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ABSTRACT

The scarcity and inaccessibility of land in urban areas
has become a major obstacle in the provision of housing to
low-income groups in developing countries. This thesis
studies the land policies and practices in Metropolitan Kano.
Nigerra., and investigates the issues and problems hindering
the adequate supply of residential land to low-income groups.

The thesis commences with a general study of urban land
policies and low-1ncome housing 1n developing countries. it
examines the nature of housing problems in developing
countrres. the role of land in the housing problems, issues
addressed by land policies, and policy measures and strategies
used. The gencral study is followed by a specific study of
the fand policies and practices in the study area. The policy
and institutional management {rameworks are identified and
examined. The toles of the major institutions are explained.
The last scection identifies and examines the main issues and
problems with the existing policies.,

The thesis concludes that actions are necessaryv to
address the identified 1ssues and problems with the policies
in order to avoid chaos. Suggestions for policy reform are

made.
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RESUME

La rareté¢ et llinaccessibilite du terrasn en milicu
urbain sont devenus des obstacles & lTapprovisionnement on
logements des groupes & taibies revenus dans les pavs en vore
de dévelioppement. la presente these cvtudie les coutumes ot
les politiques terriennes dans la repion metiopolitaine de
Kano au Nigéria. ¢t examine les problemes inheients & la
disponibilité de tetrains residentacels pour les vioupes a
faibles revenus.

La thése debute par une <¢tude pgenerale des politiques
terriennes en milieu utbain ¢t les Jogements a priy modiques
dans les pavs en voie de developpement., on v etudie la nature
des problemes du logement dans les  pavs  en voice  de
déve loppement, de méme que la jole des terrains tace a ces
probleéemes. les yuestions soulevées par  les  polatiques
terriennes, ainst que  Jes  démarches et les  stratépies
utilisées, L 'étude générale est suivie par une ¢lude précise

des politiques et des oratiques terriennes dans la gégron

concernée. La politique et les accords administratifs
institutionnels sont identifidés et scrutés. e 10le des
institutions majeures y est expliqué, La dernicre pairtic

identifie et ¢étudie les questions fondamentales et les
problemes des politiques existantes.

La thése en conclue dqu’il est nécessaire que pestes
soient posés pour confronter les questions el les problemes
soulevés aux politiques afin d’eviter la confusion, Enfin,

nous y suggérons certaine politiques,
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INTRODUCTION

Most urban areas 1n developing countries are facing a
¢risis 1n the provision of housing to low-i1ncome groups. The
crisi1s stems from the 1nabirliity of the urban areas to ensure
the adequate provision of affordable housing to meet the needs
of their rapidly expanding population. Evidence of this
crisis 1s seen n the rising proportion of the population in
the urban areas living in informal settlements.

lLand 1s the major obstacle to the adequate provision of
affordable housing in the urban areas. According to Asiama,
"1t has been proved everywhere 1n the third world that where
land has been made available, even the urban poor have been
able to provide themselves with housing” (1990:240). The
scarcity and high cost of land in urban areas excludes low-
income groups from obtaining residential land through the
tormat process. Low-income households are, therefore, forced
to acquire land through the informal process by occupying land
111egally, or by obtaining land in illegally subdivided
layouts.

A shift 1n the emphasis of government policies from
housing delivery to land delivery 15 now viewed as one of the
most significant means of improving urban housing delivery in
developing countries (SCBR, 1983; Angels et al., 1983). Land
polices are emerging as the most powerful tools in addressing
urban housing problems. The formulation of land policies is
based on the belref that 1f left alone, the land market wil)
neither distribute land equitably nor ensure efficiency in its
use, and for this reason, government must i1ntervene in the

1
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market to remedy the situation. The objectives of the
policies vary between countries, but the effectiveness of the
policies depends on the appropriateness of the policy measures
and on the institutional framework for the implementation of
the policies.

Any effort to 1mprove urban housing delivery in
developing countries through an i1mprovement i1n land delivery
will require an examination of the current land policies in
the urban areas, in order to identi1fy the factors hindering
the adequate supply of land and the access of low-i1ncome
groups to it. Such an exercise will enable the formulation of
mors appropriate land policies.

STUDY OBJECTIVES AND METHODOLOGY

The aim of this thesis is to study the land policies and
practices in Metropolitan Kano, Nigeria, and to identify and
examine the 1ssues and problems hindering the adequate supply
of residential land to low-1i1ncome groups,

The research is based on a review of existing literature.
The research starts from a general study, aimed at exploring
the nature of housing problems in developing countries, the
role of land 1n the housing problems, the 1ssues addressed by
land policies, and the measures used. A specific study cf the
Tand policies and practices in the study area was subsequently
carried out, on the basis of which the problems with the land
policies and practices were identified and examined.

The choice of Kano is based on the fact that studies have
reported a serious shortage of land for development in the
city. The land shortage has been shown to have systematically

eliminated 1ow-income groups from access to land. The
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objective in carrying out the study is to suggest ways for
improving land delivery in the urban area. The thesis should
also be useful 1n the reassessment of the roles of the land
management i1nstitutions in Kano State, especially the Kano
State Urban Planning and Environmental Protection Agency, a
participating institution 1n the CIDA-Nigeria project.
THESIS ORGANIZATION

The thesis 1s divided into four chapters. Chapter One
presents a literature review on urban land policies and low-
income housing in developing countries, Chapter Two
introduces the study area and reviews the land poliicies and
practices. The third chapter 1dentifies and examines the
1ssues and problems hindering the adequate supply and
equitable distribution of land in the urban area. The last
chapter presents a summary of the research, the research

conclusions, and some suggestions to aid in policy reform.




Z e Y T

CHAPTER ONE

URBAN LAND POLICIES AND LOW INCOME HOUSING IN
DEVELOPING COUNTRIES: A LITERATURE REVIEW

This chapter presents a review of housing and urban land
policy 1ssues derived from i1terature. It is divided into two
sections. The first section reviews the nature 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-i1ncome housing provision, and
explores the issues addressed by tand policies and strategies
used.

1.10 URBAN LOW INCOME HOUSING SITUATION
1.11 Urban Growth and Low-Income Housing Provision

Urban areas through out the developing world have been
experiencing a rapid increase in population since the middle
of this century. The United Nations estimates the s1ze of the
urban population in developing countries to have heen 267
million in 1950. It increased to 972 million by 1980, and 1s
projected tc further increase to 1971 million by the end of
this century. The leveil of wurbanization 1n developing
countries was estimated at about 16 percent 1n 1980, The
level increased to 29 percent in 1980, and 1s projected to
increase to 40 percent by the end of the century‘(See Figqure
1-3).

In almost all developing countries, the largest cities
have had the highest rate of population growth., Cities with

a population of more than 100,000 are reported to 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 population 1n such
cities was estimated at 480 million, and this 1s projected to
increase to 1.4 billion by the end of this century (Lim,
1987:176).

Accompanying the rapid increase in urbanization has been
an increase in the level of informal housing provision. A
large proportion of the population in many of the urban areas
lives in informal settlements; For example according to
current estimates, "32 percent in Rio de Janeiro, 33 percent
in Lima, 37 percent in Karachi, and Kuala Lumpur, 40 percent
in Manila, 50 percent in Lusaka and Mexico city, 59 per cent
in Bogota, 70 percent in Casablanca, and 85 percent in Adis
Ababa" (vVan Vliet-, 1990:3t1). The proportion of the urban

population 1n developing countries living in these settiements

was estimated at 40 percent in 1981, and 18 projected to
increase to nearly two-thirds by the turn ot the century
(Sumka, 1987:171).

The use of the informal process of housing provaision
stems from the inability, by a significant segment of the
populaotion in most of the urban areas, to acquire housing
through the formal process. This housing problem 1s a product

of widespread poverty, and the 1nabi1li1ty of the urban areas to

ensure the adequate supply of affordabie housing through the
formal process. Lanquin, reporting on some urban areas, notes
that:
The househoids unable to afford even the lowest cost for
a unit of housing was 68 per cent in Nairoby, 64 per cent

in Ahmedabad, 63 per cent 1n Madras, 55 per cent In
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Mexico city, 42 per cent 1n Bogota and 30 per cent in

Hong kong (1982:77).

The three mosi popular processes of informal housing
provision generally 1identified in housing literature are
through the creation of slums, sguatting, and the 11legal
subdivision »f land. Slums are created through a rapid
increase 11n  the level of occupation of the existing
settlements, and a general decline 1in 1living conditions,
Squatter settiements are created through the invasion of
vacant public or praivate land. In i1legal subdivision, the
practice is for "an informal private sector developer to
acquire land from 1ts owner often on the urban fringe, and to
subdivide 1t for sale at whatever rate the market will bear”
(Payhe, 1989:2). The buyers are then free to build 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 1is sometimes both ill-suited to housing and
dangerous to health. The unplanned and haphazard growth of
the settlements makes the provision of services in the
settiements very expensive and often impossible. The rate at
which the informal settlements are growing, coupled with the
growing proportion of the population housed in them, has
contributed to making the expansion of most of the urban areas
unplanned and uncontrolled. The informal settlement dwellers
are usually dented services and infrastructure by public
bodies, and are often subjected to continuous harassment by
public officers (McAuslan, 1985:11). The uncertain nature of

informal settlements stifles any initiative toward the




improvement of both the housing and the community.

1.t2 Public Policy Responses to Urban Housing Problems

During the early stages of urbanization, most governments
in developing countries adopted an attitude of indrifference to
the concomitant problems of urbanyzation, such as housing. As
urban areas expanded, however, and housing problems assumed a
crisis dimension, most of the governments were forced i1nto
taking action. Before the seventies, the response ot most ot
the governments mirrored the traditional shelter policires of
the industrialized world. Emphasis was placed on the
clearance of informal settlements and the construction of
public housing. By the early seventies, the failure to
alleviate housing problems with the conventional policies,
combined with pressure from 1nternational finance agencies,
led to a shift in policy to the "Basic Needs Approach to
Development.” The Basic Need Approach called tor a cktange in
the focus of government policies to meet the needs ot the poor
within the shortest possible time.
Conventional Housing Policies

During the sixties and early seventies, informal
settlements were generally viewed as urban blight, and as
signs of failed economic and social poliricy (Van Vliet-,
1985:214; Sumka, 1987:172). A solution to their proliteration
was seen 1n the clearance of the settliements, which 1t was
hoped, would reduce th=2ir number 1n the urban areas {(Lim,
1987:179). The clearance was complemented by the construction
of public housing,

With the exception c¢f the i1sland states of Singapore and

Hong Kong, however, conventional policy practices did not make
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any significant ympact on urban housing problems in developing
countries. On one hand, as Angel et ail. point out, "in the
majority of countries, public housing never became a major
source of housing supply and the 1imited humbers of units
produced rarely reached the poor” (1383:530). The standard of
the houses produced was usually so high that they were beyond
the means of low-income groups, for "Even the moderate-income
group to whom most were made available required 1large
subsidies to take advantage of them” (Sumka, 1987:172). The
clearance of 1nformal settlements, on the other hand,
exacerbated urban housing problems, because "Governments
destroyed more housing than they built” (Sumka, 1987:172).
The removal has also been shown to lead to the relocation of
the settlements elsewhere in urban areas, rather than a
reduction in their number (Smith, 1979:26; Lim, 1987:80),
The Aided Self-Help Housing Approach

The basic need approach led, in housing, to the evolution
of government-sponsored self-help housing programmes such as
“Sytes and Services," “Core Housing,” and  “"Squatter
Upgrading.” The evolution of the programmes was mot ivated by
research findings, which showed that informal settlements
harbour people who have the economic and organizational
capacity to provide and 1mprove their housing (Laquain,
1982:78). The programmes sought to emulate the attributes of
the informal process of housing development. These attributes
tnclude the use of mere appropriate standards, the progressive
deveiopment ot shelter units, the use of self help labour, and
community participation 1n housing provision. The approach

was largely promoted by mulitilateral and bilateral aid
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agencires, especially the World Bank. The agencies hoped that
if the programmes were undertaken on a wide scale and became
replicable by 1imiting the level of pubiic subsidy, a
substanti1al amount of housing could be produced at a traction
of the cost of using the conventional process ot housing
delivery.

