundat ion 

for the structure of the city was laid with the adoption of 

the colonial policy of indirect rule4 and the introduction of 

the concept of spatial segregation of ethnic and racial 

groups. The first British administrative station was 

cstabl i shed at Nassarawa outside and to the east of the walled 

city. Th i s IRa rkcd the beg i nn i ng of the expans ion of Kano 

nutsidl.' lht: traditionu) walled city. 

The 1904 Annua' Report of Northern Njgeria provided the 

first suggestions for controlling the spatial structure of 

colonial cities in Northern Nigeria. The report put forward 

suggelitjons for the selection of British administrative 

stations based on health considerations. In Kano the 

appl ient ion of the suggest ions led to the movement of the 

adlRinist rnt iv(' stnt ion from Nassarawa to Bompai. The two were 

'atel mer~ed. and cvolved as an exclusive European settlement 

known as the Government Residential Area. 

The establishment of the colonial administrative centre 

l'csulted in a graduai increase in migration to Kano. This was 

lIIotivutcd hy the demand for skilled and unskilled labour 

nN.'dcd ln mil Il the services provided by the colonial 

Rovernment. and the demand for labour resulting from the 

incrcasc in cummercial activities in the city. The colonial 

IHlln i n i st .. a t ion adol'tcd a po 1 i cy of establishing new 

settlements "'Hi llf c~panding the existinlt ones to accommodate 
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the increase ln demand for land and housin~ resulting froM the 

incr~ase in migration. A n~w settlement called Sabon Usrl 

(Hausa for "new town") was established in IqlJ as R setl lem~nt 

for people from the southern part Dt the country. FI\,zJilc. 1\ 

came 1 station establlshed in the 15th ccntur~·. wns nls(l 

expanded and developed as a settlement for the grnwln~ number 

of Arab and Lebanese traders. In 1932. liwamma,ia was developed 

as an experimental settlement for mi~rants inside the waltcd 

ci t y. Tudun Wada was deve lope" in 1940 as a se ltl emenl for 

Hausa migrants. and for soldiers returnin~ froll the Second 

World War. Gwagwafwa. il small village outsidc and lo the 

northeast of the walled city, was incorpofated j"to the urhan 

area in 1953. and developed as a mixed residentiHI arca for 

He.usa migrants and migrants from the southern pèlrt of the 

country. 

ln order to fationalize their seUlement ril(hts, the 

British colonial administrators undertook an examination o' 
the land tenure system in the region during the earlv pcriod 

of the colonial administration. This resultcd ln thc 

enactment of the Land and Native Ri~ht ordinance of 1910. 

which effect ively nat ional ized the land in the rcgion. The 

ordinllnce gave the governor wide powers of administration OVer 

land. with the stipulation that native laws and customs 

existing in the area in which the land Îs situated be 

respected in the exercise of these powersS (Elias, 19{)2:37). 

Because of the indirect ~ystem of administration. however, the 

governor's powers were only applicable in the settlements 

established during the colonial period. The native rulers 

were allowed to administer land in ail the other area~ for the 

« 



1 

, 

\ 

{ 

( 

39 

governor, and native occupiers were allowed to continue with 

their customary land holdings and practices. 

Tenure forrn~ deveJoped in the different areas of the city 

reflecling the administrative arrangement for managing land. 

ln the old ~ity, Fagge, and the surrounding areas. land was 

~ranted by the emiT. with no rent ch~rged for it. The land 

was held in pcrpetuity and was only available to natives. In 

Sabon Gari, Gwar~warwa and the other non-native Alrican 

sett lements, a nominal rent was charged for land, and long

term Jea~es ran up to 20 years. Minimum improvements were 

rcquired and plots could be held by both natives and non-

natives. The land was allocatcd on a "first come. first 

serve" ba~is. In the British township, a substantial rent was 

chargcd. and terms ran up to 99 years. Minimum improvements 

werc obligatory and any qualified occupant could occupy the 

plot!'. 

Ry 1<)15. the hasic structure of the urban area had becolle 

cstablished: a traditional native sector (the old city. Falle. 

and t he SU r round i ng ru ra 1 a reas ). an Ar r i can non-na t ive sector 

(Sabon Gari), an Arab sector (Fagge ta Kudu). and a European 

Nector (the government residential areas at Nassarawa and 

BOlllflllÎ. Ilnd the Rfca around the railway station,. t'rishman 

H' po r t ~ t h nt: 

the indigenous populntion were left to their customary 

laws and lifestyle. and protected from newcoMers. The non 

natives (the Europenns, Arabs. and other Africans) were 

to live in a sepnrate area (Known as Waje in Hausa). 

under modified British laws and directly under British 

control (197~:101; see figures 7&8). 
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The area under British control elllerged as the only area 

subject to the application of the western form of plunnin~ and 

land use controls. 

In 1923. a memorandum on "Sellrellation and Town PIl\nnin~" 

prepared by Dr. Rice in 1921 was passed to the administrators 

of Northern Nigeria. This contained the t'irst regulations for 

controll ing the structure of the urban areft. The 

recommendat ions callcd for a township separated 1 rom the 

native city. which was further divided into l'unody residcntial 

areas and a mixed-use area. The Memorandum recomtnended a 

building-free zone of at least 440 yards betwecn the <tiffercnt 

residential areas and betwcen the residentinl arcas and the 

na t ive ci t y. 

Following the Rice recommendations. a layout Was prcpared 

for Kano in 1927 that fixcd the charactcristics of the urban 

area. This structure was composed of a centlal business nrca 

next to the railway station. which could he expanded 

northward. a European residcntial aren with plenty of room for 

expansion. a Syrian area next to the railway line. which could 

be expanded southward. and the non-native Arrican settlcment. 

which could be expanded to the nocth and west. These areas 

were separated from cath other and from the walled city bv ft 

building-free zone (Sec figure 7). In 1940, con~estlon in 

certain areas of the city led to the introduction of building 

regulations. The regulation~ limited the levcl o, plot 

occupancy, and specified standards of building materials and 

construction. ln 1946. the Town and Country Planning I.aw was 

enac ted a~ a framework for gu id i ng the rap i d growt h of the 

country's major cities. 
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After the Second World War. the rate of expansion of the 

settlement made a review of the concept of the buiJdin~-free 

zone necessary. The increase in the rate of population ~rowth 

had pushed up the demand for land duc to the rapid expansion 

of t he urban area. Be tween 195.2 and 1956. t he concept was 

abandoned when layouts were made in the bUilding-free zones. 

ln 1956. the Town Planning off icer of the city callcd 'or a 

long-term plan that should cover the entue city Includin~ the 

walled city, in order to guide its developmcnl (Frishman. 

1977: 155'. The rapid expansion of the city was drawinJl ail 

the residential areas togcther. The long-term plan was not. 

however, prepared until l'J6J. when institutions were also 

created to coordinate and regulate the allocation and use of 

land in the urban srea. The same institutions with minor 

modifications still form the bedrock of the existing land 

management system in the city. 

8y 1960 when Nigeria became independent. Kano had 

developed into one of the largesl urban arens ln the counlry. 

figure 8 shows the spatial developmenl of the selllcmcnt from 

its establishment until 1985. Subsequent devclopmcnls in the 

ci t Y have produced a more homogcnous urban st rue turc. 1 n 

recent years. deveJopmcnts tend lo bc conccnlrlllcd 

increasin~ly along the urban periphery and on the major ronds 

leaving the urban area. More rural lund is also heln~ 

çonvertcd into urban uses. figure 9 shows an acrial 

photograph of the western part of the urban nrca. Oespitc the 

homogenization of the urban area, the major residcntial arcah 

have retained distinct characteristics relaled to thclr ethnie 

composition and housing conditions. or income levcls. Table 
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Table 2 

Urban Housin8 Characteristics 

1 1 (j I"OSS Net Ave. No of No of 
1 Density Density Comp. Pers. Pers. 

Pers. Pers. Pop. per per 
per Ha. per Ha. comp. Rm. --------

Walled 260-710 447- 10 
1 

5.2 1. 92 
City 1000 

fagge 517 1218 13.32 1 5.7 2.3 
i-- .. _-- -

Sabon Gar 1 464 780 37.7 14.2 2.7 ----- ----, 
Tudun Wada 452 992 11.3 5. 7 2 r-------
Gwa~warwa 590 890 

f-.----- 23.5 7.4 3.2 

Nassarawa 20 25 10 6 1.66 

Kundila 52 230 4.2 2.3 1.8 
H/Estate 

2 shows some characteristics of the major residential areas. 

The houslng situation in the city is characterized hy 

scrious housin~ shortages. Studies in 1963, 1972, and 1989 

have, according to Frishman (1988:115', shown ft housing 

deficlt of 8000. 18740, and 17600 respectively. Hous i ng 

provision is proJect~d to have increased at 3.6 percent per 

ycar f rom 1963 to 1980, while the population increased at 7.9 

percent pec yenr. Wi th the except ion of the Government 

R('sidential Arcos and the recently-developed public housing 

l'states. lIlmust ail the residential areas are characterized by 

inadcqunt\.' vehicular and pedestrian access networks, an 

incffl·('livl.' drainage system, a poor sanitary and refuse 

l'ollect inn system. and a lack of fire protection and other 



community faciJities (Aboesh. 1982: 7 0; Musa. 1987:25). 

2.20 LAND POLICIES AND PRAC'fIC~S IN KANO 

2.21 POliey Fra.ework for Land OWnership and Man.Ae_ent 

The focus of the cxisting land policlp9 in Kano is on the 

public ownership and allocation of land. and the control Hnd 

regulation of land use. The framework for land lIanagement IS 

established by two laws: the l.and lIse J)ccrcc of 1978. and the 

Town and Country Planning law of Ill".,. The I.and Use De<:ree's 

objective is the protection of the ri~ht of ail Nlgcrinns tu 

use and enjoy land. while the objcctives of the Town Ilnd 

Country Planning law ure to control the dcv~lopment and use of 

land in planning arens. and to preserve bui Idin~s or oUler 

objeets of architectural. historie or artistir intercst. 

1978 Land Use Dccree 

The Land U.,e Decree is closely l1lodellcd oner the 191h 

Land and Nlltive right ordinance of Northern NiJt,eria. The 

decree vests ail land within the territory of each staLe in 

the governor of the state. It also vests the control and 

management of land in the urban are8S in the governor. Ttll' 

control and management of land in the rural are8~ was vestell 

in the local ~overnment within the arco o. ,uriMJtction in 

which the lund i& situated. The dccrec provide~ for the 

establishment of 8 land use allocation commlttce. whlch I~ to 

advise the governoJ' on anv mattcr~ connel.ted with the 

management of land. including the reseltll'mcnt of I)cr:,ons 

affected by revocations of rights of occup"ncy und diNpute~ 

concerninp compensation fOI land. Thcre wa:-. also a plovl:-,ion 

in the decree for the setling up of a land allocation ndvi~nry 

commiltee to advise local governmcnt:-, on :-,imi lar mlltters ln 
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conncclion with rural land. 

Othee power[-, conferred on the governor by the decree 

includc the right to designate urban areas. to ~rant statutory 

ri gh l ~ 0 f occupancy t 0 Bny person for a Il purposes (not 

cxceedinJ' hall a hccta,'e to Individuals •• to demand rent for 

Ilind grllnted to Any pefson. to revise such rents IrOiD time to 

time. and lo impose penal rcnt for the breach of any covenant 

in li ccrtitlcllte of ocçupancy. Local governments are also 

lIuthorizcd lu Rfant land for agricultural. residential and 

other flurpo:,cs on 8 customary basis. 

'l'he dccrec empOw("rs the governor to acquire land for 

overriding pub) ie interests. wi th the injunct ion that 

compenslll ion be raid to those whose ri~hts and interest in 

land are disturbed by such Mensures. The decree. in similar 

fnshilln with the Land and Native rights ordinance, 11so 

del'llIl'c~ the ,t1icnlltlon of land byassignment. mortgage. 

l,"nsfl'r of rossession. sublease. or in Any other form illegal 

wittwut the consent of the governor. 

3.12 Town and Count r1 PI ann i ng Law 

Thl' Town and "ountry Planning l.aw. first enacted in 1946. 

is (.'Io:,cly ftlodellcd after the English Town and Country 

Plannin~ Açt of 1'»32 (McCoubrey. 1988:381'. It has since its 

Cllactmcnt b~en the object of several minor modifications. the 

last hcing h)' Edict Number ., of 1972. 

The principlc of Iftnd use regulation in the legislation 

is hascd on the designat ion of Il planning area. and the 

preparat ion Ilnd approval of Il planning schelDe according to 

spc\.'ifil·d pnlcctlul'l':" Bcforc the coming into effect of • 

Il 1 il nll 1 n~ s dll'mc. the IHW empowe r s the governor to enac t ft 
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general or specifie interi. developlllent arder to guide 

development in a desillnated plannin~ areil. l'he law specifies 

that no development may take pillee in a plannin~ Brca except 

aerol"ding lo an approvcd scheme. or an Intcl'lRS duelopment 

permi 5S ion. 

To oversee the plannIng and rcgulntion of land use in the 

pl ann i ng areas. l he Town and Count fY P Illnn i ng Lilw prov i des for 

the establishment of plannin~ nuthorlties for one or 1n0fe of 

the planning areas. The planning authorilies are empowered lo 

purchase land in c1esignated planning arcas elther compulsorily 

or by agreement, to charge bettcrment levies (of up lo 7~ 

percent of the increase in land value) on landowners ft:. a 

result of increase in land vuluc resulting from the flction 01 

the lIuthorities. and lo levy planning rates in ci lher part or 

ail of ft planning area. The authorities arc nlso emlmwcred lo 

pfovide housing to low-income groups who are displnCl'd in the 

exec\ltion of any schemc under lhe provision of thl' 

legislation. The 1972 amendment to the le~i1'l1l1t Ion /lIVes the 

authorities power to require any pcrsun ln removc or pull dnwn 

any building Of work in any planning arell. which has not bec" 

ex ecu t cd il c cor d i n ~ l 0 a Il a pp r 0 v c d 1'> che me 0 f' ft n i n ter i nt 

development permission. Where therc is a fai lure ln ('olllply, 

the planning Ruthorities are empowcrcd ln execute the removllls 

and to rt'cover the cost of cio i ng i t " 

2.22 Land Manage.ent and I.and lise RC8ulation and control 

Pracl iccs 

Institutiona' t'raMewort for Land ManaReaent 

Two agencies arc resp()n~Jble for the mann,ement o. land 

and l he con t ro 1 and regu lat i on of 1 and use in Kano, The !.und 

• 
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and Survcy Oivision. an administrative arm of the governor's 

office. performs the functÎonsof land managelllcnt provided for 

by the 1«J7X "und lise Decrcc for the govcrnor. The Kano State 

Urhan Planning antl Environmcntal Protection Agency is 

t-onstitutctl ll:-' a planning authority for Kano State under the 

provi.'ilon~ of the Town and Country Planning Law. 

I.and and Survcy nivision 

The I.and and Survey Uivision was created in 1967. under 

the Minlstry of work~ and Surveys. The division took ovec the 

re s Jlon~ i hi 1 i t Y 0 r 1 and Rlanagernent f rom t he Na t ive Land off i ce. 

then under the Kano Native Authority. A land registry was 

opcncd ln the division in 1968. ln 1975, a pOlitical 

reo.·~llniz"tion Icd to the elcvntion of the division into the 

Mini~lry 01 tand and survey (KSG,1989:.l), and Inother 

reurganizntion in 1983 led tn the tr8n~rer of the functions of 

lhc mirl1slry to the governor's office ilS ft division. 

Thc division is divided i nto four sect ions: the 

IIdmlllÎst.·alive sel'llon. the land department. the survey 

dcpartmcnt and the town planning department. under the 

supcrvis Ion of Il pcrmllncnt secretary. The dut ies of the 

di \ i~lon incJudc; 

Il) Land nssl'mbl)' and the Jlayment of land comllensations. 

h) Prucl's~inll applicat ions for matters related to land 

inc luding allocation. permission for 81 i enl t ion. 

\'/lltlntinn of property. tr~nsfer of land grant. land 

IC~l'ilnt. land ... ubdivlsion. lease. afld change of use. 

c, Cu 11t.·~· t Ion 0 f I/tnd 1 cn t s . 

d) "'ccl'In~ il rClllster of land owncrship. 

The lll.!.cncy ur--ua Il)' pub 1 ishes ft handbook. which spells out 
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its duties in relation to land and the procedures applyinl to 

any land .aUer that is within its jurisdiction. The handbook 

also provides infor.ation on the currentl)' applicable land 

renta. Land develop.ent is usually undertaken by the a,eney 

in reaponse to a request froll a specifie 'al'Ie land developer 

or becauae of pressure or de.and fro. the public. The funds 

for land deve lopllent sare provided by the state aovern.ent. 

Land is alloeated by the aaency on a 99-year leasehold ba.is, 

with a two year li.it for effective developllent when at 'east 

JO to 40 per cent of the value of the develop.ent Must have 

been eOllpleted. Other eovenants attached to land arants are 

speeified in a certifieate of occupancy iasued by the diviaion 

as a sy_bol of rilhts over a partieular piece of land Cae. 

appendix 1 for.. a sallple). The subdivision of land for 

allocat ion is carried out by the planninl aleney. 

Urban Planni.a and E".lro" .. nta. Protect Ion AI.nc~ 

The Greater Kano Plann inl Au thor ity. establ ilhed in 1962 • 

• as the first plannin, authority for the Kano •• tropolitan 

area under the Town and Country Plannlnl Lellslat Ion. The 

perfor.anee of the Allency .a. handicapped becaule of the lack 

of an enablin. lelislation ta baet its existence. In 1976, 

the situation .as corrected wlth the enact.ent of the Kano 

State Urban Developllent Board Edict No 5 of 1976, establishlnl 

the Kano State Urban Developllent Board. The ediet. followinl 

the provisions of the Town and Country Plannina Law, e.powered 

the Board to perfon, the functions of • planninl authority for 

ail the urban areas in the atate (Mousa·looth. 1987:167t. A 

review of planninl lelialation in the Itate in 1979 by a 

United Nationa consultant, Prof. J. W. P. NeAu •• an resulted in 
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the need for a rcview of the edict. This exercise wa5 carried 

out in 1'189. and (cd to the renaming of the board wi th the 

enactmcnl of the ~ano State Urban Planning and Environ.ental 

Protection Agency t.dict (1'18'1 •• 

The dUlies of the planning a~cncy specified in section 17 

tn Jll of the edict include: 

Il) the prep8ration and review of land developllent plans; 

hl the control of the dcvelopment and use of land in 811 

urban "rcas; 

c, the ensur8nce of an effective and continuous 

sanitation as weil as general cleanlincss of the state; 

dl the administration of any 18W! controlling and 

rc~ulatin~ the construction of any building; 

l" the plcservut ion of bui ldings or other objects of 

ltrchitecturnl. histoJic. and artistic Jnterest and 

bCilUly; 

f) lhe dcsifl,n nnd provision of industrial. commercial and 

Icsidential Inyouts; 

~) the plllnnin~. dcsi~n and provision of its own housing 

e~tatcs; 

h) the provision and maintenance of proper infrastructure 

for urban development in the state; 

i) the cUfryin1l into efrect of any approved schelle in 

l'l'spccl of urhan oreas; and 

.il th~' pcrf'ormHn<.:e of ail other Rets that may appear 

ncccs~ary fOf the purpose of its functions. 

The tlge'H,'y is empowered by the cdict ta. aMong other 

t h i n ~ s • \" ans t rue t ft n d ma i n t a i n r 0 a d ~ • br i dg es. cul ver t s • 

tintins. sewers. dam~ and othe .. works: lO aperate its own bank 
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account. with the governor's approval to borraw lRoney nnd 

issue debentures and provide other secuJities in respect of 

loans; and to coll~ct revenue for its sen'ices. The ed iet 

also empowers the planning a~cncy to requcst the rcmovlli of 

unauthorized structures or structures huilt in contravention 

of the board's rcgulations. and, in cases of del'ault, allows 

the agent y to cffect the rcmo\'als. 

The Planning Agency is divided into fiv~ sections headcd 

by a gencral mana~cr (Mousa-8ooth. 1 987 : H,M ) • The 

Administrative and Account sections arc responslblc for 

general administrat ion and the finanei,,1 mutters of the bourd 

fl~:spectiveJy. The AJchilcelural :->cclion is n'~ponsible for 

building-plan npproval, building-eonlrul at:tivitlc:-,. Inyout 

design. and contraet administrallon. 'l'he EngiJlcerln~ sectlnn 

is rec;ponsiblc for survey work~, and for nll civil. 

mechanical, and elcctrlcal engineering wOlks carrled out by 

the board. 'Ihe town planrllng (jepartmcnt is rcsponsible lor 

planning permission. mastcr-plan prelHlfftt ion. luyout dC~·iÎ".n 

and reseaf( .. h. 

The board, with ft staff of about J50 in 1'l'W, was 

responsible for the management of 29 urban arca~ includin~ the 

Kano metropolitan area. which is by fnr the lllr~c~t. IIy I(~H() 

the agency or it-; prcdcce.,sor~ had prcflarcd nr caused lo he 

I>rt.·pllred 14 mllster plans In(."udin~ two for metrnpol i tun k"no. 

It had by 1987 alsn plCIHlfCd more thon 250 layoute; for bott. 

commercial. induslrial, and residential use~" wlth mOle than 

70 perc..ent of the lllyouts in metropolitan Kano . 

.. and Allocation and I.and Use keRulation and Control l'ractices 

Land use plannin~ and development control dcrivcd from 
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the provi~ion~ of the Town and Country Planning Law and the 

19R9 Edlct are the two predominant instruments used in the 

Icgulation and control of land use in the Kano urban area. 

tand Use l' .ann i n~ 

Two lYJ>c~ 01 scheme:,. master plans and lay-outs schelDe. 

have cvolvcd lAS flw.ior instruments of land use regulation froll 

the arrlleatlon of the Town and Country Planning Law 

(odunlami, Iq89:4J). The master plans often cover extensive 

"reas, settîn~ nut the broad principles of land use and 

dcvclopmcnt and mit Y cover either areas already under 

dCVl·lopmcnt. or undcvcloped land. The Inyouts are often drawn 

.ll neighbourhond h'vcls within the context of the master 

pl(ln~. 'l'he la~'outs are /fiOle detaiJed und specifie on the 

dCVl'lolJlIIl'nt "nd use of cach piece of land. 

The f 1 r .. t mo:,tcr plan prepared tor the urban orea was 

Îniliatcd hy the (jlcater I\ano Plannin~ Authority and prepared 

hy Il film of !iritish consultants under the leadership of 'L W. 

Tlllvulllon. nascd on a pl'ojecled population of one lIillion by 

the end of the plftn ()criod in 1982, the plan estillated the 

fulur\.' lund nced~ CIl twict' the size of the city's buiJt up 

url'" . The plan identlficd the southern part of the city as 

lhe RI(l~t sUllable for expansion, and proposed a schelle based 

"n dc\'clollmcnt ruthcr than redcvelopment. The scheme proposed 

li hn:akdown ot the urban area ioto ft hierarchy of 

nchlhhnulhu"d grllul's to enable the most economic provision of 

pull 1 ie UIIlI su(:iul "aci 1 ities, The urban area was broken down 

illto flvt: scdors. t-:iH:h StTtor wa~ composed of what the plan 

dl'~i~rwt('d R!-t l'rllup J unil~. 1~8Ch Group J unit is .ade up of 

rour Sl'ctnr ~ units. lhe Sector 2 unils are made up of six or 

1 
t 
i 



seven Sector 1 units (See fi~. 11'. 
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The plan proposed a 

unification of development control in Kano under lhe Greatcr 

Kano PlannIng Authority. 