The programmes were not, however, as successful as had
been anticipated. After almost two decades of experience with
self-help housing programmes, the prospect of meeting housing
needs through an extension of the programmes without some
fundamental changes appeared grim. Angel et. al. point out
that, "Sites and services projects were very slow to
materialize, produced only a 11mited number of house plots and
rarely, 1f ever, attained cost recovery” ™ (1983:532)}. Van
Viiet- alsc points out that the programmes do not frequently
benefit the poor for whom they are i1ntended (1990:58).
Squatter upgrading also proved to be counter-productive d¢ a
policy tor alleviating housing problems, for more colonies
tend to spring up in urban areas while the older colonies are
being upgraded due to the acute nature of the housing
shortages,

Recent Policy Emphasis

The failure to alleviate urban housing problems 1
developing countries, with either the conventional policies or
the self-help housing approach, 15 now shifting the focus of
attention 'n housing literature to the need to develop new
strategies to deal with the problem, The need for new
strategies is further made necessary by the fact that housing

provides one of the most significant means of improving the
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socral and economic welfare of low-income groups, who form the
bulk of urban residents in the developing world.?

Recent discussions tend to focus on changing the reie of
government 1n the housing delivery process. The consensus of
opinion, especially within the i1nternational donor community
who play an important part 1n the direction of housing
policies 1n developing countries, is that government should no
longer be seen as providers of shelter, but as facilitators,
mainly responsible for supporting the settlement development
process (Sumka, 1987:173). This will in effect mean a shift
in the emphasis of public policires from shelter provision, to
both the provision of land with secure tenure and available
infrastructure, and the assurance of access to credit. The
shift in the emphasis of public policies to land delivery is
viewed as fundamentally necessary, if significant improvement
is going to be made n urban housing delivery, because of the
key-role of land in the low-income housing process (Angels et
al., 1983; SCBR, 1983).

1.20 URBAN LAND: POLICY ISSUES AND STRATEGIES
1.21 The Land Factor in Low-Income Housing Provision

Land, because of 1ts scarcity and high cost in wurban
areas, 1s the major obstacle to the adequate provision of
affordable urban housing 1n developing countries. Access to
resrdential land has generally been shown, according to
Asrama, to ensure access to housing for the urban poor in all
developing countries (1990:240). This. as Laquain (1982:77)
further explains, 1s because 1indigenous materials and
traditional construction make the shelter units affordable.

As the populations of urban areas expand, there is an
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increase 1n demand for land 1n order to meet the productaive
needs of the population. Land bhas certarn 1nherent
characteristics, however, which 1ntluence both 1ts supply and
market. The quantity of available land 1s fixed. The supply
of usable urban land can only be 1ncreased by converting
fringe land into urban uses. Land location 1s also specifac.
Each location 1s wunique, and cannot be reproduced. The
increase in demand primarily results in a competition for land
in the most suitable and accessible locations. This pushes up
both the value and price of the land.

The ability to convert rural land to urban uses 1s also
subject to certain constraints. The constraints 1include
limitat rons imposed by natural features, the need to protect
fringe agricultural land, and Timitations in the financiral and
implementation capacities of the various countries to provide
urban services on a scale to match that of need. These
constraints 1limit land supply, and turther 1ncrease the
pressure toward higher land prices. Excessive holdouts by
large private land holders, the use of land for speculation,
and inappropriate public policy measures, could all also ltead
to restrictions on land supply, and 1ncrease pressure for the
upward movement of land prices.

Over time the expansion 1n tand demand, couplied with the
limitations on supply, pushes land prices beyond general
income levels, The resulting high land prices become a ma)or
cost element in the provision of urban housing. Lagauin has
observed that in some developing countries, land could account
for up to two-thirds of the cost of housing provision

(1982:77). The high land prices thus exclude the poor from
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participating in the land market and force them to obtan land
eirther yilegally, or on 11legalily subdivided layouts.

Even the 11nformal process of access to JTand seems,
however ., to be disappearing 1n most developing countries.
Reports 1ndicate that land markets are becoming formalized,
and that governments are getting better at controlling the
process (Angels et. al., 1983:529; Uni1ted Nations, 1984:101),
1.22 Goals of Land Policies

Land policies are the tools used 1n addressing 1ssues and
problems relating to land. In a broad sense, land policies
could be defined as all government policies retating to land,
aimed at the development of human settliements. The policies
are a set of measures and actions, affecting the use, value,
and ownership of 1land, and are aimed at achieving some
speci1firc objectives. Land policies are a part of general
development poticies, and the objectives put forward for the
policres relate to the goals of development policy. As part
of development policy. land policies are influenced by sociat,
economic, and poiitical factors, that act within the framework
ot the historica! background of a country. The policies are
dynamic, c¢hanging along with changes in the emphasis 1nh
development policres and with the development situation of a
country.

The wide variety of factors influencing the formulation
of land policies and the varied objectives put forward for the
policies 1n different countries make 1t difficult to establish
any land policy typology. Dunkerley (1983) and Hallet (1988)
have, however, i1denti1fied some of the objectives generally put

torward for the policies. The objectives include:
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the provision of an adequate supply of land for urban
productive actiyvities, including the provision ot basic

services,;

the fa. 111tati1on ot good planning that min'mizes the use

of resources relative to social and eccnomic benetit:

the achievement of greater equity in wealth and 1ncome,
including access by low 1ncome families to tland and

shelter; and

a spatiral distribution of population and actrvities at
regional and national levels consistent with general
national priorities,

The need for public intervention and control over the
land market stems from the unigque characteristics ot land, and
the d~ep social, economic, and physical ymplication an the
distribution of land ownership and 'n the use ot ltand. Land
is a natural resource, which 1s limited 1n quantity. It 1%
also critical to the existence of humanity, and 15 the base
for all human activities. The waste ot land or 1te
irreversible damage has long term consequences, which makes
public control over 1ts use and management necessary. The use
and value of each plot of land 1s also influenced by
activities on other pieces of land around 1t. Public control
15 therefore necessary, 1n order to reconcile contlicts and
interests in the use of private land.

In almost all countries, the provision of basic services

and infrastructure, such as roads, water, and sewars, 15 the
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responsibility of the pubiic sector. The provision of these
services 15 essential to the economi¢c development of a country
or c1ty (Darin-Drabkin, 1977:278). Control over the 1land
market 15 necessary, 1n order to ensure that the public sector
can acquire the Jland needed for the provision of these
services.

Public 1ntervention and control over the private land
marwket also stems from the disparity and 1nefficiency in the
distribution of land and 1n the allocation of land uses by the
private Jland market. As the United Nations Conference on
Human Settiements (the Habitat Conference) notes:

tand . . . cannot be treated as an ordinary asset,

controlled by individuals and subject to the pressures

and ynefficrencies of the private land market. Private
land ownership 1s also a principal instrument of
accumulation and concentration of wealth and therefore
contributes to social injustice; if unchecked, 1t may
become a majo! obstacle in the planning and
implementation of development schemes. Social justice,
urban renewal and development, the provision of decent
dwellings and healthy condit<ons for the people can only
be achieved 1f land 1s used 1n the 1nterest of society as

a whole (Gertler, 19786:37).

The measures used to achieve the objective of land
policies can generally be classified 1nto three types: direct
public action; fiscal control measures (taxation):; and legal
measures (Dar in-Drabkin, 1977:186). The effectiveness of the
policy measures depends onh a number of factors discussed

below. Housing provides the best physical evidence of the

it et
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effectiveness of the policy measures (McAuslan, 1985:124). An
effective land policy will, according to McAuslan, support
low-income groups and ensure that their land and community
needs are met. The following sectirons outline the four
principal ways in which the public sector intervenes in 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 private land, to ensure equity n
access to land, and to ensure the avarlability of land for the
provision of public services. Control over land ownership
takes several forms. Land ownarship can be controlled through
a redefinition of land ownership rights 1n tenure policies,.
Tenure reform can be used to restrict the rights of private
tand owners 1in order to ensure etficiency 1in the use of land,
and to ensure that it is subject to pubic management. One way
that this is achieved is by making private land subject to
land use regulations and controls., Some countries go further
and completely separate land ownership rights from development
rights, with the public sector controlling the latter.
Another way of restricting land ownership rights 15 by making
private TJland subject to expropriation for public uses.
McAuslan notes that:

Almost all countries have powers of compulsory land

acquisition. In centrally planned economies where urban

land is already owned by the state, governments can

reacquire the use of tand (so called ’resumption’)

(1985:86).
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Expropriation laws specify the method and procedures for
acquiring land, and for determining compensation for the
acquired land., Expropriation laws enable the public sector to
acquire land needed for the provision of public services.

Land ownership can also be controlled by controlling the
pattern of 1land holdings. This 1s usually achieved by
legislation lymiting the amount of land holdings (McAuslan,
1985:33). Examples ot such legistation are found in India,
Nigeria, Bolivia, and Libya,

Another form of control over land ownership i1s achieved
through public or collective ownership of land. This can be
in a local, regronal or national setting. Public ownership of
land enables the public sector to maintain contral over the
use and distribution of Jland. In such a situation, private
users of land acquire rights of use (usufructuary rights), and
not the ownership of tand from the government, The rights
granted by the government do not preclude it from exercising
acts of ownership by granting other rights that do not
conflict with the rights already granted. The Habitat
Conference recommends the public ownership of land as a means
of controlling areas of urban expansion (Gertler, 1978:40).
Land Use Regulation and Control

Land use regulations and controls are used to restrict
the rights of private land holders in the use of land. The
regulations are used protect public interest in the use of
private land. The regulations stem from the need to provide
public amenities, to tncrease the efficiency of land use, to
Fimit urban sprawl and unnecessary encroachment on

agraicultural land, and to achieve economies of scale and
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least-cost production of public services (Courtney, 1983:153).
The regulations are also used to ensure the avairlabitlity of
land to all groups, and to ensure that the benefits of
development go to the community as a whole.

There are numerous wavs through which land use s
controlled and regulated, Land use planning 1s used in the
allocatyon of space for different purposes in a local,
regional, or national setting. Zoning regulations are used to
specify permitted land uses, and to define norms (such as
bulk, height, shape, etc.) for the ditferent land use
categories. Subdivision regulations are used to govern the
parcelling of land for development. The regulations
"prescribe standards for lot sizes and lay-out street
improvements, procedures for dedicating private land for
public purposes, and other requirements in far more detail
than in the zoning plan” (Courtney, 1983:160). Building
regulations are used to 1imit or define the way structures may
be built or altered. They specity standards relating to
materials of construction, and the assembly of buildings. The
land use regulations are enforced through the use of permits
and approvals by public agencies and institutions.

Land vValue and Fiscal Control

Fiscal control measures provide another means for
controlling the use of land. Such measures are also used to
control the value of land, to recoup the cost of pubic
investment in land development, and to recapture unearned
increments resulting from increases in land value.

A principal objective of land policy 1s to ensure that

land is transferred at a just and fair value affordable to all
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income groups. The value of Tand is determined by the value
of goods and services that can be produced on it. This value,
as Nowlan observes, 1s not determined by the present use of
land but by the potential use that could generate the highest
value (1977:14). Both the potential use and the highest value
of land are determined by two major factors: first 1s the
level ot demand for 1t, which 1s mostly a product of changes
1n urban population and the locational characteristic of 1and,
and secondly by public actions such as the provision of
services and infrastructure or changes 1n the intensity of
ltand use, which influences the economic, social, and cultural
value of the land.