Though the Travailion plan 

deve lopmenl in the cil y. NeAu sian 

to some cxtent guided 

repolts thal ttll'I'C i s no 

evidence to show that it WllS C\'CI npprovcd in linc wlth the 

requiremenls of lhe Town and Country f1lltnnin~ lc~islation 

(1979: 12). 1\ rcview of the plan was Initialed in 1')76 but was 

laler shclved in favour of f1repalin~ a ncw land use .aster 

plan. This was undcrtaken by the PlanninA Hep"l tmcnl 01" the 

Urban Development Hoard and resultcd in lhe production of the 

Mt:tropolitan Kano Master Plan (1'.180-.2000 AU'. The IJlan 

i dent if i ed the i ne rease in dcns i t Y and t hl' uncon t ro Il cd ~ ruwt h 

of the settlement as the majnl problems 'acing the ulblln "l'CIL 

8ased on a projected population growlh rate 0' .1 to S J'CI cent. 

the plan projected the population of the urhun arell lit tH.'tween 

the 1.5 and 2.2 million people by the end of the plan f)criod 

in the yeRr 1000. The plan pro,jected the land requiremcnt of 

the urban area at bclween 10.000 und 20,000 hel.tare~ n' land, 

based 011 a projected density of 3UO persnnl, pcr heltiHe by the 

end of the plan pcriod. To harne'is the e:<istin~ 1 ineal growth 

of the sett lement aJong the mu ;or town oullel~ roads. the .,llln 

IHoposed a 1 incal systcm of design as the lRain idcli 'or 

development of the urban arell, while advocuting the us~ ()f Il 

he X a g 0 n a 1 pat ter n as the su b s y s lem () t the ma i ra de.., i g fi :-. y !'. l C III 

Staft ing from the exi~t in~ bui 1 t up arca,>. the plufI proposed 

two axis of growth fof' the urhan I1lea: the 'ir~t towllrd the 

~outhwest al()n~ the Zllria-Klldunll Joad and the ~eçorHI to the 

northeu&t ulnng Mal tam Madori-Hadejiu road. lhe hexagonal 
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subsystem was designed as a function of the walkin~ distance 

between neighbourhoods (see fig. 12). 

Eighty-foul' rcsidential Illyouts hH\"c su fnr ahin becn 

prepared fur the urhan areH. providinll il total of al .. ost 

40,000 low- to high-dcnsity plots. Among thc layouts are 

Tarouni. Dauarawa. Kawaje. and the Airport Rund layout. 

DevelopMent Control 

The Town and Country planning le~islation defin~s 

development as any building. or rebuildin~ operations Rnd any 

use of 1 and or any bu i 1 ding the reon for a purpose wh il'h i s 

diffcrent from the purpose for which the land or bui Idin~ was 

last being used. 80th the Town and Country Plonnin~ Ill. (lncl 

the Urban Planning and Environmcntal Protection A~ency Edict 

rcquire developers to obtaln approvals fOf development 

aetivities. The Town and Country Plannin~ l.aw specifies thut 

development activities must he Rccording to an opproyccl land 

use scheme or a gcnc fa 1 devc 1 opmen torde r. The Urban PI ann i n~ 

and ~nvironmcntal Proteet ion Agency, as the planning author 1 ty 

for the state, hus the responsibililY of c()nlrollin~ 

developments and enforeing land use regulat ions. In prllt.:t ÎLe, 

the regulations and control mea~urcs are ndministl'rcd in 

sequence with the land development proccss. 

Three principal forms of conllol~ arc used in Kuno. The 

first form of control is cxercic;;ed by the grant of plannin@ 

permission during the land allocat ion process. This IlSJHH.:t of 

control is. according to the planning agency, used to IlShC<JS 

individual minor and detailed land u~c dcvclopment propos~ls 

for ail purpo:c;es from the planning point of view and ~anct ion 

them for approval or othcrwise (Mousn-80oth. 19H7: 174). 
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LAND DEVELOPMINT PROCHSS 

Private or Public develop.ent 
a@ency .akes a decision to carry out 

devetopllent. 
1 

Application is .ade to the 
aovernor for suitabte tand. 

Applicant pays an administrative fee. 
1 

The aovernor asks KSUPEPA· 
where an existina ache.e do.s 

not exist to prepare a sche.e to 
auide land allocation. 

1 
If land ia not already alse.bled. 

the land and aurvey division proceeda on 
behalf of the aovernor with land asse.bly 
where necessary, revokinl exiltina rilhts 

of occupancy. 
1 

Steps are taken to ensure 
the provision of basic infrastructure 

on tayout site. 
1 

The lovernor .akes a direct 
arant of land and iSlues a 

certificate of occupancy Ipecifyinl 
conditions attached to the land 

1 
Develop.r preparel buildina 
plans and 5ub.it sa.e to the 

KSUPEPA for approval (private deyetopers only,. 
1 

Develop.ent co •• ences, lubject 
to .onitorina by the KSUPEPA.· 

Source: adapted IroM Odunla.i CI989:45) 

• ICSUPIPA ... no State Ur_n 'lanninv and 
Iftviron.ental Protection .. eney 
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Appl jeot ion fOI planning permission comes in the form of 

appl ieot ions for right of OCl"upancy from the land and survey 

(IJ v i ~, i () Il • '1 he a P Il 1 i ca t ion S il r e ft s ~ css e d bas e don the i r 

confolmily to planning nOllllS and standards. and rccommended to 

the ~)tlll(: ~OVl!rn()1 fOI the grant of a right of occupancy 

(MOU.'~il-flo(}th. 1'I87:lï5). The land is granled on il 9'l-year 

Icn~.ch,dd. with specifie covenants attached specifying the 

1 ighl ... und ohl igat ions of the land holder in the use of the 

land (See appcndix 1). The grant of planning permission 

l'fHlhlcs thl' planning agcncy to administer the broad master 

plan~. rCl,tify shortcomings in the plan, and decide on the 

IIghl coulse of lu.tion whcle there are no predetcrmined 

plllllnillg <ichcmc~ (Musa-Booth. 1987:J74). 

Onel' Il land ~rant is obtained, the law requires ail 

privutc dcvciopci Ci to submit their hui Iding dcvelopment plans 

for approval lo the lIrhan Planning M~ency. The Planning 

Agcncy lises Lhi., activity to cnsure that building proposais 

~onform to standards relating to heaJth, security and social 

w\'lfall: and. aCl'ording to the board. to "assist the ,eneral 

fluhl iç tu e1evelop and iml)I'OVe the environment" (Mousa-Booth. 

l"X";: 17~), "h~ Plo:-.t important tool in the bui lding appro\'al 

l)rOl:l.'SS 1 s the bUIlding rcgulations. The Township ordinance 

of 1440 wa~ the flr~t huilding regulalions for the Kano urban 

aren. ThiS wah rcvicwcd and reenal:ted in the Kano State Urban 

Plannin·· .,ncl nC\'l.'\opHlent (Ruildtng) Regulations of 1987. The 

fl' ~ u 1 1\ l ion h l' S t ah 1 i s he cl the plO ces s for bu i 1 ct i n gap pro val s • 

and al sn SpCl: i l'y standards cc lat 1 ng to hroad aspects of the 

dl'Vclopnt,-'nt ptocc~s, Includln~ level (lf plot utilization. 

minimum SIl/ll'C standards. ventilation and lighting, sanitation 
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and drainage. and minimum standards of bUilding llIatcrials. 

The architecturai seclion ot the plannIng a~cncy "ndcrtakes 

the evaluation of the bUilding proposais. 

The lasl form of control over dcvclopMcnt is undcrtnkcn 

through the control of buildin~ activities. 'l'he prOCl'SS i~ 

used to ensure that dcvelopmcnts arc executed 8ccoldln~ lo 

approved schemes and to check against any ille~al proccss ot 

land development. 8uilding control uctlviti('s in\'olvc the 

inspections of developments during creetion. and the ~rnnt o, 

ft certificate upon completlon signifyin~ n building's 

conformity to rcgulations. Whele j Ilegal dcvelopmcnts occur, 

the Planning Agcncy undertakes demol it ion cxerclses especiully 

when the dwellcl's of the arc .. refuse an evacuntion notice. 

Hetwecn 19"16 and 1487. the l'lanniflll Agency had undertnkcn 

demolitions in Sabon Gari. Kawaje. nausawa. l)akala. Oadon 

Ksya. and Hcdawa. ail in Mctropolitnn Knno. 
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Notes 

1. na~i1Udll WllS one of the seven sons of Dawo. the 1 egendary 
foundcrs o, the seven lIauso states of Northern Nigeria. The term 
"BUSE! 18 " lin~uistic designatlon referrin@ to the people of 
Norlhcrn Nigcl la and Southern Ni~er who speak the Hausa language. 

2. "hc Kuno Chronidcs, WhlCh provides the most authentic history 
of pol il 1 lit 1 lellder~hip in pre-colonial Kano, records Ba@auda as 
the t Ir,t Kin~ of Kano who was able to subjugate the settlers of 
the aleil and Imposc political authority. Sel' H. R Palmer "The Kano 
(; h. on 1 r..:I (:''' .1 ou r-'Ia_ L Q_L Chç_ f«().Y-Il L Anttl CO.J!.Ql Q..2..içI!L.JJl~ Li Ul.t.~._ .18.58-
f'H.I'HHi. illld I.Ilso M. fi Smith (19':3:.)1-56). 

J. Thi~ wo~ du. ing the relgn of Rumfa. who is @enerally regarded as 
the ~Icntcst King of Kano and wa~ reputed to have not only extended 
the wllll of the city. but al~o tu have estublished the Kurmi market 
whit:h hl'l,:ItRlC lhe el..onomlC centre of the sett lement. He also 
introdut:ed the I-oymhols of monarchy associated with Kano. the use of 
Il <'()Il~ultalive council. the council of nine in administration, and 
IllIcl~hip Ilccording to .slamic Injunctions (sec tast. 1983:68-74) . 

.J. Indircd lull· cnahlcd the colonial administrators to administer 
thl' n/ltive "ctllements through theiT existing cultural 
in s l i lut ions. 

~. 'l'he powc r .... 
o l l: li p.lfH' Y t Cl 

1 l'l1<lc r nu 1 1 
CUflSl'nt. 811d 

of the governor inelude the power tn grant rights of 
lund. lo demand and revise rcnts for such land. lo 
uny attcmJ>t al alienlltion without the governor's 
ln rcvok(' granl to p,ccupicrs for good Ctluse. 



CHAPfER 11IREE 

ISSUES AltO PROBLEIIS IN THI LAND POLICIIS AND 

PRACTICBS 

Thb chapter Tcviews the facturs lnhihitin~ the illicquatl' 

supplyof land in the lI.ano Mctropolitan alea, Il is dividell 

into two sect ions, The tïrst ~l'ltlon evnlullll.'s thl' land 

situation in the city and its cffel:t on low-incomc huu~ln~ 

provision, The ..,econd ~cct ion ident i fie~ Ilnd eXflminc:-. the 

factors inhibiting the adequate supply of land. 

J • 10 LAND SUPPl. Y ANI) I.OW 1 NCON": HOllS 1 NO "ROV 1 SION 1 N KANO 

The land situation in Kano is charactcl'ill'd hy the 

inadequate supply of land, Severn' ... tudie~ hllvc rep(uled ft 

shorlage of land for developmcnt in the uf'bun are,.,1 The 

inadcquatc sUPP'y of land is projected by t'Ilshman (l'Hl8~ tn 

have '5tarted around the carly sixties. whcn the po"ulutlon of 

the city began lo increase more rapidly, and more l'estl iet ions 

were placed on the use und transfer of I,.nd with the creation 

of institution~ to manage il. Mani festitt ion~ of thh lund 

shortage can be seen in the increase in II1r1d speculation in 

the urban area. 

Despite the illegality of tlunsllctions in land, Il 

speculative sccondary land market has dcveloped in Karlo, which 

has pushed up the priee of land. Frishmlln ha ... rel,ortcd ~Illc~ 

priees of land at between 2.000 and 10,000 Nuira, recordcd hy 

Jocal governments in the metro(mlitltn ElrCH hetwCl.'fl J'J7M lin" 

lQ80 (1988: 115), Odunlami has alsn rCf)urted !-t/.tlC'" pritc~ of 

as mueh as 100,000 Nuira for land on the Airport Hoad layout, 
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.HIII hctwccn 15,000 and 20,000 fOI land on the Hausawa layout 

(1"x cl:51), lhirty-fivc pCf(.ent of the rc~:.pondenls in a survey 

h Y Od U Il 1 il 1111 () n l he Il Il U " (t will a y 0 U tin die a t cd l h il t the y h ft d 

(l h 1 il 1 1)(: Il l h t' i 1 plol', thl'ough /1 middlclllun and not frolR 

allouttilln.., hy the land Mid SUI\'cy I>ivi~:.ion, A gove rnor of 

the ~t,Jll' wa.., rcporlcd ,a~ dCl:Jal ing in 19"'7-'7X that Kano has 

the lfIo..,l (!XIH:II~i\'c land in Ni~cl in, 

The land "hlllUagl.' hll:-' ~ystcmatically eliminated low-

inLOIIIl! ~If)tlp<' flo", aLC\~SS to lund in the urban arcu (forishman. 