The relatyonship of land values to planning policy stems
from the tact that the actions that produce the highest land
values are incidental and therefore unearned by land owners.
The resulting high land values, 1f left unchecked, encourage
the use of land for speculation, and affects the ordered
developments of settliements. It also contribute to the
creation of disparities 1n income distribution. Tax measures
are used to recapture the land value increments, so that land
develooment contributes to public revenue (Courtney,
1983:154). The Habitat Conference recommends that the

unearned 1ncrements resulting from the rise in land value

resulting from change 1n use of land, from public
investment or decision or due to the general growth of
the community must be subject to appropriate recapture by
public bodies (the community), unless the situation calls
for other additional measures such as new patterns of

ownership, the general acquisition of land by public




bodies. (Gertler,1978:39)

Apart from unearned i1ncrements, other tax measures can
also be used to menalize the use of land for speculation,
thereby influencing its supply and controlling 1ts value. Tax
measures can also be used to control the use ot land, by using
taxes as incentives for a desired course of land use action,
and as a penalty for undesired courses of action. Some ot the
common taxes applied include s1te value taxation, vacant land
taxatyon, capital gains taxatiron, betterment levies, and the
sale of development rights,

Direct Public Participation

The public sector can 'mprove the equity and etficaiency
inthe allocation and use of land by participating directly in
the 1land market. Direct public participation 1s also
essenti1al to ensure the availability of land for the provision
of public services. Direct participation may be in the form
of the provision of basic services. Government wusually
provides such services as roads, sewers and water lines, and
treatment facilities. Some governments go farther n
provaiding secondary services such as health centres,
hospitals, and community facilities. The provision of these
services can be used to make the areas more accessible and
attractive for development. This enables control over the
pattern of land development.

Government may also participate directiy 1n the market
through both the assembly and servicing of land, and in 11ts
supply for development. The assembly of land can be for a
spec1fic purpose or, as 1in land banking, to acquire land 1n

areas of urban expansion so as to maintain effective control
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over developments. The participation of public bodies in land
assembly and development is viewed as essential, in order to
ensure equitable access to land and effective control over
development (SCBR, 1983:33). The acquisition of land for
public land development programmes can be done either through
participation in the private land market, or by the use of
compulsory powers of acquisition. In some countries such as
France and Sweden, legislation exists which compels land
owners to notify the government of any intention to sell
private land. The government then has the option of
purchasing it.

Another means of direct participation by the public
sector in the land market is through mixed public and private
development programmes. Land pooling and land readjustments

are examples of such participation. In land pooling, a
public authority acquires an area with many plots and many
owners, consolidates and develops the holding and eventually
reallocates the land in demarcated and serviced plots to its
former owners in proportion to their original holdings”
(McAuslan, 1985:89). The cost of and returns on the
investment are shared between the land owners and the public
body. Sometimes, the public body gets a part of the land as
its return,

Direct public participation may also take the form of
urban renewal activities. In wurban renewal, existing
developments--usually derelict buildings, inadequate housing,
or informal settlements--are removed from land, and the site

is prepared for new uses. The renewal activities are, in most

cases, undertaken in combination with resettlement programmes
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to rehouse those affected by the developments. Urban renewal
activities can be used to 1ncrease efficiency 1n the
utilization of land.

1.24 Factors influencing the Effectiveness ot Urban Land

Policy Measures

Dunkerley (1983), McAusian (1985), and Darin-Drabkin
(1977) have examined some of the factors that influence the
effectiveness of urban land policy measures. The following
sections outliine some of these factors. The problems
associated with land policies 1n developing countries are also
pointed out 1n the appropriate places.

Land Management Framework

The framework established for the management of land is
probably the most 1mportant factor in the successful
formulation and i1mplementation of land policies. lLand s
usually administered by a group ot government departments,
ministries, autonomous or semi autonomous government agencies,
with each overseeing a specific aspect of land management.
Some common aspects overseen by the agencies i1nclude the
distribution of land rights, the regulation and monitoring of
market processes, publiic lands, development planning and
control, technical standards, and fiscal matters (Yahya,
1983:78).

The adegquacy and effectiveness of a land management
system affects the abiriity to ymplement all aspects of an
urban land policy, and the achievement of the desired policy
objectives. It affects the ability to plan and requiate the
use of land, the ability to enforce regulations, and the

ability of the public sector to successfully participate
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directiy 1n the land market. The effectiveness of a land
management system 1s a reflection of the collective
effectiveness of the individual institutions overseeing the
different aspects of land management. Among the factors that
improve the eftectiveness of !'ana management institutions are:
the avariabirlity of definite and unified policy guidance: the
clear definition of insti1tutional respcnsibilities; the degree
of coordination between the different institutions; the
capacity of the institutions 1n terms of manpower, resources,
and equipments; the availability of adequate 1nformation on
Jand; and the level of decentralization i1n decision making
(McAuslan, 1985:112; SCBR, 1983:25-29).

Yahya has identi1fied some speci1fic problems faced by land
management institutions N most developing countries
(1983:81). The problems 1nclude: a general lack of policy
guidance; overcentralization of decision making; inadeqguate
planning and programming capability; inadequate data sources;
manpower problems; 11hsufficient resources; 11ntra agency
conflacts; and political interference 1n land management.
Appropriateness of The Policy Measures

Different countries and urban areas have different
social, economic, poltitical, and historical backgrounds. The
etfectiveness of land policy measures i5 determined by the
appropriateness of the policy measures within the context of
these backgrounds. As Dunkerley notes:

The wide variety of control systems reflect the varied

development of social systems and ethics. In

consequence, what is appropriate and works to the best

public advantage 11n one c¢ity generally cannot be
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transferred with similar results to another city, even
within the same country (1983:30).

Inappropriate land policies could be counter productive,
and hinder the achyevement ot policy ob)ect1ves.3 In
developing countries, i1nappropriate land policy measures are
generally identitied as major contributors to the 1nabirlity of
ensuvring the adequate suppty of land 1n urban areas. Land use
regulations and control measures, for example, are reported by
the Wworld Bank to be a complete fairlure 1n most of the
countries (McAustan, 1985:64). The tai1lure ot these measures
stem from the use of foreign and inappropriate instruments and
models of control, which bear no relevance to the prevailing
rapid rate of urbanyzation and 1imited administrative capacity
in the developing countries. Building codes are also another
example of 1napproprirate 1nstruments of control in developing
countries. Dunkerley points out that, they "have often been
derived from codes in the developed world. They are generally
out of cate and 11nappropriate, not taking full account of
local materials and above all, of the standards that be
generally afforded” (1983:33).

Coordination of policy measures

The vast array of policy measures used to achieve the
interrelated and sometimes conflicting objectives of land
policies create side effects due to interrelationships which
could be counter-productive to the achievement ot the policy
ob)ect1ves.‘ The effectiveness of land policy measures, as
Darin-Drabkin notes,

depends to a great extent on the coordination of policy

measures in order to minimise the si1de effects due to the
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interrelationship between different poiicy measures. The
results achieved by a particular policy measure is a
tfunction not only of 1ts efficient implementation, but
also the result of the effects provided by other,
different measures (1977:185).
Availability of Information
The avairlability of adequate information on land is a
necessary prerequisite for the effective implementation of
most land policy measures. As Rivkin points out:
Even the most unsophisticated and rudimentary effort to
establish positive control requires information. At the
very minimum, it s necessary to have records of existing
land use, development density, and ownership, along with
accurate information on sorl characteristics, the
Tocati1on and capaci1ty of existing utilities and services,
and so on. For planning purposes, 1nformation on
economic and social characteristics of the population and
1ts activities are essentyral (1983:176).
The avairlability of adequate 1nformation determines the
ability to control land ownership, control and regulate the
use of land, and the abi1lity to develop an effective taxation
system. It also affects the ability to acguire land for
public uses. The lack ot information on Yand ownership is one
ot the major problems hindering effective control over
development, and the vreation of an effective taxation system
in most developing countries (McAuslan, 1985:101).
Allocation of Adequate Resources
The 1mplementation of wurban 1land policy programmes

usually requires large financial resources, especially if the
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intention of the pubiic sector 1s to intervene 1n the land
market on a large scale. Financial resources are required to
fund land-assembly programmes, provide services and
infrastructure, 1mplement land use plans, and ensure the
availability of adequate 1nstirtutional frameworks in terms of
manpower and adequate operating eguipments. The ability of
the public sector to generate the necessary resources affects
the outcomes of the 1mplementation of land policy measures
(Darin-Drabkin, 1977:185).

Administrative System

The outcome in the impliementation of land policy measures
1s also influenced by the level of harmony between the
different Jlevels of governments 1n the application c¢of the
policy measures, and by the political and administrative
framework within which the measures operate (Daryn-Drabkiin,
1977:185; McAuslan, 1985:77). Conflicts between the ditferent
levels of governments may hamper the effective impliementation
of land policy measures. The effectiveness of the policy
measures also reflects the ettectiveness ot the admimistrative
system behind the policies, and the politircal philosophy of
the state in which the policy measures operate. Where there
is an efficient administrative system, and there is both an
obligation on the part of the citirzenry to obey regulations
and a state wirlling to enforce them, then there 1s a tendency
for the policy measures to be effective.

Ltand policy measures are also subject to subversive
pressures from powerful political 1nterests, Dunkerley points
out that "the efficient 1mplementation of controls on urban

land depends not only on 1nstitutional capacity and political
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will, but also on the strength of the counterva:iing pressures
and the account taken of them 11n the control system”
(1983:31).

A major problem tacing most developing countries in the
implementat 1on of tand policies is the ineffectiveness of
therr administrative systems, Most of the countries have
bureaucracies that are 1nefficirent, sometimes corrupt and
lacking 1n soct1al discipline (McAuslan, 1985:77). These traits
are reflected 'n the mplementation of land policy measures.E

Another aspect associated with the failure of the land
policies tn developing countries stems from the fundamental
structure of their societies. McAuslan points out that the
developing countries tend to be what has been referred to as
"soft states ' --states 1n which national governments require
extraordinarily l1ittle of their cityizens, and in which even
those obligations that exi1st are inadequately enforced
(1985:77).

1.24 Strategies for Improving Urban Land Delivery

Comprehensive strategies for improving urban land supply
and 1ts delivery to low income groups 1n developing countries
have been put forward by SCBR (1983), Angels et. al. (1983),
and Doebele (1987). The strategies fall 1nto three broad
categories: direct action, 1mproved interaction between the
public and the private sector, and a more efficient management
of the existing land resources. An outline of their
suggestions are presented below,

Direct Public Action
Participation 1n aggressive programmes of land assembly

and servicing. An 1mportant step toward improving land

SN2 e T dand st
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delivery 1s for government to recognize that the ultimate hey
to solving housing problems 1s to 1ncrease, as rapidly as
possible, the total supply of land accessible to low-income
households. There should be a shitt 1n the emphasis of
housing policies from shelter ptovision to land delivery, with
the publc sector participating both n aggtessive,
continuous, and 1nstitutionalized programmes of tand assembly
and 1n the expansion of 1nfrastructure to substantially
increase the amount of new land ¢oming into the market.

Improved methods of cost recovery. Public participation
in land delivery reguires the availab:iiity of adequate
financial resources. Improved methods of cost recovery, such
as the el1mination of subsidy in land atlocation, the recovery
of the cost of supplying publi1c sertvices, and the recapture ot
unearned increments, will enable governments to generate the
needed re<«ources.

Prevention of the destruction of informal settlements.
The destruction of existing informal settlements contributes
to worsening rather than 1mproving the land and housing
situation of the poor. The access of low-1ncome groups to
land can be improved by programmes of upgrading and tenure
legalization. This keeps low-income households near known
sources of employment, while facilitating the physical
improvements of their housing and communities.

Better legislation for compulsory acquisition. The
participation of the public sector 1n Jland assembly and
development is viewed as critical and 1nevitabhle in the bid to
improve both the supply of land and access to 1t. Governments

can strengthen their ability to participate by enacting more
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appropriate and easi1ly applicable expropriation legislation,
which 1ncludes expropriation of land for low-income housing.

Appropriation of surplus public land for development.
Public bodies sometimes hold vast amounts of vacant land,
which 15 not available for planning or allocation. The supply
ot land can be 1ncreased by taking an i1nventory of all the
land held by public bodies and corporations, and releasing
surplus public land or under-utilized land for residential
development .

Improved Interaction Between the Public and Frivate Sectors

Understanding and supporting informal systems. Informal
systems of land acquisition development are yet to be properly
studied and understood. Encouraging more studies of the
informal system of land acquisition will enable publac
ptogrammes to be desighed to facilitate and encourage the
process, This can be done with the objective of harnessing
the best qualities of inftormal systems, while Timiting their
less desirable qualities.

Joint public and private developments. Participating in
1011t public and private developments, such as land pooling or
land readjustment schemes, can enable public bodies to acquire
tand, which could be supplied for residential development.

Encouraging private sector developments. The supply of
land for JTow-income housing can be i1ncreased by using tax
incentives to stimulate large private sector developers to
patticipate 1n the development of land for housing. l.arge
privale sector developments can also be made contingent on the
supply of land for Tow-income housing.

Cooperative land development. Groups of low-income
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households can be organized to settle on undeveloped land, and
to gradually develop 1t 1nto a settlement. Services and
infrastructures can be extended to the settlements according
to the availability of resources. Community organizations can
also be encouraged to participate 1in the provision ot services
and infrastructure.

More Efficient Management of Existing Supply

Appropriate standards. Inappropriate subdivision
standards lead to inefticiency of land use, encourage the
sprawl of urban areas, and 11mit the effective utilization of
public services and I1nfrastructure. High standards of
infrastructure provision increase the cost of land
development, thereby 1limiting supply. High standards n
building codes also encourage 11legal developments, and
inefficiency 1n land use. The formulation of more appropriate
subdivision and 'nfrastructure standards, and more appropriate
building codes, w11l increase land supply by ensuring the
effective use of existing resources.

Use of community 1initiatives. The use of community
organizations and ini1tiatives can facilitate public programmes
of land delivery, thereby creating substantial savings 1n time
and funds. This can quicken the pace of public land supply
programmes, and ensure the protection of public 1nvestments.
The use of such organizations can also 1mprove the efficrency

in land management by public bodies.




NOTES.

1. The population data were derived from two sources: figures up to
1350 were derived from United Nations figures compiied by Hauser et
al. 1n Hauser et. al. (ed.) (1982). Figures for 1950 and beyond
were derived trom the United Nations (1988).

¢. Housing, according to Chatterjee (1981:6), has the capacity to
provide access to services, generate employment and income, induce
savings, 1ncrease productivity, and create room for socral and
econaomic mobility.

3. For example, high standards in the reguiation and control of
Tand use will 1ncrease the cost of land development and restrict
the supply of land. Thus where land is inadequate in supply, or the
pubic sector unable to bear the burden of the additional cost, such
standards wil)l be 1nappropriate.

4. Among the side effects, for example, are the effects of tenure
policies on the abi1lity ot the public sector to acquire land for
the provision of services, and the pressure for the subversion of
land use control measures created by acute land shortages.

5. An exampie of the effect of administrative systems on the
implementation ot land policires is found vn public 1and allocation.
McAusian (19385:77) has observed that, "Bureaucratic incompetence is
often joined by corruption which 1n effect turns public (land)
allocation (1n developing countries) into market allocation. The
highest payer gets the choicest land."
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CHAPTER TWO

LAND POLICIES AND PRACTICES IN KANO

This chapter reviews the land policies and practices in
the study area. It is divided into two sections. The first
section introduces the study ares, while the second section
reviews the land polices and practices.

2.10 KANO: A CONTEXTUAL INTRODUCTION
2.11 Settiement Bistory

Kano is the capital city of Kano state, one of the 30
states of the Nigerian federation. It is the primary city in
Northern Nigeria and the third largest city in the country.
Kano was founded in the 10th century by luauda.' who
established the "Habe" ruling (lynnty.z

By the mid-16th contury’. Kano was regarded as "one of
the three main towns in Africa on a par with Fez and Cairo"
(Last, 1983:68). By the 19th century, the city had become
established as a centre for commerce and craft manufacture and
was the busiest and wealthiest market in West Africa. One of
the city's products, Kano beaten and dyed cloth, was estimated
to clothemore than heif the population of the central and
eastern Sudan as late as 1890 (Johnson, 1983:141). Another
product, Tanned and dyed skin, was held in 1870 to account for
an export of about £48,000 from Kano (Johnson, 1983:136).

The islamic religion was introduced into the city between
1359 and 1385 A.D. A stockade was erected around the city
between the 12th and the 14th century. In the 15th century,
the stockade was expanded to almost its present size, and the
materials of construction changed to mud dricks. Purther
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b expansion were made to the city wall in the 16th and 17th
h centuries (See Figure 6).

Following the competition for areas of trade by western
colonial powers in the 19th century and the Berlin conference
of 1886, Kano, along with the rest of Northern Nigeria, became

) a British protectorate under the Royal Niger Company. In
E 1903, Kano came under direct British rule as a result of the

decision to extend direct colonial administrative control over

T

the region. In 1914, the Northern region was amalgamated 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 changes to the structure of the
country.

tes Clapperton (196 6) estimated the population of the city in 1824

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

the colonial administration in 1911 estimated the population

of the urban area at 39.369. Table 1 shows estimates of
Kano’s population between 1824 and 1984. The figures between
1911 and 1963 are based on census figures. The figures after
this period are, because of the lack of any census estimates,
based on projections. The rate of population growth in the
city was estimated at less than 2.5 percent per year before
1950, and at about 2.5 percent per year during the 1950s. 1t
rose to 4.6 percent per year between 1963 and 1968, jumped to

8.1 percent per year between 1968 and 1973, and further

increased to 10 percent per year for the remainder of the
decade (Frishman, 1988:106). In 1985, Kano was "identified as
among the fastest growing towns in the country” (KSUDB, 1985:36).
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Table 1
Urban Population estimates in Kano (1824-1984)

Sources (Frishman, 1977:216; Year Popu lation
Travallionq ]962:89 1824 30’000_
Onibokun, 1989:78) 40,000
1911 9,308
*Show figures that were 39.3¢0
. X 1921 49,938
derived from population
1931 80,162
projections.
1952 127,000
1962 250,000 _4
1982 1,000,000»
1984 1,653,000»

By the late seventies, unemployment had become a major
problem in the Kano urban area. A report by KSUDB showed that
during the period 1977 to 1978, only a third of the wurban
population were engaged in any gainful employment (1980:44).
About two-thirds of the total number of those employcd were
engaged in self-employment, or more appropriately
underemployment, in such informal sector activities as
trading, driving, truck pushing, and other private businesses,
or in small scale farming activities. A survey in the urban
area in 1986 showed widespread poverty, with 80 percent of the

sample earning below the 125 Naira per month minimum wage

(Maruf, 1986:70).
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2.12 Settlement Growth and the Introduction of Land and
Settliement Development policies

The foundation for the existing structure of Kano and the
existing land policies in the city was laid during the
colonial administrative period (1903-1960). The foundation
for the structure of the city was laid with the adoption of
the colonial policy of indirect rule' and the introduction of
the concept of spatial segregation of ethnic and racial
groups. The first British administrative station was
established at Nassarawa outside and to the east of the walled
city. This marked the beginning of the expansion of Kano
outside the traditional walled city.

The 1904 Annual Report of Northern Nigeria prcvided the
first suggestions for controlling the spatial structure of
colonial cities in Northern Nigeria. The report put forward
suggestions for the selection of British administrative
stations based on health considerations. In Kano the
application of the suggestions led to the movement of the
administrative station from Nassarawa to Bompai. The two were
later merged. and evolved as an exclusive European settlement
known as the Government Residential Area.

The establishment of the colonial administrative centre
resulted ina gradual increase in migration to Kano. This was
motivited by the demand for skilled and unskilled labour
neceded to man the services provided by the colonial
government. and the demand for labour resulting from the
increase in commercial activities in the city. The colonial
administration adopted a policy of establishing new

settlements and of ¢expanding the existing ones to accommodate
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the increase 1n demand for land and housing resulting from the
increase in migration. A new settlement called Sabon Gari
(Hausa for "new town") was established in 1913 as a settlement
for people from the southern part of the country. Fagge., a
camel station established in the {Sth century, was also
expanded and developed as a settlement for the growing number
of Arab and Lebanese traders. 1In 1932, Gwammaja was developed
as an experimental! settlement for migrants inside the walled
city. Tudun Wada was developed in 1940 as a settlement for
Hausa migrants. and for soldiers returning from the Second
World war. Gwagwarwa, a small village outside and to the
northeast of the walled city, was incorporated into the urban
area in 1953, and developed as a mixced residential area for
Heusa migrants and migrants from the southern part of the
country.

in order to rationalize their scttlement rights, the
British colonial administrators undertook an examination of
the land tenure system in the region during the early period
of the colonial administration. This resulted 1n the
enactment of the Land and Native Right ordinance of 1910,
which effectively nationalized the land in the region. The
ordinance 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 is situated be

respected in the exercise of these powers5

(Elias, 1962:37).
Because of the indirect system 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 all the other areas for the
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governor, and native occupiers were allowed to continue with
their customary land holdings and practices.

Tenure forms developed in the different areas of the city
reflecting the administrative arrangement for managing land.
In the old city, Fagge, and the surrounding areas. land was
granted by the emir, with no rent charged for it. The land
was held in perpetuity and was only available to natives. In
Sabon Gari, Gwargwarwa and the other non-native African
settlements, a nominal rent was charged for land, and long-
term Jleases ran up to 20 years. Minimum improvements were
required and plots could be held by both natives and non-
natives. The land was allocated on a "first come, first
serve” basis. In the British township, a substantial rent was
charged, and terms ran up to 99 years. Minimum improvements
were obligatory and any qualified occupant could occupy the
plots,

By 191§, the basic structure ot the urban area had become
established: a traditional native sector (the old city. Fagge,
and the surrounding rural areas), an African non-native sector
(Sabon Gari), an Arab sector (Fagge ta Kudu). and a European
sector (the government residential areas at Nassarawa and
Bompai. and the arca around the railway station). Frishman
reports that:

the indigenous population were left to their customary

laws and lifestyle, and protected from newcomers. The non

natives (the Europeans, Arabs, and other Africans) were
to live in a separate area (Known as Waje in Hausa).
under modified British laws and directly under British

control (1977:101; see figures 7&8).
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The area under British control emerged as the only area
subject to the application of the western form of planning and
land use controls.

In 1923, a memorandum on "Segregation and Town Planning”
prepared by Dr. Rice in 1921 was passed to the administrators
of Northern Nigeria. This contained the first regulations for
controlling the structure of the urban area. The
recommendations called for a township separated from the
native city, which was further divided into purely residential
areas and a mixed-use area. The memorandum recommended a
building-free zone of at least 440 yards between the different
residential areas and betwcen the residential areas and the
native city.

Following the Rice recommendations, a layout was prepared
for Kano in 1927 that fixed the characteristics of the urban
area. This structure was composed of a central business arca
next to the railway station, which could be expanded
northward, a European residential area with plenty of room foi
expansion. a Syrian area next to the railway line, which could
be expanded southward, and the non-native African settlement,
which could be expanded to the north and west. These areas
were separated from each other and from the walled city by a
building-free zone (See figure 7). In 1940, congestion in
certain areas of the city led to the introduction of building
regulations. The regulations limited the level of plot
occupancy, and specified standards of building matcrials and
construction. In 1946, the Town and Country Planning Law was
enacted as a framework for guiding the rapid growth 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 building-free
zone necessary. The increase in the rate of population growth
had pushed up the demand for land due to the rapid expansion
of the urban area. Between 1952 and 1956, the concept was
abandoned when layouts were made in the building-free zones.
In 1956, the Town Planning Ofticer of the city called for a
long-term plan that should cover the entire city including the
walled city, in order to guide its development (Frishman,
1977:155). The rapid expansion of the city was drawing all
the residential areas together. The long-term plan was not,
however, prepared until 1963. when institutions were also
created to coordinate and regulate the allocation and use of
land in the urban area. The same institutions with minor
modifications still form the bedrock of the existing land
management system in the cily.