The outcnme ha& been a graduai 

lise in tht.-, IcYcl or infolllléli houslng provi~ion. Home reports 

that informai dcvelnpmcnls ,lccount for up to two-thirds of ail 

ncw dl'\'l'Inpmcnt.., Irl the city tI9Sh:234). rh r cc mcans () f 

inloll"" 1 h()u..,in~ HIC cxtenl'livcly used in the city. The firsl 

1:" h y 1 Ill' 1 l.' ct sin 1-' l he d CriS i t Y 0 f the C X i s tin g set t 1 e me n t s 

(FII~hJllall. ICJXH:JOS: KSUDB. 1980:10). This is the result of 

dcvclopml'nls ln the open arcas of the city. and the incrcase 

ln the lll'l'Upillilln of the existing housing stock. The second 

IIIL'lln ... i~ thl(lu~h ~quallinJl" which is projccted to have started 

"boUl ,Hl ycal~ a~o. almost ahout lhe ~amc lime that land and 

huu~in,l!, heCéllllC cvident (frishman.1988:105). 

S'illatlin~ tw ... h('cn un thl.' incrt!ase since then. as the 

fl'.I:-.ihi Ilt~ or the pIOCt!SS hecame wiJtdy known. At least 10 

pl'Il'l'Ul of lh~ urhan population i~ estimatcd to be living in 

Mluntlt'I :..<.,tllclIll..'llls. t'i~ure 15 shows the distribution of the 

,"'qll<lt 1l.'1 arl..·a~ III tht, cil). The last means of Informai 

hOll"'ln~ I~ the lI~e of jllc~ally subdividcd plot5 (Home. 

1 li ~ (, : 2.l4 ) , l'he I>ludlce is common on the urban periphery. 

Will"l' l'cHlIler:.. i Ilc~ally subdividc farmland and sell il for 
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develnpmenl. The pro(.e~s is going on al such a fast rate that 

!->oRlctimc~ vac/trH.:ics cdst in the :-,ubdivided layouts. 

AIPln..,l ail the InfOlloal dcvelopmcnls are characterized by 

pl.'riphcléll locllt ion[-" prl.'llolllinanlly tradilional forms of 

constllll.tion, unplunned pattelns of devt:lopment, pOOf physical 

1't.'llJtjon ... hips 10 tht: ,oad netwOJk~, and the lack of public 

fud Il t ie!'> :-.uch as adequate rond llccess and drainage. The 

initiai Icaclion of thc governmcnt to the informai process of 

h()u~ing war-. lo Ch'lll the settlements on Il massive seale. 

I<et;clltly, howcv('r, the govclnmcnl has rcsorted to overlooking 

them heulur .. c of the sile of the population housed in the 

Informai st:ltlcmcnts and the ncgative reputalion that results 

f r 0/11 cie Il r Il ri cee .1{ e 1 ci ... cs. 

J.20 IS8"":8 ANI) PR08I.t:M8 IN 'rHt; I.AND POI,ICrES ANI) PRACTICES 

The publ ic ownershil' of land in Nilerin lives the publ ie 

heclor ullimale control over the supply of land for 

dcvl'Iopmcnt. Ilnd control over the distribution and use of 

land. ThiS !->hould ideally mate it ea~,jer for the sector to 

c"~lIrc the Ildequalc supply of land and the achievement of the 

IIulin ohJcd iVt' CI' the land use decrcc. that of ensurin~ 8ecess 

ln IHlld tlll .. II Nigerians, ln Kano. several interrelated 

fadllr~ a:-.socitlted with inadequllcies in the eXisting land 

pld i(.'~ and man,tgcmcnt frnmework wel'e found to be responsible 

for th,' Iflihh.>4julttc supply of land. The following se<.:tions 

idt'nl i t'y thl.'Sl' fndors, and examine their effects on land 

.... lI!'''ly und 1 t'j distribut ion in the ulban aren. 

I,lIck of a defincd land and settle.ent develop.ent polie)' 

A n~c~~'8ry requircment for an effective land management 

.... ysl~m is il dcfined policy guidance. This is usually in the 
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forrn of land poliey statements or ft comprehensive sctlle.ent 

devclopment policy. The poliey statcments idcntify the ~oal8 

of the administration Jl'~ardin~ ltlnd IIlhl sellle.l'nt 

developmenl. and identifr the strtltc~lc~ for tlchicvinM thcsc 

goals. Su ch poliey stalcmenls .llso guide Illnd mnnll,H'mcnt 

institutions 111 lhe [)clformanl'e of lheir dulies. und plovlde 

ft means for evaluating thci .. performanct.', 

ln Kano, llpart from thl' limitctl anll vague objl'ctives in 

the land legi'ilatlon. lhelc is a complete Illl'k of dl'fined 

polie)' guidance with well-cslllhlhhecl goab. objectives. 

targcts and dt:flned strfltc~ic~ ln ensure UI'" IHlequate 

developnlcnl of land ln the 1I1'bnn arCIl. Thele ail.' eVl'n rlU 

dcfined ~trategie~ to ensure lhut the ",aster plans l'rclllll'Ccl 

for thl' urban area are implcmented. Thh lack of' pulitv 

guidance bnckcd hy ~trategics and resources nlloLi,lion hlls 

lert the land management institutions power les~ lu cI'h'ct ivtd.v 

pcrform the broad dut ies ft llol.uted to them. 01' to l'nsure the 

adequate supply of land. 

Inadequate priority given to land and setllc_nt dcvcl()pMent 

The Kano State govcl'nmcnl J!ives n very low l'riol i ty to 

land and ~l·ttlt:ment development progrummes. Thi:.' low 

priority, which is also rcspon"iblc for the Ilick 01 Il dcfincd 

setllement c1evclopment POIllY, IS cvidenl rront the level ni 

rcsource allocatIon to the ~cclol. 

Thcrc j", no ~epElratc provision in the bud~et of the :-.tute 

for land and scttlemcnt developllcnl. Rather. funch for land 

development arc pTovidcd haphazaldly undcl the lIou!-.lnJ!, und 

Town and Coun li y PI ann i ng subtu:nd. 1 Il J qRH. on 1 yi. 7 Ini J 1 i nn 

of the 17.1 mi Illon Nai ra budgetcd undcr the lwu ~uhhel1ds fOI 

= 
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elll)Jtal expcnditurc was for low-incorne housing and land 

devclopment fOI the whole the state. This figure appears 

r idiculous whe~ Lompared to the 2 million Naira budgeted for 

.... ta" hou~ln,.. loan~. and the J mlll ion Naira provl~ion for 

l.ompefl~ati()n 'or land needcd by the governmcnt. 

The Inw pl iOI ity givcn to the sector means that land and 

~ettl~mcnt dcvcloprncnl has to compele for rcsource alloçation 

wlth more pre~~inJ! political progrnmme~ of the government. 

Thb Icnd~ to long dclay'i ln gctlin~ f\lnds for land and 

~clllerncnt dcvclopmenl activitics. and these delays translate 

Inln fi growinJ!; land ~h()rtagc in the urban aren. Even when the 

fund .... ale pro\'idcd. il b u~ually inadequatc and. according to 

/lome (l''SfJ:2J4) .mll Odunlami (J(J8Q:~4), cannot even pTovide 

thl' rcquilcd .... crvicc~ in thc 1 imited land thal is developed. 

I.uek of lin cstubl ished Ilind develop.cnt progra_c 

( '() u p It,.1 w i t h t he 1 a c k 0 r de fin c d po 1 i ci e sis ais 0 t he 

Illck ()f ,li) t.'~tfthl i:-.hcd programme to ensurc that !o.erviced land 

i:-. ~lIppljed in surficient quantity lo meel the residential 

Ill'cds or Lhe ulhan population. This is despite the fael that 

puhl il' owncrship ur lanJ gi,res the publiç sector 8 çomplete 

l1I11fWl'oly over land ~upply ln the urban area. The Land and 

Survcy Ilh i~ ion. whi(h perrorms the dut ies of the governor 

ufuh.' 1 l hl' 1 and ,1~C nec ree , doc s not have any def i ned 

ohl i~lIt io" lo \.'nsure lhat land is adequateiy suppl icd in the 

urhun urca, The Di\ ision onl, undertakes land assembly and 

ut.'Vt.'lopmcnt jH.'tivities whcn the resources for it are Jlade 

n"ai lable hy the go\'crnment. 'l'he result is the inadequate 

Kupply Rnd Mrowin~ shortagc of land in the urban area. The 

land shorta~c Cnl'oura~es the use of land for speculation. and 
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" the use of the informai process of hou~in~ by those who cnnnot 

get acccss to the 1 in" ted land that IS made a\'lli lubIe for 

de ve 1 0 pmc n t t h r 0 u g h l h c f 0 Iftla 1 Jl roc css • 

Sometlmc .. evcn thc I.mltell land dcvt.·lof'lIIenl plllglallUll\':-' 

undcrtakcn hy the dh"j"tion htH'c belo·n :-.hl1Wfl lu \."lmll ihuh' lu 

worsening lhe land and hou:o.lng ~itllatlon ut IllW ''',,",HllC gHlUI':-L 

f'rishman rcport~ thllt uttcDlpl!'> lo Ill) nut new Ilfl'il:-' nlwll~'s 

result in thl' removal 01 poor people flOIll lantl Il'''' the 

reallocalion nI the tlcveloped land to more int'luentilll people 

(IQ88:541. 

Excessive subsidy in land allocution 

One major prohlclII~ limillng the availahilily of reSOllf'ces 

for land Ifevclopment in thc ex ast in~ sy!->tem is the hi~h levc 1 

of subsidy in land allocatIon. 1 t l'ost 1 he I.and /lnd SUI Vey 

Division 91J.OOO Naira I)er hectare tn lIevclop lilncl 101 

resldcntial purpo::.cs ln J(H!~. 'Ihe sallie lund atlrnds unly Rn 

annunl rcnt of 2.500 Nllir.t pel' hct:lllre fOI low clcnslty 

developments2, wi th about SO(J Nuir,. chlJrgcs in allot:/lt iOIl tu 

cover lhe t:o~l of survey fces. the JHot:essinll. of IUHI 

preparation ot ccrtificntc of occupllncy, and the rC~I'ilrnti()n 

of the land (LSn, 1988: IO&SO-51), Appcndix 2 ~how~ Il ~l1mple 

of the land chargc~ on ullocat ion. This ~Ituation mnkCb the 

rcplication of land developmcnt uctivities w.th the mealt,.e 

resources al 1 lH.'atect diffi,ult and makc~ any land dcvclopmcnt 

aet ivi ty ~olely dcpcndl'nt on govcrnmenl al 1 0<.. .. t ion. 

Corruption in the land allocation process 

The high Icvel of sub~idy in lund allocation <:oupled wilh 

the inefficiency in the bureaucracy has al~n cncourft~cd 

corruption in the allocation proces." Icdu<..lng il to Il form of 
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pa t ronngc • An cnqulry into the land development and 

Il 1 1 0 C a t i 0 fi P J 0 ces sin 1f18 0 fou n li i t r if e w i t h nu me r 0 us 

llJl:plJlur'ltlc~ ~uch as multiple assignmcnt of the same plot. 

pnYlllenl and bl ihes for land. confiscation of land without 

L()mJ)cn~ilt lun, lAnd alloLutiofl of land Jc~crved for public uses 

( ,. r i ~ hma fi • l" ~ X: 1 1 4 ) • nome al so report s t ha t ft former 

Jl.nvcrnol of thc statc wa~ jai led for cnrrupt land al locat ion 

pra(;ll(cs (l'lXH ), ,. 

t\ 'itllff mcmhcr of thc agcncy revcalcd that the allocation 

pJO('C~~. "dcJ!l'l1cratcd from Il poliey of allocation on a 'first 

comc. fil~t ~l'rvc' ba~~i~. to allocation based on the 'Who is 

Who' ln the politienl circle as land hecame 5carce in the 

ulhan 
1 

arca." 'J'hl' pre~cnt beneficiarics of pub 1 i c land 

allIH.:alion 11IC :-.hown lo be mostly top ranking military 

llffilcl~ (IIHI burcaucrat~. powerful bu~iness persons, and 

infillent lai Il'll~ioliS leaders. 1 t i s common. even as at 

clc('cmhl'r 1 CI., 1 when the IElst ca~c became publ ic. to find a 

~inMle individual with an allocation of up to ten Plots, The 

staff of thl' l>ivision wcre even teported to have gone on 

·'sttikc". "l'cause they were ignorcd in the allocation 

jlllllhnn'l'. They rcfused to open files for land allocation. or 

tu tllke allottces ln thl'ir land. 