By 1960 when Nigeria became independent. Kano had
developed into one of the largest urban areas 1n the country.
Figure 8 shows the spatial development of the scttiement from
its establishment until 1985. Subseguent developments in the
city have produced a more homogenous urbanm structure, In
recent years, developments tend to be concentrated
increasingly along the urban periphery and on the major roads
leaving the wurban area. More rural land is also being
converted into wurban uses. Figure 9 shows an aerial
photograph of the western part of the urban area. Despite the
homogenization of the urban area, the major residential areas
have retained distinct characteristics related to their ethnic

composition and housing conditions, or income levels. ‘Table




43

Pre- t1Sth Century

||

Bl 'Sth - 19th century
E=El 1900 - 1960

W 1960 - 1985

|

Jxm.

Figure 9
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‘H
Gross Net Ave. No of | No of
Density | Density | Comp. | Pers. Pers.
Pers. Pers. Pop. per per
per Ha. per Ha. Comp. Rm,
wal led 260-710 447 - 10 5.2 1.92
r_(:_i_l_y 1000
Fagge 517 1218 13.32 1 §.7 2.3
_§§2Q2~Garl 464 780 37.7 14.2 2.7
Tudun Wada | 452 992 11.3 5.7 2
e
Gwagwarwa 590 890 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 housing situation in the city is characterized by
scrious housing shortages. Studies in 1963, 1972, and 1989
have, according to Frishman (1988:115), shown a housing
deficit of 8000, 18740, and 17600 respectively. Housing
provision is projected to have increased at 3.6 percent per
year from 1963 to 1980, while the population increased at 7.9
percent  per vear. With the exception of the Government
Residential Arcas and the recently-developed public housing
cstates, almost all the residential areas are characterized by
inadequate vehicular and pedestrian access networks, an

ineffective drainage system, a poor sanitary and refuse

collection system, and a lack of fire protection and other
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community facilities (Aboesh, 1982:70; Musa, 1987:25),
2.20 LAND POLICIES AND PRACTICES IN KANO
2.21 Policy Framework for Land Ownership and Management

The focus of the existing land policies in Kano is on the
public ownership and allocation of land, and the control and
regulation of land use. The framework for land management s
established by two laws: the Land Use Decree of 1978, and the
Town and Country Planning Law of 1946. The lLand Use Decrcee's
objective is the protection of the right of all Nigerians to
use and enjoy land. while the objectives of the Town and
Country Planning law are to control the development and use of
land in planning areas, and to preserve buildings or other
objects of architectural, historic or artistic interest.
1978 Land Use Decree

The lLand Use Decree is closely modelled atter the 1910
Land and Native right ordinance of Northern Nigeria. The
decree vests all land within the territory of each state in
the governor of the state. it also vests the control and
management of land in the urban areas in the governor. The
control and management of land in the rural areas was vested
in the local government within the area of )jurisdiction in
which the land is situated. The decree provides for  the
establishment of a land use allocation committcee, which 1s to
advise the governor on any matters connected with the
management of land, including the resettlement of persons
affected by revocations of rights of occupancy and disputes
concerning compensation for land. There was also a piovision
in the decree for the setting up of a land allocation advisory

committee to advise local governments on similar matters in
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connection with rural land.

Other powers conferred on the governor by the decree
include the right to designate urban areas. to grant statutory
rights of occupancy to eny person for all purposes (not
cxceeding halt a hectare to individuals). to demand rent for
land granted to any person. to revise such rents from time to
time, and Lo impose penal rent for the breach of any covenant
in a certificate of occupancy. Local governments are also
authorized to grant land for agricultural, residential and
other purposces on a customary basis.

The decree empowers the governor to acquire land for
overriding public interests, with the injunction that
compensal ion be paid to those whose rights and interest in
land are disturbed by such measures. The decree, in similar
fashion with the Land and Native rights ordinance, also
declarcs the alienation of land by assignment, mortgage,
transfer of possession, sublease, or in any other form illegal
vithout the consent of the governor.

3.12 Town and Country Planning Law

The Town and Country Planning Law, first enacted in 1946.
is closely modelled after the English Town and Country
Planning Act of 1932 (McCoubrey, 1988:381). 1t has since its
enactment been the object of several minor modi fications, the
last being by Edict Number 7 of 1972,

The principle of land use regulation in the legislation
is based on the designation of a planning area. and the
preparation and approval of a planning scheme according to
specified procedures. Before the coming into effect of a

planning scheme. the law empowers the governor to enact a
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general or specific interim development order to guide
development in 8 designated planmming area. The law specifies
that no development may take place in a planning area except
according to an approved scheme. or an i1nterim development
permission.

To oversee the planning and rcegulation of land use in the
planning areas, the Town and Country Planning Law provides for
the establishment of planning authorities for one or more of
the planning arcas. The planning authorities are empowered to
purchase land in designated planning areas either compulsorily
or by agreement, to charge betterment levies (of up to 75
percent of the increase in land value) on landowners as a
result of increase in land value resulting from the action of
the authorities, and to levy planning rates in ei ther part or
all of a planning area. The authorities are also empowcred to
provide housing to low-income gproups who are displaced in the
execution of any scheme under the provision of the
legislation. The 1972 amendment to the legislatron gives the
authorities power to requirce any person to remove or pull down
any building or work in aay planning arca, which has not been
executed according to an approved scheme or an interim
development permission., Where there is a failure to comply,
the planning authorities are empowered to execute the removals
and to recover the cost of doing it.

2.22 Land Management and lLand Use Regulation and Control

Practices
Institutional rramework for Land Management

Two agencies are responsible for the management of land

and the control and regulation of land use in Kano. The Land
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and Survey Division, an administrative arm of the governor’s
of fice, performs the functions of land managemcnt provided for
by the 1978 Land Use Decrec for the governor. The Kano State
Urban Planning and Environmental Protection Agency is
constituted as a planning authority for Kano State under the
provisions of the Town and Country Planning Law.

t.and and Survey Division

The lLand and Survey Division was created in 1967, under
the Ministry of Works and Surveys. The division took over the
responsibility of land management from the Native Land oOffice,
then under the Kano Native Authority. A land registry was
opened 1n the division in 1968, In 197§, a political
reorgani zation led to the elevation of the division into the
Ministry of Land and Survey (KS$G,19849:3), and another
reorgani zation in 1983 led to the transfer of the functions of
the ministry to the governor'’'s office as a division.

The division is divided into four sections: the
administrative section. the land department, the survey
department and the town planning department, under the
supcrvision of a permanent secretary. The duties of the
div ision include;

a) Land assembly and the payment of land compensations.

b) Processing apptlticat ions for matters related to land

inc luding allocation. permission for alienation,

valuation of property, transier of land grant, land
regrant. land subdivision. lease. and change of use.

¢) Collection of land ients.

d) Neeping a register of tand ownership.

The acency usually publ ishes a handbook. which spells out
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its duties in relation to land and the procedures applying to
any land matter that is within its jurisdiction. The handbook
also provides information on the currently applicable land
rents. Land development is usually undertaken by the agency
in response to a request froma specific large land developer
or because of pressure or demand from the public. The funds
for land developments are provided by the state government.
Land is allocated by the agency on a 99-year leasehold basis,
with a two year limit for effective development when at least
JO to 40 per cent of the value of the development must have
been completed. Other covenants attached to land grants are
specified in a certificate of occupancy issued by the division
as a symbol of rights over a particular piece of land (see
appendix 1| for a sample). The subdivision of land for
allocation is carried out by the planning agency.

Urban Planning and Environmental Protection Agency

The Greater Kano Planning Authority, established in 1962,
was the first planning authority for the Kano metropolitan
area under the Town and Country Planning Legislation. The
performance of the Agency was handicapped because of the lack
of an enabling legislation to back its existence. 1In 1976,
the situation was corrected with the enactment of the Kano
State Urban Development Board Edict No S of 1976, establishing
the Kano State Urban Development Board. The edict. following
the provisions of the Town and Country Planning Law, empowered
the Board to perform the functions of a planning authority for
all the urban areas in the state (Mousa-Booth, 1987:167). A
review of planning legislation in the state in 1979 by a

United Nations consultant, Prof. J. W. P. McAusian resulted in
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the necd for a review of the edict. This exercise was carried
out in 1989, and led to the renaming of the board with the
cnactment of the kano State Urban Planning and Environmental
Protection Agency kdict (14Y89),

The duticvs of the planning agency specified in section 17
to 19 of the edict include:

a) the preparation and review of land development plans;

b) the control of the development and use of land in all

urban areas;

¢) the ensurance of an effective and continuous

sanitation as well as general cleanliness of the state;

d) the administration of any laws controlling and

regulating the construction of any building:

¢) the preservation of buildings or other objects of

architectural, historic, and artistic 1nterest and

brauty;

f) the design and provision of industrial, commercial and

1esidential layouts;

g) the planning, design and provision of its own housing

estates;

h) the provision and maintenance of proper infrastructure

for urban development in the state;

i) the carrying into effect of any approved scheme in

respect of urban areas: and

J) the performance of all other acts that may appear

necessary for the purpose of its functions.

The agency is empowered by the edict to, among other
things, construct and maintain roads, bridges, culverts,

drains, sewers. dams and other works: to operate its own bank

R A S g
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account, with the governor's approval to borrow money and
issue debentures and provide other secuiities in respect of
loans;: and to collect revenue for its services. The edict
also empowers the planning agency to request the removal of
unauthorized structures or structures built in contravention
of the board's regulations, and, in cases of default, allows
the agency to effect the removals.

The Planning Agency is divided into five sections headed
by a general manager (Mousa-Booth, 1987:1068). The
Administrative and Account sections are responsibie for
general administration and the financial matters of the board
respectively. The Aichitectural section is responsible for
building-plan approval, building-control activities, jayoul
design. and contract administration. The Engincering scction
is responsible for survey works, and tor all civil,
mechanical, and electrical engincering woit ks carried out by
the board. ‘The town planning dgepartment is responsible for
planning permission, master-plan preparation. lavout desipn
and research.

The board, with a staff of about 350 in 1990, was
responsible for the management of 29 urban arcas including the
Kano metropolitan area, which is by far the largest. By 1930
the agency or its predecessors had prepared or caused to be
prepared 14 master plans 1ncluding two for metropolitan Kano.
It had by 1987 also piepared more than 250 layouts for both
commercial, industrial, and residential uses, with moie than
70 percent of the layouts in metropolitan Kano.
l.Land Allocation and Land Use Regulation and Control Practices

Land use planning and development control derived from
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the provisions of the Town and Country Planning Law and the
1989 Edict arce the two predominant iastruments used in the
icgulation and control of land usc in the Kano urban area.
lLand Use Planning

Two Lypes ol schemes. master plans and lay-outs scheme,
have c¢voalved as major instruments of land use regulation from
the application of the Town and Country Planning Law
(Odunlami, 1989:43). The master plans often cover extensive
areas, setting out the broad principles of land use and
development  and may cover either areas already under
deve lopment, or undeveloped land. The layouts are often drawn
at neighbourhood levels within the context of the master
plans. The Jayouts are moie detailed and specific on the
development and use of each piece of land.

The tirst master plan prepared ftor the urban area was
initiated by the Gicater kano Planning Authority and prepared
by a fiim of British consultants under the leadership of A. W.
Travaltlion. Based on a projected population of one million by
the end of the plan period in 1982, the plan estimated the
future tand nceds at twice the size of the city’s built up
area., The plan identi1fied the southern part of the city as
the most suitable for expansion, and proposed a scheme based
on development rather than redevelopment. The scheme proposed
a  breakdown of the wurban area into a hierarchyv of
neighbourhood groups to enable the most economic provision of
public and social facilities. The urban area was broken down
into five sectors. tach sector was composed of what the plan
designated as Group 3 units, kach Group 3 unit is made up of

four Scctor 2 units. lhe Sector 2 units are made up of six or
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seven Sectcr | units (See fig. 11). The plan proposed a
unification of development control in Kano under the Greater
Kano Planning Authority.

Though the ‘Travallion plan to some extent guided
development in the city. McAuslan repoits that there is no
evidence to show that it was ever approved in line with the
requirements of the Town and Country planning legislation
{1979:12). A review of the plan was initiated in 1976 but was
later shelved in favour of preparing a new land use master
plan. This was undertaken by the Planning Department of the
Urban Development Board and resulted in the production of the
Metropolitan Kano Master Plan (1980-2000 AD). The plan
identified the increase in density and the uncontrolled growth
of the settlement as the major problems facing the uiban area.
Based on a projected population growth rate of 3 to § percent,
the plan projected the population of the urban area at bhetween
the 1.5 and 2.2 million people by the end of the plan period
in the year 2000. The plan projected the land requirement of
the urban area at between 10,000 and 20,000 hectares of Jand,
based on a projected density of 300 persons per hectare by the
end of the plan period. To harness the existing lineal growth
of the settlement along the major town outlets roads, the plan
proposed a lineal system of design as the main idea (o
development of the urban area, while advocating the use of a
hexagonal pattern as the subsystem of the main design system
Starting from the existing built up arcas. the plan proposcd
two axis of growth for the urban area: the ftirst toward the
southwest along the Zaria-Kaduna joad and the second to the

northeast along Mallam Madori-Hade jia road. ‘The hexagonal
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subsystem was designed as a function of the walking distance
between neighbourhoods (see fig. 12).

Eighty-four residential layouts have so far also been
prepared for the urban area, providing a total of almost
40,000 low- to high-density plots. Among Lthe layouts are
Tarauni., Dauarawa, Kawaje. and the Airport Road lavout,
Development Control

The Town and Country planning legislation definces
development as any building, or rebuilding operations and any
use of land or any building thereon for a purpose which is
diffcrent from the purpose for which the land or building was
Jast being used. Both the Town and Country Planning law and
the Urban Planning and Environmental Protection Agency kdict
require developers to obtain approvals for development
activities. The Town and Country Planning Law specifies that
development activities must be according to an approved land
use scheme or a general development order. The Urban Planning
and knvironmental Protection Agency, as the planning authority
for the state, has the responsibility of controlling
developments and enforcing land use regulations. In practice,
the regulations and control measurcs are administered in
sequence with the land development process.

Three principal forms of contiols are used in Kano. The
first form of contro}l is exercised by the grant of planning
permissionduring the land allocation process. This aspect of
control is, according to the planning agency, used to assess
individual minor and detailed land use development proposals
for all purposes from the planning point of view and sanction

them for approval or otherwise (Mousa-Booth, 1987:174).
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LAND DEVELOPMENT PROCESS

Private or Public development
agency makes a decision to carry out
development.

]

Application is made to the
governor for suitable land.
Applicant pays an administrative fee.
|

The governor asks KSUPBPA.
where an existing scheme does

not exist to prepare a scheme to

guide land allocation.
]

If land is not already assembled,
the land and survey division proceeds on
behalf of the governor with land assembly
where necessary, revoking existing rights

of occupancy.
!
Steps are taken to ensure
the provision of basic infrastructure
on layout site.
|
The governor makes a direct
grant of land and issues a
certificate of occupancy specifying
conditions attached to the land
|
Developer prepares building
plans and submit same to the
KSUPEPA for approval (private developers only).
!
Development commences, subject
to monitoring by the KSUPEPA.®

Source: adapted from Odunlami (1989:45)

® KSUPEPA = Kano State Urban Planning and
Environmental Protection Agency
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Application for planning permission comes in the form of

applications for right of occupancy from the land and survey
division. The applications are asscssed based on their
confoimity to planning noims and standards. and recommended to
the state governor for the grant of a right of occupancy
{Mousa-hooth, 1987:175). The land is granted on a 99-year
leasehold. with specific covenants attached specifying the
tights and obligations of the land holder in the use of the
land (Sce appendix 1), The grant of planning permission
cnables the planning agency to administer the broad master
plans, rectify shortcomings in the plan, and decide on the
right course of action wheire there are no predetermined
planning schemes (Musa-Booth, 1987:174).

once a land grant is obtained, the law requires all
private developeirs to submit their building development plans
for approval to the Urban Planning Agency. The Pianning
Agency uses this activity to ensure that building proposals
conform to standards relating to health, security and social
welfare and, according to the board, to "assist the general
public to develop and improve the environment" (Mousa-Booth,
1987 :175). "1he most important tool in the buiiding approval
process 18 the buirlding regulations., The Township ordinance
of 1940 was the first building regulations for the Kano urban
area. This was reviewed and reenacted in the Kano State Urban
Plannine and Development (Building) Regulations of 1987. The
repulations established the pirocess for building approvals,
and also specify standards relating to broad aspects of the
development process. including level of plot utilization.

mintmum space standards., ventilation and lighting, sanitation




60
and drainage, and minimum standards of building materials.
The architectural section of the planning agency undertakes
the evaluation of the building proposals.

The last form of control over development is undertaken
through the control of building activities. The process is
used to ensure that developments are executed according to
approved schemes and to check against any illegal process of
land development. Building control activities involve the
inspections of devetopments during erection, and the grant of
a certificate wupon completion signifyving a building's
conformity to regulations. Wheire illegal developments occur,
the Planning Agency undertakes demolition cexercises especially
when the dwellers of the arca refuse an cvacuation notice.
Between 1976 and 1987, the Planning Agcency had undertaken
demolitions in Sabon Gari, Kawajc, Hausawa, Dakata, Gadon

Kava, and Bedawa, all in Mctropolitan Kano.
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Notes

1. Bagauda was one of the seven sons of Bawo. the legendary
founders of the seven Hausa states of Northern Nigeria. The term
Hausa 15 a linguistic designation referring to the people of
Northeren Nigetria and Southern Niger who speak the Hausa language.

2. The Kano Chronicles, which provides the most authentic history
of political leadership in pre-colonial Kano, records Bagauda as
the 1arst King of Kano who was able to subjugate the settlers of
the arca and 1mpose political authority. See H. R Palmer "The Kano
chionrcle” Journal of the Royal Anthropological Institute. 38,58~
98,1908, and also M, G Smith (193:31-56).

3. This was during the reign of Rumfa, who is generally regarded as
the greatest King of Kano and was reputed Lo have not only extended
the waltl of the city, but also to have established the Kurmi market
which became the economic centre of the settlement. He also
introduced the symbols of monarchy associated with Kano, the use of
a consultative council, the counci! of nine in administration, and
tulership according to 1slamic i1njunctions (see Last, 1983:68-74).

4. Indirect 1ule enablted the colonial administrators to administer
the native settlements through their existing cultural
institutions.

S. The powers of the governor include the power to grant rights of
occupancy to land, to demand and revise rents for such land. to
render null any attempt al alienation withocut the governor's
consent., and to revoke grant to cccupiers for good cause.




CHAPTER THREE

ISSUES AND PROBLEMS IN THE LAND POLICIES AND

PRACTICES

This chapter reviews the factors inhibiting the adequate
supply of land in the kano Mctropolitan artea. It is divided
into two sections. The first section evaluates the land
situation in the city and its e¢ffect on low-income housing
provision. The second section identifies and cexamines the
factors inhibiting the adequate supply of land.

3.10 LAND SUPPLY AND LOW INCOME HOUSING PROVISION IN KANO

The land situation in Kano is characterized by the
inadequate supply of land. Several studies have reported a
shortage of land for development in the urban arcu.| The
inadequate supply of land is projected by Frishman (1988) (o
have started around the early sixties, when the population of
the city began to increase more¢ rapidly, and morce restrict ions
were placed on the use and transfer of land with the creation
of institutions to managc it. Manifestations of this land
shortage can be seen in the increase in land speculation in
the urban areca.

Despite the illegality of transactions in land, a
speculative sccondary land market has developed in Kano, which
has pushed up the price of land. Frishman has reported sales
prices of tand at between 2,000 and 10,000 Naira, r1ecorded by
local governments in the metropolitan arca between 1978 and
1980 (1988:115). Odunlami has also reported sales prices of

as much as 100,000 Naira for land on the Airport Road layoult,
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and between 15,000 and 20,000 for land on the Hausawa layout
(1989:51). Thirty-five percent of the respondents in a survey
by Oduniami on the Hausawa layout indicated that they had
obtiined their plots  through a middleman and not from
allocations by the tand and Surtvey Division. A governor of
the state was reported as declaring in 1977-73 that Kapo has
the most expensive land in Nigeria.,

The land shortage has systematically eliminated low-
income groups from access to land in the urban area (Frishman.,
1988:105: Abocesh, 1982:127). The outcome has been a gradual
1ise in the leve!l of informal housing provision. Home reports
that informal developments account for up to two-thirds of all
new developments an the city (19836:234). Three means of
intfoirmal housing are extensively used in the city. The first
1s by ancicasing the density of the existing settlements
(Frashman. 1988:105: KSUDB, 1980:10). This is the result of
deveiopments 1n the open areas of the city, and the increase
in the occupation of the existing housing stock. The second
means is thiough sguatting., which is projected to have started
about 3O years ago, almost about the same time that land and
housing shortages became evident (Frishman,1988:105).
Squatting has been on the increase since then, as the
feanibility of the process became widely known. At least 10
percent of the urban population is estimated to be living in
squattier settlements. Figure 15 shows the distribution of the
squatter arcvas 1n the city. The last means of 1nformal
housing is the use of illegally subdivided plots {(Home,
19860:234) . the practice is common on the urban periphery.

whete farmecs iliegally subdivide farmland and sell it for
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Planned layouts and some squatters

- Squatter areas

Figure 13

Extent of squatting in Kano
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development. The process is going on at such a fast rate that
sometimes vacancies exist in the subdivided layvouts.

Atmost all the informal developments are characterized by
peripheral  locations, predominantly traditional forms of
construction, unplanned patterns of development, poor physical
relationships to the soad networks, and the lack of public
facilities such as adequate road access and drainage. The
imtial reaction of the government to the informal process of
housing was to cleatr the settlements on a massive scale.,
Recent ly, however, the goveinment has resorted to overlooking
them because of the sivze of the population housed in the
informal scttlements and the ncgative reputation that results
from clearance exercises.

3.20 I1SSUES AND PROBLEMS IN THE LAND POLICIES AND PRACTICES

The public ownership of land in Nigeria gives the public
sector ultimate control over the supply of land for
development ., and control over the distribution and use of
land. This should ideally make it easier for the sector to
ensure the adeyuate supply of land and the achievement of the
main obyjective of the land use decree, that of ensuring access
to tand tor all Nigerians. In Kano, several interrelated
factors associated with inadequacies in the existing land
policy and management framcwork were found to be responsible
for the 1nadequate supply of land. The following sections
identity these factors, and examine their effects on land
supply and tts distribution in the urban area.

Lack of a defined land and settlement development policy
A necessary requirement for an effective land management

system is a defined policy guidance. This is usually in the




06O
form of land policy statements or a comprehensive settlement
development policy. The policy statements identify the goals
of the administration 1egarding land  and settlement
development. and identify the strategies for achieving these
goals. Such policy statements also puide land management
institutions 1n the peitformance of their duties. and provide
a means for evaluating their performance.