The ~'()ltUpt ion in the land allocation process encourages 

the tlSl' of land lOT speculative practices. and reinforces the 

t 1 l'" li t 0 W li l' d h 1 g h e T Il ri ces and are su) tant i na cee s s i b i 1 i t Y or 

1 an,!. Thi~ wnl'lI.s a~llinst the needs of the low-income group 

whu han:,' neithcr the resources to participate in the open 

markl'l, nor thl' influence to peddle for land allocation 

thlou~h th~ formai proccss. 
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Overcentralization of land .anage.cnt activities 

Kano State has an (l\'er l'cnt ra 1 i/cd land mnna~emcnt 

s y ste ln • The r e i san 0 ver - ce n t rai i 1 a t ion i n li e l'à s ion lin k i n ~ 

based on the provisions of the land Ic~islalions. The 

lt'gislation~ confer absolult., powers uf l:ontlol over lan" 

issues onto the governor of the states. This inl'ludl's powers 

to designatc urban and plannin~ [H .. !Ia~. éll'I'()int plnnnin~ 

authorities. acquire and allocatc land. ,.ix lales tor land 

compensation. and appoint ",cmber~ of the land use Ilnll 

allocation commitlec, whidl aJhitrates on lund issues. 

L li n dus eTe gui a t ion and l: 0 nt,. nia c t 1 V il i l' S il r C Il 1 S 0 

centralized in the state capitnl. t'rom the capital in Kano. 

the two land management agencics, the Land llnd Survcy I>ivisiofl 

nnd the Kan.., State Urban Planning and r',nvironnlcntal Protection 

Agency, ovcrsce land assemhly, ~ervicin~ and Itllol.'ation. und 

the regulation and control of Illnd Use in the l~ urban alcu~ 

of the state, including Kano. 

This management 'itructure docs not encourll~c the a~encies 

to acquire an actcquate knowledge und undcrstllfldlng of lhe 

problems of the urban nrcas thnt would cnnhlc lhcm lu lllkc 

informed dccisions and ~e~ign appropriate mcaNUles und 

instrumt!nt<; of land u!>e control for the urbun Ill'cas. It labo 

does not provide the neccssary flcxibility for the adupllation 

o f t he t: X i s tin gin s t r ume n t ~ t 0 t he pa r t i ( u lu r ~ i tu,. t i 0 ri ~ () , 

the urban areas. This cncouruges the use of inllppro"rlalc and 

ineffective measures of control, which (;ontributcs tn 

restricting the supply of land. Thc ccntrlllizcd power ... IInd 

responsibi 1 i t ic~ in lund mana~emcnt makes ,.buse casy, 

cspecially sincc ther(: are no appropr iute institutional check ... 
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on the use of thcsc powers. It thus encourages the corruption 

thut is rampant in the :;,ystem. 

1.0. cOJ,ocily of the land .an.ae.ent institutions 

The cXÎ'-itlnJl land lIIanagement institutions in Kano State 

/lrc ChUlllLtCl'Ïzcd by a Jack of adequatc capacity. such as 

stuffing and opcratjn~ cquipments. The planning authority. 

with a staff of .150 and Jess than JO trained planners and 

IlI'chitccU •• is cxpccted to ovcrsce land use regulation and 

control in 1.9 urhan oreas including Kano. The agency has 

trui Icd hchind rather than guided the development of 

sclllelllcnll->. Thl' agency identifies its inadequate slaffina 

IInd 1 illlitf!d equipments, which ha~ to be time-shared between 

il'. VIII ious oper'ltional units, as one of its most pressing 

pr()hJcm~ (KSUDH, 1985:.17). 

The 1 and ftnd Survcy Division, also characterised by an 

inade(IUalc staffing and ft lack of equipments, has been unable 

ln kcep J>ropcr recnrch of the land ownership or produce 

survey~ of the land in the urban urea. The division has b~en 

unllblt., ln cn:-.ure the collection of land rent due the 

~o\-crn",cnt. or tn put .. 1 check on the i llegu 1 sale of land in 

the urban arca. 

Thi~ inadcqu8te capacity serves 8S a disincentive for the 

institutions in the performance of their duties. 1 t al so 

tont rihutcs to thcir inabi 1 ity to pol ice land ownership, 

cntorl'~ land use re~ulations, or plan and regulate the use 

land in the 1I1ban area. Land owners are, as a resu 1 t , 

CIlClllHugl'd tn hold onto land and use it for speculative 

purpClSCS. 
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Lact of data for planning and land .anage.ent purposes 

A comprehensive information ubout lund, as enl'Iier IIntcd. 

is a principal requirement for the effcdivc nnd efficicnt 

management of land, and for the implemcntation of lond policy 

measures and the achievement ot policy objectives. 

ln Kano not only is slich a comprchellsivt.· informat ion on 

land not available, but therc tS nlso a complete lack of 

current and accurate information on the size. or 1'>ocial and 

economic characteristics or the population, and Il Iftl:k ut 

information on the existing housing situation to nid in land 

use planning. 

The lack of information leaves the lond management system 

with no option but to rely on the lise of ad hoc meftns of data 

collection for planning purposes. Th i S IH:Cllunts f nr the 

inconsistencie~ in the information on the urhan populllt ion and 

the urban housing situation pl'esented in the master plulis 

prepared for the urban area. 

The lack of information crentes room for inacculucies in 

the projection of the necds of the urban population. It al:-.o 

contributes to an inabi lit y to enfoTce land ownel'l'ihip cci 1 ings 

and land use regulations, and mllkes the use of tax meusules in 

land management almo~t impossible, thus conti ibut ing to the 

inability of cnsuring the adequatc supply of land. 

Inadequate and inappropriatc fraMewort for land _anagc.enl 

The exist ing Icgislativc framcwork for land management is 

a major contributor to both the inabi 1 i ty to cn~urc the 

adequate supply and cQuitable distribution of land in Kano, 

and to the ineffcctivenes[o, of the land management sy~telll in 

the city. 
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Ncittici the I.and Use Uccrce nor the Town and Country 

l'lann;n~ Law tlas f.tflY IlIovlsions dealing spccifically with the 

pr()hlem~ 01 10W-IfILO/lle.: housin~. exccpt for a provision to 

rclolllle pl'ople IJftccted hy public land devclopment 

IIcti\'IIICo.,. Therc h al~o no e ... tabli~hed (.ontrol on clearance 

(JI ulhan rcnewal aclivJtie~ ln the two legi~latlons regarding 

the <.1 ,Il'r léI ln he appl il-d. or to the ohl igat ions of rehousing 

lu he.: IlIIpO'~l'd con ... equcnt upon dcntulition of 

hou:-.ing. 

low-income 

l'hollgh the.: concept of' publh.: owncrship of' land is 

/2cfll',ally \;cwe.:d a:... one of the hcst means of ensuring the 

.. c1clIu,tle ~uppb and equltdble di:-.tflbutlon of land. the 

"'UlL'l':-". III puId IC i"nd allocation, a ... McAuslan ha~ ~hown. 

depl'Illh 011 thl' inlcgr'ly of the management ~ystem and the 

\'ffll'il'ncyof the hUleaucrctcy (]<185:JX). In Nigeria. there 

W lt', n \ lat t e nt pl' n the ad 0 pli 0 n 0 f the Lan dUs e De cre c t 0 

f\(ld,l· ... ~' thl'~C t~ ... uc'" or l'ven tl,) address the problcms faced in 

l he i \III' 1 C\IIl'n t,Il i lHI ~l f l he I.and ,'let Na t ive 1{ i ght s Ord i nance on 

whtdl Il wa:-. llo ... ely modclle( Ttc Land Use Decree appcars 

lo addrt'ss the 1"'''Ut' of land o\l.df.r .. hip and disposaI as an end 

t Il 1 t ... c 1 r r /1 t h t.' r t ha n a S il me ans lo l he e f f e C' t 1 ve ut i 1 i lat ion 

of land and thc promotion of' more ordered settlement 

dC\'l'lnpl1lt:nt. Th~ lcgislation railed to address 

(;oll1plt.-h~-"sivcl~ Lill' i~sues of planning and settlement 

dCVl'lllpllIcnt. and containcd no tax measures to aid both in the 

mallagement n1' land and in the recouping the cost of public 

parliclp.llill ll in land dcvelopment. There was also no attempt 

Whl'Il th~' dCll'ec wa~ formulated lü tie its provisions to the 

Tllwn /lnd (\)lI1ltlY PlannÎng Law. 



.,. 
The Town and Country Plannin~ law has. ~j.nu.· Ils 

enactmcnt ln ""'6. nol been ~uhjt.'l'led lo llny comprehensIve 

r e vic W • The l "w . a ~ M (; t\ u s 1 a Il h a !-. 0 h ... e r " l' <1. Il 1 l'!>oo l ri hl' !-o a n 

"Inadequate tlnd out ot date plCSl" Ipllon of whal Il plan "houl,1 

consist ot" (197CJ:44). Thc Il'.llI~lallon str,·!-.-.e:-. Ilhvsll'ltl 

lélyout~ onl~ Ilnd l'ails plovlde l'or a mOle l:Ulllplehl'n~lvl' 1)01 IL')' 

lelated lo ecnnumic. soci"l, ilnd envilonmental lalhlls. l'he 

law docs nol provide fOI tht.· intl'~llltl()n 01 mOll' tladiliullal 

aspcclf-. of plannin~ such as tlan~p(lrl. !-oewcla~~c. wlltel. HIHI 

public .... elviles, nOI doc!-. Il plovilic any l'IwldinRl 11l~ 

framcwork 101 the intelaltioll of In~tllutlnns Il·:'<I'0Il:-.ihll· l,)\' 

the PfO\I~inll of the:-.e ~cr"lcc~ Hlld illlra .... tIUl.lUll.·. 

The Il r nec ~ :-. C ., 0 l' p 1 fi n n 1 Il g 1111 li li c V l' 1 0 Jlme n t "" Il t • " 1 

~pt:!cified by the legi!-olat iOIl arc alMl unclear and appeal' 

authoritariall. '(hcfe arc no clea. Jlrocl·clu.c .... 1'01 producl"~ 

lancl tI"C ~Chl·I1IC~. Hnd no obi igalion in the prcpiHatllHl nt land 

U s c pla n sI'l) r (.. 0 n <; U 1 t a t il) n w i t h the 1 l' .... ide fi t s () 1 Il Il 1 n Il fi 1 Il g 

arc a . 1 n a c t U il 1 [1 r a c tic c • t h c 1 a c k 0 f a Il c lï ne d III Il n n i ri g 

pr()ce~~ lcaves planncrs to uni ertakc planninJl cxefl.i~c:-. In flny 

way lhcy cano and the ma.,ler pllln~ procluccd u:-,ufllly rellccl 

the vi~ion~ of the planne.s, lather than the actunl ncefls 01 

the urhan fcsiden'~. Evcn al'ter the prepurat ion 01 the pll1n:-. 

and layout sthemes. therc is no defined procc~s to eclucllte und 

provide informat ion ta the.. ulhan re:,ident.., about the plan, Of 

about how it affects them. This lack of communicut ion 

encourages residents in the bclief that truditionul 

unregulated land practices arc still Il tenable and le~1l1 

process of housing provision. 

There are also no provisions in the planning :-.ystem to 
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efl:-.urc Lont inuit y in the planning process. or once the schemes 

lire preparcd and approved, tu cnable lh~ adaptation of the 

Illnd u:,c plall'" tu rcllc<.:t lhan,l!cs ln the nced~ of lh~ urban 

lI'cn .... ,hl..' plafl~ .,0 'al JHoduLCd tor the urhan are a :=.how 

IIIIt,kcd d,llcrCflLC'; ,ri hoth the phllo~ophies applied in 

plaIlJlJrI,l!. und ,n the ·.,lluctUIC of thc urban 8rca proposed. 