In Kano, apart from the limited and vague objectives in
the land legistation, theie is a complete lack of defined
policy guidance with well-established goals, objectives,
targets and defined strategies to ensure the adequate
development of land in the urban arca. Theie are even no
defined strategies to ensure that the master plans prepared
for the urban areca are implemented. This lack of policy
guidance backed by strategies and resources allocation has
left the land management institutions power less to clifectively
perform the broad duties allocated to them, or to ensure the
adequate supply of land.

Inadequate priority given to land and scttlement development

The Kano State government gives a very low priotity to
land and settlement development programmes. This low
priority, which is also responsible for the lack of a defined
settiement development policy, 18 evident from the level of
resource allocation to the sector.

There is no separate provision in the budget of the state
for land and settiement development. Rather, funds for land
development are provided haphazardly under the Housing and
Town and Country Planning subhead. In 1988, only 1.7 million

of the 17.1 million Naira budgeted under the two subheads for
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capital c¢xpenditure was for low-income housing and land
development for the whole the state. This figure appears
tidiculous when compared to the 2 million Naira budgeted for
stalt housing loans. and the 3 million Naira provision for
compensation tor land needed by the government.

The low priotity given to the sector means that land and
settiement development has to compete for resource allocation
with more pressing political programmes of the government.
This teads to long delays 1n getting funds for tand and
settlement development activities., and these delays translate
into a growing land shortage in the urban area. Even when the
fund- are provided, it is usually inadequate and. according to
Home (1986:234) and Odunlami (1989:54), cannot even provide
the requited services in the limited land that is developed.
Lack of an established land development programme

Coupled with the lack of defined policies is also the
tack of an established programme to ensure that serviced land
is supplied in sufficient quantity to meet the residential
needs of the uiban population. This is despite the fact that
public ownership of land gives the public sector a complete
monopoly over land supply 1n the urban area. The Land and
Survey Division, which performs the duties of the governor
under  the land Use Decree, does not have any defined
obligation to cvnsure that land is adeguateiyv supplied in the
urban arca. The bDivision only undertakes land assembly and
aevetopment activities when the resources for it are made
available by the government. The result is the inadequate
supply and growing shortage of land in the urban area. The

land shortage encourages the use of land for speculation, and
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the use of the informal process of housing by those who cannot
get access to the limited land that 1s made avaitlable for
development through the formal process,

Somet imes even the bimited ltand development progs ammes
undertaken by the division have been shown to contribute to
worsening the fand and housing situation ol low tncome groups.
Frishman rcports that attempts to lay out new arcas always
result in the removal of poor people fiom tand and the
reallocation of the developed land to more influential people
{(1988:54).

Excessive subsidy in land allocation

One major problems limiting the availability ot resources
for land development in the extsting system is the high level
of subsidy in tand allocation. It cost the Land and Suivey
Division 99,000 Naira per hectare to develop land (o
restdential purposes 1n 1988, ‘the same land altracts only an
annual rent of 2,500 Naira per hectare for low density

developments2

, with about 500 Naira charges in allocation to
cover the cost of survey fees, the processing of  and
preparation ot certificate of occupancy, and the registration
of the land (LSD, 1988:10&50~-51). Appendix 2 shows a sample
of the land charges on allocation., This situation makes the
replication of land devetlopment activities with the meagice
resources allocated difficult and makes any land development
activity solely dependent on government allocation,
Corruption in the land allocation process

The high level of subsidy in land allocation coupled with

the inefficiency in the burecaucracy has also encouraged

corruption in the allocation process, reducing it to a form of
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patronage. An e¢nquiry into the land development and
allocation process 1n 1980 found it rife with numerous
irrcpularities such as multiple assignment of the same plot.
payment and biibes for land. confiscation of land without
compensation, and allocation of land 1eserved for public uses
(Frishman, 1988:114). Home also reports that a former
governor of the state was jailed for corrupt land allocation
practices (1988 2 ).

Astaft member of the agency revealed that the allocation
process "degenerated from a policy of allocation on a ‘first
come, fitst serve' basis, to allocation based on the 'Who is
who'’ in the political circle as land became scarce in the
ui1 ban arcu."1 The present beneficiaries of public land
allocation aic shown to be mostly top ranking military
officers and burcaucrats, powerful business persons, and
influential religious leaders. It is common, even as at
december 1991 when the last casc became public, to find a
single individual with an allocation of up to ten Plots. The
staff of the Division were even 1eported to have gone on
"strike". because they were ignored in the allocation
jaumborce . They refused to open files for land allocation, or
to take allottees to their land.

The cotruption in the land allocation process encourages
the use of land for speculative practices. and reinforces the
trend toward higher prices and a resultant inaccessibility of
land. This works against the needs of the low-income group
who have neither the resources to participate in the open
market, nor the influence to peddle for land allocation

through the formal process,




Overcentralization of land management activities

Kano State has an over centraliszed land management
system. There is an over-centralization in decision making
based on the provisions of the land legislations. The
legislations confer absolute powers of contiol over land
issues onto the governor of the states. This includes powers
to designate urban and planning arcas. appoint planning
authorities. acquire and allocate land, fix r1ates tor land
compensation, and appoint members of the land wuse and
allocation committee, which arhitrates on land issucs,

Land use 1egulation and control activities are also
centralized in the state capital. From the capital in Kano,
the two land management agencies, Lhe Land and Survey Division
and the Kanv State Urban Planning and Fnvironmental Protection
Agency, oversce land assembly, servicing and allocation, and
the regulation and control of land usc in the 29 urban aicas
of the state, including Kano.

This management structure does not encourage the agencies
to acquire an adequate knowledge and understanding of the
problems of the urban arcas that would enable them to take
informed decisions and design appropriate measuwres  and
instruments of tand use control for the urban arcas. 1t also
does not provide the necessary flexibility for the adaptation
of the existing instruments to the particular situations ol
the urban areas. This encourages the usce of inappropriate and
ineffective measures of control, which contributes to
restricting the supply of land. The centralized powers and
responsibilities in land management makes abuse casy,

especially since there¢ are no approptiate institutional checks
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on the use of these powers. It thus encourages the corruption
that is rampant in the system.
Low capacity of the land management institutions

The existing land management institutions in Kano State
arc characterized by a lack of adequate capacity, such as
staffing and operating equipments. The planning authority,
with a staff of 350 and less than 30 trained planners and
architects, is expected to oversee Jand use regulation and
control in 29 urban areas including Kano. The agency has
trailed behind rather than guided the development of
settlements. The agency identifies its inadequate staffing
and timited equipments, which has to be time-shared between
its vairious operational units, as one of its most pressing
problems (KSUDB, 1985:37).

The 1 and and Survey Division, also characterised by an
inandequate staffing and a lack of equipments, has been unable
to keep proper records of the land ownership or produce
surveys of the tand in the urban area. The division has been
unable to ensure the collection of land rent due the
government, of to put a check on the illegal sale of land in
the urban area.

This inadequate capacity serves as a disincentive for the
institutions in the performance of their duties. It also
contributes to their inability to police land ownership,
enforce tand use regulations, or plan and regulate the use
land in the urban area. Land owners are, as a result,
encouraged to hotd onto land and use it for speculative

PUTrposSces.,
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Lack of data for planning and land management purposes

A comprehensive information about land, as earlier noted,
is a principal requirement for the effective and efficient
management of land, and for the implementation of land policy
measures and the achievement ol policy objectives.

In Kano not only is such a comprechensive information on
land not available, but there is also a complete lack of
current and accurate information on the size. or social and
economic characteristics of Lhe population, and a lack ol
information on the existing housing situvation to aid in land
use planning.

The lack of information leaves the land management system
with no option but to rely on the use of ad hoc means of data
collection for planning purposes. This accounts for the
inconsistencies in the information on the urban population and
the urban housing situation presented in the master plans
prepared for the urban area.

The lack of information creates room for inaccuracies in
the projection of the needs of the urban population. It also
contributes to an inability to enforce land owncrship ceilings
and land use regulations, and makes the use of tax measuics in
land management almost impossible, thus contiibuting to thc
inability of ensuring the adequate supply of land.
Inadequate and inappropriate framework for land management

The existing legislative framework for land management is
a major contributor to both the inability to c¢nsure the
adequate supply and equitable distribution of land in Kano,
and to the ineffectiveness of the land management system in

the city.
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Neither the Land Use becree nor the ‘Town and Country
Planning Law has any provisions dealing specifically with the
prohlems ol low-income housing. except for a provision to
relocate  preople attected by public land devce lopment
aclivitices. There is also no established control on clearance
o1 uthan renewal activities an the two legislations regarding
the ¢riterta to be appliced. or to the obligations of rehousing
to bhe  rmposed  consequent upon demolition of  low-income
housing.

Fhough the concept of public ownership of land is
genceirally viewed as one of the best means of ensuring the
adequate  supply  and equitable distribution of land. the
success ol public tand allocation, as McAuslan has shown,
depends on the integrity of the management system and the
efficiency of the bureaucracy (1985:33), In Nigeria, there
was no attempt in the adoption of the Land Use Decree to
address Lhese 1ssue-, or even to address the problems faced in
the implementation of the Land 1d Native Rights Ordinance on
which 1t was closely model le« Tre f.and Use Decree appears
to address the 1ssue of land owacrship and disposal as an end
in ttsel!f rather than as a4 means to the effective utilization
of tand and the promotion of more ordered settlement
development, The legislation failed to address
comptrehensively the issues of planning and settlement
development. and contained no tax measures to aid both in the
management of tand and in the recouping the cost of public
particaipation in land development. There was also no attempt
when the decree was formulated to tie its provisions to the

Town and Countiy Planning Law.
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The Town and Country Planning law has. since  1ts
enactment 1n 1946, not been subjected to any comprehensive
review., The law. as McAuslan has observed, prescribes an
"1nadequate and out of date prescraption of what a plan should
consist of" (1979:44), The legaislatyon stresses phyvsical
layouts only and fails provide for a more comprehensive policy
1elated to economic. social, and envitonmental factors. Fhe
law does not provide for the integrtation of moie tiaditional
aspects of planning such as tiransport, scwetragpe, wateir, and
public services, nor does 1t provide any coordinating
framework for the interaction of institutions tesponsible for
the provision of these services and intrastiucture,

The processes  of  planning  and  development  control
specified by the legislation are also unclcar and appear
authoritarian, There are no clear procedures for producing
land use schemes, and no obligation in the preparation ol land
use plans for consultation with the r1esidents of a planning
area. In actual practice, the lack of a dcefined planning
process leaves planners to unertake planning excrcises tn any
way they can. and the master plans produced usualty ref lect
the visions of the planners, rather than the actual nceds ol
the urban 1esidents. Even after the preparation of the plans
and layout schemes. there is no defined process to cducate and
provide information to the uiban residents about the plan, o1
about how it affects them, This lack of communication
encourages residents in the belief that traditional
unregulated land practices are still a tenable and legal
process of housing provision.

There are also no provisions in the planning system to




75
ensure continuity in the planning process, or once the schemes
are pireparced and approved, to cnable the adaptation of the
land usc plans to reflect changes 1n the needs of the urban
arcas. The plans so fat produced for the urban area show
matked ditterences tn both the philosophies applied in
planning, and 1n the structure of the urban area proposed.

In hano., the unclear process ol development control in
the land legistfation has 1n practice resulted in the evolution
ol development contiol procedures that do not differentiates
between tvpes and scale of developments. The contiol process
wticetches the bimited capacity of the planning agency, and
leads to long delays in the development approval process and
to restiictions in land supply. The specification of slum
clearance as a measure of development control appears
inappropriate considering the existing land and housing
shor tages in the urban aica,

'he building regulations are another inappropriate
instrument ot tand use control in the wurban area. The
icpgulations are  vaguely phrased, leaving the planning
avthosity with wide powers of not only enforcing the
iegulations, but also sometimes interpreting what is right or

wrong within theii conlextﬁ

The situation has created a
tendency for excessive caution and over-control in the
enforcement of the regulations, leading to restrictions on
land supply. The building regulations also contribute to land
use inetficiency by specifying high set-back standards and by
limiting the level of plot utilization in comparison to levels

common within the compact traditional settlements in the urban

areca.