'JI "(wo. the IJnc Il'ar ,)fOl.C~'~ 01 dcvc lopmcnt cont roi in 

the 181111 Icgblat ,on ~la .... In pr.lt:ticl.! re~lIlted in the evolution 

01 dv\'(:lopnl<:lIt lont'lll prou:dures that do not diffcrentiates 

helWl..'C'n l\'Pl". Hlld o;lalc of develol)Jllcnls, Thf: contlot proccss 

" lie t <..: Il 1.' ... l hl: 1 1 m i tl' d C il P U L il Y 0 f l hep 1 an n i n gag en c y • and 

ICII( .... to long dclay., in the dcvclopment approval proces~ and 

to rc!-.tl i<.:l illn~ in land ~upply, The specif ication of sium 

llc8'iHILC as il ml'II'iUIC of devclopment control appears 

illllJ)PIOP' iale con~idcrin~ the eXlsting land and housing 

.... hol trlge~ in thl' urban alea. 

l'he huildlng regulations are .. nother inappropriate 

ill:-.trulII\'nl \.lI land u~c nHltrol in the urban area. The 

, C Il, li III t ion S III l' wagu\'ly phra~ed, teaving the planning 

lluthol i ly wi th widc pO\"ers of not only enforcing the 

1I..·~uJ..lllln~, but al~o ~omclil1lcs intcrpretln~ what is right or 

wrong within thel) cllntext. S The situation has created a 

t en ci l' ne y f Il r I,;! ~ ces s ive (.: a U t ion and 0 ver - con t roi in the 

!..'nfOIC\'lIIcnt of the regulations, leading to restrictions on 

land supply, The bui Iding regulations also contribute to land 

tlSl' incl ficienl'Y hy specifying high set-back standards and by 

lilIIiting the Icv('l of plot utilization in comparison to levels 

COl1lml."ln within the <.:ornpact traditional settlements in the urban 

III l' n . 



Hi~h standards in settle.ent and shelter develo~nt 

The settlcment and shdtcl devclopmcnt ~tandl\ftts ln ~lIno 

are cxcessivcly hi~h and contribute tu the CXllUSlllfl l,t Inw

i ncome groups • rom th" t' 0 rma 1 procc S~ 0 f Illnli de\'c lopment. 

Two tlSpcct~ o, lhe land manallemenl S\'st\.'m wherc the tll~h 

standards tlrc cvidcnt alc in lund suhdlvl~,on and ln the 

control of devclopment actlvltIC~. 

The bui Idlng Icgulallllns speci l'y plot Slles 01 nt leust 

180. 330. and <JOU square meter~ tOI" h",~h. IItediuna "IHt low 

denl'oJty dcvelopments rcspectivcly. In prllctÎcc. howcver. lIosl 

of the Icsidcntial llre"s have plot~ o, betwcen .l5t) und 4SU 

~qU8"C metres, with plots of up lu JbOU squarc metles common 

ln the low densilY arellS 01 the clly. Thesc plot ~Izes 'He 

detcrmined with 1 ittle or no cconomic consHlcrat Ions and. us 

Home (198b:23H and Abocsh (1 1'82:148) have shnwn. ure 

excessively Illr~c and unrcalistic. Lot sizt.'!1 01 200. lbU lu 

270. and 375 to 400 square metTes arc pOlntcd out by lIome to 

be adequate for hi~h. medium. and low dcnsilY residentinl 

dcvelopments includin~ provisions for the traditionnl 

cour t yard and recept ions arca (" Zaure" ) . 

The building re~uJations. lhou~h vagucly phruscd. also 

spec i fy hi gh and unreal i st i est andards of space prov i sion. 

servicing, and building materials in shclter develoJ)mcnt in 

comparison to practice!l common in the urban ureR. 

~xpectations from the enforcemE:nl 01 the building rCJ(ulations 

are very high. and bear no relevance to the capllclly of low

income ~roups. An example of this cxpectatlon 15 secn in the 

samplc certificate of occupllncy in Appcndix l, WhlCh specifies 

devclopment of Il minimum of almost Ilb,OOCJ Naira l'Of ft plot 
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allotalcd ln 19HJ, 'Ihl~ IS in c.:ornpar150n to estirnates by 

"r p.hnwn thal thc CO!)t 01 il rnoderate but sImple mud brick 

hUlldifl)! Irl ICJHO h Ilpproxlrnillelv 11)00 Naira (19~8: IlS .. 

Ihe cxcc"'~lvcly lal~c lot~ enc()ura~e the ~prawi of the 

u , "ail il 1 Cil. il fi die :-, t. ri ct" the Il mo u n t 0 f 1 il fi d t h El t c () u 1 d b e 

o.,lIppllt:cI " 1110«.' applopriatc 5ubdivislon standards were 

(1 Il Il 1 i l' d, '!tH.' I. ... )! e plo t '-t ma k C i t d If t 1 t' U 1 t toi e v v a ft' 0 rd a b J e 

(.tHlI~C" to, land. Il abo cncou .. a~e~ lhe suhdivlsion of the 

plot .... h\ Ownl"" IfllO 'imallcl plots. /lome reports that 20 

PCIl.l'lIl ot th,~ plnt.., in the IIllusawa layout had been 5ubdivided 

(IQHf,:':14), Iht' hrgh ~tilndard and cost o, housing through the 

'nlnwl pIOCt''-t~ l.omplctely t,'xcludes low-Incorne household5 from 

U~ III/! the JlI IlCl'.,S, 

1 ne f 1 ici cm'y in 1 ayou t preparat i on and settl e.ent deve lop.ent 

Apui t 1 rom the hlgh 1'>tandards in land subdivision. there 

is aho il hll!h dcgrec of inefficiency ln the preparation of 

layouls dnd in land use in the eXÎ'itin~ developed areas of the 

City, Insutfl(.'jcnt attention. accordin~ to Home. is paid to 

Inl lu"llucturc Cll~t and lapd use efficiency ln the preparation 

uf layout~ (19ti6:2J.1,. Roads, WhlCh are the main 

inf rasllucturc cost. tnke up 8S much as 50 percent of the land 

in layoul schcmcs dcspite the low Icvel of vehiculaf 

oWllcrship; tht, layout~ "also perform poorly when rneasured 

lI~("l1st I:.tl(:h cost cffcctivcness indicators as plot per 

ki Il)lIIelrc of cstnte roaet. ratios of internai and externaJ road 

Junction1'>. and proportions of plots with access on more than 

one trontage" (liolllc.llJ8b:2JJ). The luyout plots also tend to 

hc pUOI Iy prnportioned. havln,u wlde frontages of between 15 

and bO mcllcs. thl'Icby incrcasing the cost of infrastructure 



, 
provision and rcdu<'ln~ the level o" et 1 ldencv ln lts 

utitllatlon. 

l'here is a hlJ!h levc 1 ot lnct t le Icncv ln the use 01 IlInd 

in the cxislin~ settlements. l'ublH open spaCl'S ln the lorm 

of wlde road:'!l of li" to .lU ml'tres and the s('·llltel'In~ ut 

unnece~sary and unl:ont 1'01 1 ~d open ~pa(..\,'s U(;l:ount lor us IIluch 

as b5 percent nt the land ln somc rcsldent ial Il l'l'ilS , l'tlls 

conll'ibutcs lo urhan sprawl. and 1IIIIIts the ~uJlplv ot land nnd 

the level ut utJlizalion of Imbllc sel'VH:es tlnd 

lr\tra~tructul'c. 

lnel'flclcncy in the Use 01 land InCl'ea~es the cost of 

servlcin~ land. liy raisinJl the l'o~l ot land devclullment. It 

ultirnalcly l,mils the amount ot tand thnl could be suppllcd if 

a more effIcient system wt!re uscd. The wide fronta~es of the 

tot~ also increase the unit cost of sel'viclnJl cBch Illut. ThIs 

makes the Icvyin~ of affordable char~es and cos, rccovcry VCIV 

difficult, 

Conflicting institutional .andates and lack of fra.ework for 

the coordination of land .anaMe.cnt 

Another major problem WJth the c;(istin~ institutionlJl 

structure for land management in Kano is thc (:onflictinIP. 

mandate of the existing institutions. This conf 1 iet apJlcurs 

to have ils root in the fcamework prov idcd for land RlanaIP.cmcnt 

by the land legislations. 

The Land and Native Ri~hl urdinance and ils rccnnctmenl 

in the Land Use Decree 1978 vestcd aIl lands in u slute in lhe 

governor of the state. Rights Ilnd inlercsl in land lAre 

acquircd throu~h teaseR granted by the governor. No one. nol 

even public bodies. can own land under the decrce. Thc 194b 
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Town and Country Plannin. Law, however, made provisions for 

plannin, authorities to acquire and own land. and to 

administer such lands in the execution of their duties of land 

use reMutation and control. 

ln Kano. the later introduction of planning resulted in 

its interpretation as a lIeans for land allocation. 

Traditionally, the planning authorities have functioned in 

preparing layouts to guide the implementation agency of the 

Land and Native Rights Ordinance and the Land Use Decree in 

land allocation. This structure has created some fundamental 

problems in the management of land in the urban area. 

One problem concerns the ownership of layouts. The Land 

and Survey Division usual Iy perceives layouts as its own; it 

thereforl "sees a major role for itself in controlling both 

the structure and the contents of the layouts" (Odunlami, 

1989:48). Because the division is, however, an administrative 

unit that is closer to the political arm of government, it is 

more exposed to external subversive pressures. This ohen 

leads to intervention durina the preparation of layouts, with 

pressure on the planning authority to alter layouts to 

pccommodate the wishes of interest aroups. Sometimes, the 

layouts are altered durina allocation without the knowledge of 

the planning authority, thus leavina it to perform its land 

use control and relulation duties in a blind and confused 

state. Odunlami reports an example of such a situation in the 

Sharada estate, where 46 additional plots were created on land 

reserved for recreation and open spaces by the Land and Survey 

Division during the allocation process (1988:48). 

The Land and Survey Division is also responsible for 
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specifying development covenants attached to land llrants. The 

agency does not. however. see the enforcement of these 

reBulations as part of its duties. and has never hnd a 

tradition of enforcing them. The plannin~ authority. which is 

responsible for the enforcement of development re,ulations. 

does not see it fit to enforce these covenants because it did 

not speeify th~m. This confl ict in the enforcement of 

reBulations has left land owners free to hold onto their plots 

without fear of challenge even when the land is clearly being 

he Id for specu lat ive purposes. A survey by odun 1 ami of one 

official layout showed that only 21.5 percent of the 

respondent private developers had completed the developmcnt of . 
their plots within the two years specified in the certificate 

of occupancy. On1y a further 26 percent had commenced 

development within the same period (1989:57). 

The confl ict in the mandates of the inst i tut ions is 

further complicated by the existence of relies of colonial 

eus tomary 1 and prac t i ces. Emi rs and Ward Heads who formed the 

bedrock of the colonial land manalement system in the native 

settlements are reported by frishman to still be allocatin~ 

land under customary t i t les' in the city (1989: 115). The 

process is held to account recently for the provision of more 

than 1000 units of housinl plots within the walled city. 

The lack of clear and defined mandates, becau~e of which 

the aleneies do not en force land use regulations. encourage 

the withholding of land from development, and its use for 

speculation. It therefore contributes to fuelling the trend 

toward hilher land priees and the lack of aeeess to land in 

the urban area. The actions of the Emirs and Ward Heads, 
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while supplying the much needed land for development, 

contribules in undcrmining the abi 1 ity lo plan and control the 

growlh of the urban arca cffcctively. 



.... 

Notes. 

1. Studies by Odunlami (1989). t'rishmlln (19H81, Ahot.'sh (l'J8~). Ilnd 
KSUD8 (1980) ail indicate a serious shorln~l' of land for 
development in the Kano Metropolltan area. 

2. A typica 1 low dcn~ i ty plot of 45 Rlct l'es hy 45 RIel rcs wi Il 
attract a ground rent of onl, 506.25 Nftlra. 

J. This information WftS providcd hy a former staff memher of lh~ 
Land and Survey Division now workin~ with the Kano Stalc Housin~ 
Authority. 

4. In Northern Nigeria before IrHlepcn,'cnce. the lack of luh.'quIlle 
staffing and opcrfttinJ! equlpmcnts mltd~ il Impossible tu implement 
the provisions of the land ftnd Native IUght:-. Ordi .. nru:e. 
(Nwaka: 1979: 1(6) Afler indcpendcncc. h~causc of' inefricicncy und 
corruption in the civil ~cr\'icc. lh~ applÎl:lltion of the urdinltlu;c 
resultcd in the acquisitiun of extensive nrells of lund hy civi 1 
servants and husiness mcn. displacin~ a Int 01 larmer~ in the 
process. (Nwaka: 1 <J79: 202 ) 

5. An example of the obscure rcgulations is thut dealing with 
foundations. which ~tfttes that: 

"a) every bui Iding foundat ion shall be dcsi~ned '''H' 
constructed to carry dead or live loads of the building in ft 

... ay to prevent settlement, heavc: or movement of the bui Idin8: 
and 
b) the building shall be constructed with such muterials and 
in such a way that the board lIIay approve" (KSlJl)B.I')X~:n'(I) . 
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CHAYl'ER FOUR 

CONCLUSIONS AND RECOUMENDATIONS 

4. 1 () 'U',SI';A'WII SlJMMARY ANU CONCI.US IONS 

Ihe IIltllfl ,lllll nt thl~ the...,,'" ha.., heen lo study urban land 

poillie', dntl ,,"ILl ILL'''' ln lIIetrllpol itan "nnn, :-Jlgerid, llnd to 

IIlcntlly and CXdlllille the , ... ~ue ... ,lncl ptllhlcms hinclcrin~ the 

adequat(· ~.uPJlI.v of It.· .. "dcntial land to low-income ~TOUpS. 

1 Il the f" L. t l' h Il pte r, il 1 i ter a t ure r c vic won u r ban 1 and 

pollcle.., <111<1 IOW-IfH':Ollle hou!-... nll ln dcveloping countries was 

l.'If' iet! out, MO!-.l ulhHn 111'eUS in dcvcloplng countrics were 

loullIl ln he t'Xpcrlcnc,n~ (l housing cr/sis. <;temminp from the 

/ttplIl 'Hlt-' of their pnpUIHlJon gJowth. and the inatnlity of 

l'Il:-'lllllig thl' .Hkquatc :-.upply of uffordublc housinp through the 

fOlllIal pIlH'l'~'~, The CI i.."s hlts fOTl:cd a lar~e proportIon of 

the popUI.,tlon ln many of tht., urban nreas to use the informai 

pllH:e:-.s 01 hou:-.ing prOVISIon. Land wa~ identlfied as the 

"'''.I1l1 oh:-.lac.le 10 the adequate provision of nffordable urban 

hou1-oln~ ,n tlL'\elllplIIg countries. The goals of land policies. 

the pollcy jlllt'('"ention mensures. the factors affccting the 

L'ffcct i velle~" of the land roI icy mea&urc~, and strategies for 

iIllIHO\'ing urhan I"nd dclivery in the urban areas werc 

suhsequently rcvlcwcd, 

'l'hL' ~ccond (.' hapt (.' r prcscn t cd an in t roduc t ion to Kano and 

,1 rl'vicw nI' the land policies and practices in the city. The 

r~H:U~ llf land POllcic~ Was shown to be on the publ ic ownership 

lInd allocation of land. and on the control and regulation of 

land u::.c. Two laws wcrc ident'fied as the principal 

Il'gi~lat ion pro,"iding the framework for land management and 
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the control and lfliH1Cl).!,Çllll'nl of ut'han land "n thl.' I.!O,'l·lItnt 01 

the statc~. whll\.! thl' '1'0"11 and ('nlll\ll~ 1'1 allll III).! la" 

cstahl i.,hcs the flCllIIl'work flll thl.' lIIi1nil)!ClIIl'lIl (lnd Il'fUI.llll''' 01 

land u~e. Two agcnC:lc" \\'l'Ie Identltll'd iI~ Il'SIH'II''lhll' Inl 

land management and land U,-;e IC~lIlal ion alld l'olliroi III .... '"Il. 

The Land and 1'IUJ\l.'y Ilivi"ioll pl,tflllllh Ihl' .\lllIIilllstlatl\'{; 

funet iOJ1t'> prov idccl for hy the 

govcrnor. white lhe .... lnO 

Environnll'ntal l'tannin!! .'\~CIl(·y 

Lnnd ll~C IIl'l'll'e 101 lhl' st.lll' 

Stah: lilhilll l'lilllllln/! alld 

1 ~ nHl~ t il li tl·lI illide 1 the 1'0WII 

and Cnuntr) l'lannln~ Law as the plannin,!!. iluthorilY l'nI' thl' 

urban ar(.'a. l'he rC!!Ulatlofl MId control nI IlInti 1I:--.1' WII" 'oulld 

to bc undcrtakcn ~illlultanc{)u~l) with thc lalld allol'allOIi alHI 

dcvclopment proccss. Mastcr pldn-, .lIHI laYlluls arc lI:-.cd ln 

rcgulate the use of land. Ilevelllpmcnt (;ontrol .lct iv 1 t il'~ 

involving the grant of planning permission, the apPlovill 01 

huilding plans. and the control of hUllding activitit:~ arc 

used lo ensure conformity tn rcguliltinns. 'l'wu IIIU:,.tl'1 plllfl~ 

and several layouts werc pointed out as huving ~o fM' h('clI 

prepared for the urhan area. 

ln the last chapter. an cvaluation of the land situatIon 

in the urban area and its ~ffccl on low-lJl<:omc h()u~ill)!. 

provision was carried out, and the Issue:-. and ploblcm<, Witt! 

the existing land policles and practicc,> were identifled and 

examined. The land ~hortage was lound lo have let! to the 

development of an illcgal ~ccondarymarket in I/Hld. which hi!', 

pushed up the value of land. The u~c 01 the intollllai PIOCL':,', 

of housing provision wa~ found ln be on the ir\(:rca~c, 

accounting for alm05t two-thirds of ail new developlllcrtl<., in 



1 

( 

the c.lty. 
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Amon~ the factors found to bc responsible for the 

1 n il cl e q U.l t e ~ u pp 1 Y ft n d ) ne CI u 1 t ab 1 CciI ~ tri but ion 0 f 1 ft n d i n the 

urban il/ca Ille th,! lack 0' dl" Incd land and settlcment 

developlllent p()IILie~. the lack of an establ i~hcd land 

dcveloJ>lllent pro,l!/ltlTlme. e\:ce:-'~Ivc ~uhsidy in land allocation. 

l'Il r 1 U Il t i 0 fi i ri t Il c 1 Il n Il nlél n a.l! e IIIC fi t ~ Y ':> t C III. () v el ce n t raI i z a t 10 n 

in land 1IIi1llflgl'llIent. the low capaclty of the land management 

institutHHIS, the IIlcldcquate and Inappropriatc framework for 

land IIIclrtllgcOtl:'nt l!~tahl hhcd by the Ic,ghlatlon, high standards 

and Incffic.ienc:.y in planlling and ~cttlcmel1l dcvclopmcnt, and 

conf'llct~ ln thc mandates of the land management institutions. 

l,'roll1 the ~tlldy. It i~ cvident that k.ano prc~cnts a 

lyplcal I\:fll'cl J(HI 0' the land and h()U5Infl situation comman 

ill!lonp tllhdn alca', 111 dl'\cloping countrics. The city has 1:1 

hi)!h Jatl' nI ulhan populatIon ~r()wth and a !Zencral )ow level 

(lf InCl)ml', The l'xistlng land policics have falled to cn ... ure 

the i1dcquatc "uppl~ and cquitablc distribution of land. 

deSpJtl' puhlic ownerstllp 01 land. Th(' lcvel of informaI 

ht)u~iflp plo\'hlOll I~, thCl'cfol'c. on the lnereuse, hinderin.ll 

thl' plllllrlL'd illld cnntrolled ~rowth of the urban arca. 

Whl le the Icvel of urbani~atlon ln Nigeria and the scale 

01 inf(HllIal huu~in~ pl'ovi<;illll ln to:.ano may flot he up to levels 

fnulld ln SOllll' dcvcloping cnuntrics. such as thosc in South 

AlIIl'riciI. It IS very likcly that the sItuation in Kano will 

dcpl'nl'l,lll' and ulllllwtcly Icad to chaos. jf concerted actions 

arl' nol lalo.l'n to ilddrcr:.~ thl' current problems with the 

p II 1 i ci l' ~ and p r <l C t 1 L' ~ ~ , (j the r w i fi e. the soc i ait e n s ion s wh i c h 

IH1\C Il'l'l'ntly hel'n Ieported in the city and linked to 

del'llJlillg 11\'ing l'lllldlt ions lIIuy hccomc manifest in crises that 
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could reach intolerable level~. 

l'he ineffcctivcncss of the land policies in "Hill' l'annol. 

howeve r. be d 1 VOl Cl'ct f,om the factors that generally 

characteri~(,! the' dc\cplllenl "tillation of N'gl·,la. along wlth 

o the r ct e v e 1 0 Il i n g COli n tri es. The :-. l' f Il l' t ni., 1 n L' 1 li d (.. li 1 Il W 1 C V l' 1 

of indll:-.lrtaJ dcvelofJlllent and dOllle .... l il' produclllHI. il l',IPIt! 

population ~rowth. fiscal dl..·fll'il~ and hl~h dL'P~'Il<kIH:l' 011 

external ccoJlomi C l'Olld i t iLlIIS. lac"- ni p ropl: 1 pn lit 1 l' 1\ 1 

directions. and i n,llil'qua te I1Hlnil~L'rlal Hnd oigalllïdiiollai 

capab i 1 i t 1 e ~ . The"e factol~, hil\C lo he til~,CIl inln SL'II(HIS 

consideration. beton.! any POllC)' [(·form l'an slIl'cccd 'II 

• achieving the dc ... ircd tesults. 

Ref()l'm~ il'III(.'(\ al ,mproving land deI ivel)' ln low-,ncomc 

groups may not suc('ecd It cmph(lsl~ IS "Iaccd on ~'f'u'llll.'ally 

addressing thcir land prohlcms, 01 on us!ng il ~petilil ,,\.,t of 

policymcasut'l's. The ultlmate aim in ally pollcy rl,jolln shnuld 

he to ensure the adcqua le ,,,upp 1 y of 1 and lo aIl i IIcollIe gl'oup~ •• 

in order to Hvoid :-;ubvel·~jvc plc:-.:-.urc~ cf'c;aled hy I,trld 

':"lhortages, and lu improve the elficicncv 01 t he IlIlId 

management ~.v ... tc",. Polic.Y re'olm should ill ... o l'n~ure ill! 

ad~quatc flexibi 1 ily ln the land managemcnt ... y~,lelJl, ln oldel 

to enable the adaptation of policy objctlIVc~~ alld 1IIL'1l~·"l/e~. in 

response to changes in the nalure 01 land p(()IJ/cHl'~ III the 

urban arell. The fol 1 ow i nI!'" e c t i 0 ri () LI l 1 i 1\ e <, ollie <. U !lI! e '. t 1 () Il'~ , 

which may aid in the rl'fof/II of the eXI~.,ting p()ljcjc~. ilnd tbe 

land management ~ystcm. 

4.20 RECOMMENOATfONS. 

4.21 Land Policy and Management ~ramcwork 

The first rcqulrcment in the hid ln impJovc the 



effectlv~nc~s of land policics in ~ano is for the ).tlH'l.'I'III11L'''l 

to increase the prÏlHlty gi,·en tn land élnd ~heltL.'r j,>sucs, and 

to adrlrcss thl' CXlsttlll! Ilccd fOI' pollcy tHltdancc in thl.' 

managelllcn t ",~rs t cm, 

l' h i s w i 1 Ile qUI r c t hl' go \ t! 111111 C Il t l 0 : 

a) formulate comprchcm,I\\.' land ,lnt.! ~l.' t t 1\.'IIIL'11 t 

devc 1 o (>m(: 0 t po 1 i c j cs Wl t h l'lIipha~ 1 ~ pl ill.l.'d OTl t hL' "dl'llllil t L' 

pl'nvision of rcsidcnllal land to III illcllllle groul's, alld 

on the devclllpmenl of appropriatL' :-.tldtCl2il·~' 1'01 thl.' 

implementat ion of the pOIH.il'''': 

b) en..,urt; that a plllCC: .. .., l', L':,tahll'-.hed lu lIIonitor <lIHI 

rl'view the police .... and sl 1 IIlc1-', il'" ln ordcr ln Ict Il'll thL' 

çhan~ing ncccls nI' thc ulhan alCH and thl' 1 r"'tlcia 1 

capacllyof lhe governmcnl; and 

c) cnsurc the hud~ctln~ ot ..... ulllc..:lcnt tutld~, 101' 

implclllcntiltlon of the polici('~ and l'n ... ull' lh"l 

l Il t' 

l he 

capacityof the land mana1!ctncnt in~,t itul iOlls I~ l"'I',ovet! 

through adcquatc fundlng. staflln,!!, <ln!! lhe plovl~illn 01 

a(}c.'quate and modern o(ll'ratinf! cquiprncnl:" 

The r e i san ceci t 0 'c a s ~ c <, :-. t h c l: ~ 1 :-. t i Ill! 1 Cl Il ri III, HW g l' III C fi l 

stIucturc clnd in~lltutj()n~ WItt! Il vicw ln l'llmlnallfll! 

jncon:'iistcncic~ i n lIIandalc~ and lo 1 mplov i nI! the l'II iCI l:rlcy 01 

the management ~Y1':>tCfTI, 

The governmcot ~hould con~idcr: 

a) dcvolving the exi:o;ting in<,l itution~ "Iln ~,lIIal 1<':1 UIII t~ 

in charge of ~pec:ific (IspeLL.., of land IIIltr1al!(.!rtll'nl lO 

inspirer,pecialization IndclllingwJth IHnd plohlelll:,. HJld 

also to fac.ililatc the c,l::,icr collcLlion and "'~HHtpCm("!nl 

of informal ion; 



( 

hl c.:lcatltll? d Ir::tfllework lor the coordination of the 

;lltlvitlc" \d the IIl:-.titutlon,,> tn cn~UlC the pur5uit of 

LOlIIlIIOfl l'()HI.., .Intl objeLtI\'c",: 

L ) d l' L e Il t 1 il 1 1 / 1 Il f! t Il C il (. t 1 Vit J( .. ", 0 1 t tH: i n s t 1 1 u t Ion 5 t 0 

u , 1> Ml fi 1 l'il ; 1 ri Il L ( ) 111/11 LI n ) t ~ 1 c v el.., toc n a hIc t Il e m t 0 

, rl t l" .l L t Il l' l t c 1 \~ 1 t il l hl.' U 1 b 11 n are il.... • and il ! .., 0 t 0 en Il b 1 e 

t Il l' III U Il (IL' l "t il Il cl t Il C (lI 0 IJ 1 C rn... a n cl fi e c Ih Cl f l heu rh an 

population: and 

d) cnl:tl1l1 ap Ill,\! t hl' pa r tic.. i pa t ion of commun i ty 

OII!i1IlI/dtion~ in land rnantl)!Cfficnt a~ a rncans of creating 

c hanlle 1 ~ 0 f lOll1rnUnlCal ion wi th the <.:ommunitics and 

i ln 1" Il \ i ri Il the li lli III Y 10 en f n r c c r t.' guI il t i () n ~. Th i s w i 1 1 

al~() clHlhle the Institut lon~ to collect Inore accurate 

infolmatlon nn thl.' pattern 01 land owncrshJp and use. a~ 

weIl H~ inlornl1lt Ion OIJ the urban popu latl\)n. 

PullllL owner-ship nf land and lff1IHO\:ements ln the land 

l'olley and m,lnllgcrncnt Irillllework Will onl)' he mcanifll!ful in the 

stat(~ If il al..,o lnvol\c,> ~tep~ to addres<;, the existin!! land 

Khortél~eilnd Inac:c..'cs'\lhilil) inthc urban area. 

The!'c t'\ il nel'd for the ~tale govclnlncnt lü: 

a) dcvl.·lop a prognlllllllC. which sccks to aS5emblc and 

"iupply Sl'IViccd Llnt! cOlltinuously to ll1eel the nccds of 

the ulball population; 

h) 1..'llminatc the cxistlng subsicllcs in land allocation. 

c~pl'cially tn I1Icctiumlind hi)!hcr Încome groups. and ensure 

that alhh:atlon to low-incnme groups if, backcd bya 

~yst('", ot cro:o-.s-suhSldi/at ion tü lcducc the burden on the 

p li Il 1 i C '\l' (' t 0 JO : 

c) illt rlldu<':l' fisUl1 1I1!.'asul'CS such as taxes on vacant 



land, prllpcrty la'e:-.. and hl'llcnlll'Ilt 1l.'\leS a~.1 l.'hl'l·~ no 

land speçulat Inn, and ln al~o l'dt..,\.' (hl: Il .... l'Ulll·~ IIl'l'lIed 

tn l'und land d~.~(,lIlbl) and de\\.' l\lpltll'Ill Plll.L" d/tt/ttl'''': 

d) int l'oduce 11 lIIore open alld L'quilah Il' land .tllDldtillll 

~ystl:m. und \.'otl!-.ldL'1 dCL'L'lltlcllt/lflt! tht-, .1110\.lItlon 

P 1 II C l! ~,:.. 1 0 url> 1111 ct 1 L'.l 1 L' \ \.: l " 1 11 t I\l' 1 tha" l hl' \.'\. l "t ln~~ 

ccntrill i'l'd structurl..': 

el l'nforcc slrin~cnll.v the \.'\.l',llll,!: 11/1111 ,d h."f <l 

hectare ot lalld pcr pel~nn illll,'hilll arl.'as ,and l'II:-'U, e that 

land hllldin~s mnrt.' thall lltls 1 llllit arl' i1lqUIIl'd Il,, th ... , 

govcrnmcllt, dnd the oWner· ... ju ... tly t(lrnpCII~.'tl'd: and 

fI intl0duc:e il lIlore approprlall.' "lIhdl\'I~IOrl fl·I!I"lilIIOII. 

which "llOuld "pccily plill:' 1 Cl'" ha"c'\ 011 l'cOllo/ttll 

considellltllHl" alld the Lapilclty 01 thl' 1I1h<t1l pllpul;tllon 

to pay tOI land IVI thout ~ .. uh"'ldy flom lhe )!()\l'lnIllL'nt, 

4.22 Land Ose Regu lat i on and Cont ro 1 l'rlle l i ccs 

Thcrc 1.., Il llL'cd ln reVIC\\ thl' c\I·,ting land U'.t' Llllllloi 

proccdllrl'~. plnces",e~, inf,trllrncnt~ and lIIea .... ule ..... to lIIa".c thl'Il' 

c: 1 e li r e r il n d 1110 J c 

c'\Î<.;t in!! ~o('lal. 

urban al l'a. 

appropriatc wlthin the lonlf.'xl 

polltiLal. aTHI c('onnmlt' ..,iluatlllll 

of 

l " 

the 

the 

Tite govcrnmcnt :-.hould imprnvc the c>,I' .. lln~ f IIIIIICWO". 10: 

al cnsul'c that thc pr()(;cs~ .. fOI the prCplllllt 'Ol! 01 frtll~'t'J 

plans 1:-' <.:Ically delined, Itnd plarHH"" nhlqultl.'d ln 

consul t with the urhan popuJat Jon: 

hIc V II J v l' a 1Il0 1 C f J ex J hie il n d <.0 fi tin IJ () IJ ~ ~ y '., t ('/II () f 

plllnnin~. \\hll.h l'ihoulcl cnahlc the adaptation 01 plafl') ln 

chllnge~ ln the urban a,ca; 

c) improvc cfficlcncy ln tht preparat lOri of IIIYouu. Hnd 



, 
( I(l 

( the develnplIlL'nl of .... l:ttlelllent": 

tlJllt 11l111ni! dcvL' lopnlent<,. and Lon~lder tht.' option of 

''' .... UIIl)1 dc\,eloprnt.:rll .Q'pl\llf1l'-o 11lllfJnc..iple tn low-lncomc 

hou,.,ehllld., \\!lll"e ',LIII'IIIL", i1l"I..' prepared t>y the plannjn~ 

ducnL v; 

\,) L () 1)', 1 ri L', 1.' il ~ 1 n ~ f l' 1! li III l 1 l) n:-. 1 n art' [1 ~ 0 f r ft p 1 d li rh an 

1..'\ pit!l:-' 1 on t () e Tl ,. b 1 e the 1 aying out of P lots and 

t!e\!(.' 1 0l'illen t.., IJe tUf e the PI'()\ 1"'1 on or ~erviee., and 

illt 1 i\~.,1 rue t UI\.:: 

f) rc:vil'w lhel·\,<-;llng I>uildlnplt'gu)atinn:-. tnrnakc th~lr 

l'IOVI'.lon<, llcar!...'r and tn take into con"-'ldcration th!'! 

( 
IIL'ed:-. illld c.:clpacÎ t y (lI' lllw-jncolIll: i!J"OUp"; 

!') e 1 1 1111 Il i1 tel he li 1-. e l,f' ... IUIII (' 1 Cil Jan cc Il san in., t 1 ume n t 

or L'Onllll!, or ohll,'!at<..· ail dl!CnC1CS who want tn ap!,ly 

,",uet! l'\lrl'IIIl' IIIL'a"'Ul'l'<' to heilr th\.! full rcspon ... ibllity of 

1 I.'hou .... ill)! thl' di~pl,\l'l·d hou~eholtls: ,11111 

appl'<tl tll ehl'lt.. .tPllllI'>l the mÎ::.u,,1.! of pO\"ers by the land 

Ilia Il.1 '-'l'lIll'lIt III',ll t Lit j<III .... , 

".2.1 Leg i s Illl' vc 'i'lImcwurk. 

·\11 l'II thl' a !Jo\«..' rClommL'nclallons deal wlth js~ues which 

(.111 hL' Ildd\l· . .., .... h.\ the st(\le ~(lvl.'rrtmcnt through Icgislatlvc 

l·l1i1n~\.·~ ,.nll th\.' liS\.! of dl r~l:t action. 1 n the long run, 

IIl1\\l'\I.'I. t hct'l' "lll he il nccd ln addrcss sorne of thesc issues 

( 
Slll1ll' ,tct lon~ thnt wi II he ncccssary inc lude: 

a) a Il'\'il'W of lht.~ land IC~lslations to harmonizc their 



1)( 

:lddll's .... ln~ t hl' l ,Ind .. JIll "ct Ill'lIll'IIt 

den: 1 npllll'n t lalhL'r t hall ~, PL' l' 1 III 1<I"d 

l11allag~m\.!lIt : 

h) C~ n ~ U Il n g t Il il r t hl' 1 L' " 1 l'IV (' n Il:-' 1 Il '-' r" .! lit 1\\' 1',,, Ul' :-. "II d 

prohlc", ... ttwt l\a\"c 1)l:l'l1 hl!!h! i.uhtl..'d III lh,,, Il'p\Hl. and 

oth(:r~ thal Il),1\ hl' hil.:hll\llltt'd hy ... 111111-11 ... tudll'''' nI 

othL'1 ulhan alL'il .... ; 

l') L' n :-. uri n.b! t h il t t li l' fl' \. j l: \\ Il ,1 \', .... JI L' LI" l ,1 t 1 e Il t 1 un r li t Il l' 

nel'd:-. and plolllcm~ 01 Ill\\-IIlLOllll' ~II.JlIp:-': and 

il) CriS li r 1 Il !2 l h il t :, u dl " 1 l' VII.' \\ JlI 0 \ 1 de', ' 1 1 Il Il 1 d 1 "" t 1 Il /-' 

frnmL'wor~ f ,,1' thL' coll Clt Ion dlld llléltlélP'IIIL'lIl IIlIIIIIII"llllll 

on poPUl,ll ilHl I!,rllwlh lel\(!o., ,~nd 1II0VCIIll.!nt patlCI!I~,. and 

the C II () r li i Il a t i () n Il f p 1 Il /111 1 fl I.! il Il Il 1 Il l' P 1 II V i <; 1 () Il () f 

infla"trulturc lin ,1 natln/1iI1 or IC).!llIllal h(l'· .. ·,. 
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