High standards in scttlement and shelter development

The settiement and sheiter development standards 1n hano
are cxcessively high and contribute to the exclustion ot low-
income groups from the formal process ot land development.
Two aspects of the land management syvstem where the high
standards are cvident are in land subdiviston and 'n the
control of development activities.

The building 1cgulations specify plot si1zes of at jeast
130, 330. and 900 square meters for hmigh. medium and low
density developments respectively. In practice, however, most
of the 1esidential areas have plots of between 350 and 450
square metres, with plots of up to 3600 square metres common
in the low density areas of the city. Thesce plot sizes are
determined with little or no cconomic considerations and. as
Home (19806:232) and Aboesh (1982:148) have shown, are
excessively large and unrealistic. Lot sizes ol 200, 200 to
270, and 375 to 400 square metres are pointed out by Home to
he adequate for high. medium, and low density residential
developments including provisions for the traditional
courtyard and receptions area ("Zaure").

The building regulations, though vaguely phrased, also
specify high and unrealistic standards of space provision,
servicing, and building materials in shclter development in
comparison to practices common in the wurban area.
txpectations from the enforcement ot the building regulations
are very high, and bear no relevance to the capacity of Jlow-
income groups. An example of this expectation 1s scen in the
sample certificate of occupancy in Appendix 1, which specifies

development of a minimum of aimost 116,000 Naira for a plot
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allocated 1n 1983, This 1s in comparison to estimates by
Fryshman that the cost o!f a moderate but simple mud brick
hbutlding 1n 19580 is approximately 1000 Naira (1988:115).

fhe excessively lairge lots encourage the sprawl of the
wiban arca. and r1estricts the amount of land that could be
wcupptied 1t morce appiopriate subdivision standards were
applicd. The large plots make it difticult to levy affordable
chaiges tor land. 1t also c¢ncourages the subdivision of the
plots by owncis anto smalier plots. Hlome rcports that 20
pereent of the plots in the Hausawa layvout had been subdivided
(1986:234). the high standard and cost of housing through the
formal process completely excludes low~-i1ncome households from
usi1ng the process.
Inefliciency in layoul preparation and settlement development

Apart from the high standards in land subdivision, there
is also a high degree of inefficiency 1n the preparation of
layouts and in tand use in the existing developed areas of the
city., Insutficient attention., according to Home. is paid to
intirastiucture cost and larnd use efticiency 1n the preparation
of layouts (1986:233). Roads, which are the main
intrastiucture cost, take up as much as 50 percent of the land
in layvout schemes dcespite the low level of vehicular
ownership; the layouts "also perform poorly when measured
against such cost effectiveness indicators as plot per
kKilometre of estate road. ratios of internal and external road
junctions, and proportions of plots with access on more than
one frontage" (Home,1980:233). The layout plots also tend to
be poorly proportioned. having wide frontages of between 1[5

and 60 meties, theieby increasing the cost of infrastructure
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provision and reducaing the level of efticiency 1n ats
utiiitzation.

lhere is a high level of inctliciency 1n the use ot fand
in the existing setticments. Public open spaces 1n the torm
of wide roads of up to M metres and the scattering of
unnecessary and uncontrol led open spaces account tor as much
as 63 percent ot the land in some residential arceas, thas
contributes to urban sprawl. and ltmts the supplv of land and
the fevei ot utr1lization of public services and
infrastructure,

inefficiency in the use of land increases the cost of
servicing land. By raising the cost ot land development, 1t
ultimately Limits the amount ot land that could be supplied il
a more efficient system were used. The wide frontages ol the
lots also increase the unit cost of servicing cach plot. This
makes the levying of affordable charges and cost recovery very
difficult.
Conflicting institutional mandates and lack of framework for
the coordination of land management

Another major problem with the existing institutional
structure for land management in Kano is the conflicting
mandate of the ex}sting institutions. This conflict appcars
to have its root in the framework provided for land management
by the tand legislations.
N The Land and Native Right Ordinance and its rccnactment
in the Land Use Decree 1978 vested all lands in a state in the
governor of the state. Rights and interest in land are
acquircd through leases granted by the governor. No one, not

even public bodies, can own land under the decree. The 19406
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Town and Country Planning Law, however, made provisions for
planning authorities to acquire and own Jand. and to
administer such lands in the execution of their duties of land
use regulation and control.

In Kano, the later introduction of planning resuited in
its interpretation as a means 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
probliems in the management of land in the urban area.

One problem concerns the ownership of layouts. The Land
and Survey Division usually perceives layouts as its own; it
therefore "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 often
leads to intervention during the preparation of layouts, with
pressure on the planning authority to alter layouts to
paccommodate the wishes of interest groups. Sometimes, the
layouts are altered during allocation without the knowledge of
the planning authority, thus leaving it to perform its land
use control and regulation 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 grants. The
agency does not. however., see the enforcement of these
regulations as part of its duties. and has never had a
tradition of enforcing them. The planning authority., which is
responsible for the enforcement of development regulations,
does not see it fit to enforce these covenants because it did
not specify them. This conflict in the enforcement of
regulations has left land owners free to hold onto their plots
without fear of challenge even when the land is clearly being
held for speculative purposes. A survey by oOdunlami of one
of ficial layout showed that only 21.5 percent of the
respondent private developers had completed the development of
their plots within the two years specified in the certificate
of occupancy. Oniy a further 26 percent had commenced
development within the same period (1989:57).

The conflict in the mandates of the institutions is
further complicated by the existence of relics of colonial
customary land practices. Emirs and Ward Heads who formed the
bedrock of the colonial land management system in the native
settlements are reported by Frishman to still be allocating
land under customary titles in the city (1989:115). The
process is held to account recently for the provision of more
than 1000 units of housing plots within the walled city.

The lack of clear and defined mandates, because of which
the agencies do not enforce land use regulations, encourage
the withholding of land from development, and its use for
speculation. It therefore contributes to fuelling the trend
toward higher land prices and the lack of access 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,
contributes in undermining the ability to plan and control the

growth of the urban areca cffectively,




Notes.

1. Studies by Odunlami (1989). Frishman (1988}, Abocesh (1982), and
KSUDB (1980) all indicate a serious shortage of land for
development in the Kano Metropolitan area.

2. A typical low density plot of 45 metres by 45 metres will
attract a ground rent of only 506.25 Naira.

3. This information was provided by a former staff member of the

l.and and Survey Division now working with the Kano State Housing
Authority.

4. In Northern Nigeria before Indepenuence, the lack of adequate
staffing and operating equipments made it impossible to implement
the provisions of the Land and Native Rights Ordinance.
(Nwaka:1979:196) After independence, because of inefficiency and
corruption in the civil service, the applicatjon of the ordinance
resulted in the acquisition of extensive areas of land by civil
servants and business men, displacing a lot of tarmers in the
process. (Nwaka:1979:202)

5. An example of the obscure regulations is that dealing with
foundations, which states that:
"a) everv building foundation shall be designed and
constructed to carry dead or live loads of the building in a
way to prevent settlement, heave or movement of the building:
and
b) the building shall be constructed with such materials and
in such a way that the board may approve” (KSUDB,I1988:RB19).
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CHAPTER FOUR

CONCLUSIONS AND RECOMMENDATIONS

4.10 RESEARCH SUMMARY AND CONCLUS TONS

the main amm ot this thesis has been to study urban land
policies and practaices 1o metropolitan KNano, Nigeria., and to
identify and examine the i1ssuces and ptroblems hindering the
adequate supply of 1esidential land to low-income groups.

in the frirst chapter. a literature review on urban land
policies and low-1ncome housing i1in developing countries was
carricd out., Most urban arcas in developing countries were
found to be experiencing a housing crisis, stemming from the
tapid rate of their population growth, and the inability of
cnsuring the adequate supply of affordable housing through the
formal process. The c¢risis has forced a large proportion of
the population 1n many of the urban areas to use the informal
process ot housing provision, LLand was identi1fied as the
major obstacle to the adequate provision of affordable urban
bousing 1n developing countrices. The goals of land policies,
the policy intervention measures. the factors affecting the
effectiveness of the land policy measures, and strategies for
improving urban tand delivery in the urban areas were
subscequently revicewed.

The scecond chapter presented an introduction to Kano and
a review of the tand policies and practices in the city. The
focus of land policies was shown to be on the public ownership
and altocation of land. and on the control and regulation of .
land use, Two laws were identified as the principal

tegislation providing the framework for land management and
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land use control and regulation. rhe Land Use Decree vests
the control and management of urban land on the vovernor ol
the states. white the Town  and Countiy Plannming Law
establishes the framework for the management and tegulation of
land use. Two agencires were rdentitied as tesponsaihlie o
land management and land usce tegulation and control n Nano,
The Land and Survey Division petforms the adminmistirataive
functions provided for by the Land Use Dect oo for the state
governor., while the hNano  Strate Urban Planning and
Environmental Planning Agency 1s constituted unded the Town
and Country Planning Law as the planning authority for the
urban arca. Fhe regulation and control ol tand usc was found
to be undertaken simuttancously with the tand allocatson and
development process. Master plans and Javouts are usced (o
regulate the use of land. bevelopment control activities
involving the grant of planning permission, the approval ol
building plans, and the control of building activitics arce
used to ensure conformity to regulations. ‘Two master plans
and several layouts were pointed outl as having so far been
prepared for the urban area.

In the last chapter, an cvaluation of the land situation
in the urban areca and its effect on low-income housing
provision was carried out, and the 1ssues and problems with
the existing land policics and practices were identified and
examined., The land shortage was lound to have led Lo the
development of an illegal secondary market in tand, which has
pushed up the value of land. The use of the informal procens
of housing provision was found to be on the increasc,

accounting for almost two-thirds of all new developments in
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the ci1ty. Among the factors found to be responsible for the
inadequate supply and 1nequitable distribution of land in the
urban arca atce the tack of defined land and settlement
development potscies, the tack of an established land
development programme. excessive subsidy in tand allocation.
corruption in the land management system. overcentralization
in land management, the low capacity of the land management
institutions, the tnadequate and 1nappropriate framework for
tand management c¢stablished by the legistation, high standards
and snefficicency in planning and settlement development, and
confiircts tn the mandates of the land management institutions.

From the study, 1t is cvident that Kkano presents a
typical refilection of the land and housing si1tuation common
among urban areas 1n developing countries, The city has a
high 1ate of uiban pupdlatlon growth and a general low level
of income.  The existing land policies have farled to ensure
the adequate supply and equitable distribution of land.
despite public ownershaip ol land. The level of informal
housing provision 1s, therefore. on the increase, hindering
the planned and controtled growth of the urban area.

While the level of urbanivation 1n Nigeria and the scale
of informal housing provision i1n Kano may not be up to levels
tound in some developing countries. such as those in South
America, 1t s very likely that the situation in Kano will
depencrate and ultimately lead to chaos. if concerted actions
iare not tahen to address the current problems with the
policies and practices. Gtherwise. the social tensions which
have 1ecently been 1eported in the cityv and linked to

dechining biving conditions may become manifest in crises that
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could reach intolerable levels.

I'he ineffectiveness of the land policies in Kano cannot .
however, be divoiced fiom the factors that eeneratly
characterisc the devepment sttuation of Nrigerta. along with
other developing countries., These factors include a low tevel
of industrial development and domestic production, a rapid
population growth. fiscal deficits and high dependence on
external economic conditions, lack ot proper political
directions. and inadequate managerial  and organmizational
capabilities. These factors have Lo be taken into scirious
consideration, before any policy reform can  succeed  1a
achieving the desired lcsulfs.

Reforms armed at wmproving land deliveiy to low-i1ncome
groups may not succeed 1t emphasis is placed on spceifically
addressing their land problems, ot on using a specilic wet of
policy mecasures. The ultimate aim tn any policy retorm shouold
be Lo ensure the adequate supply of land to all income groups,
in order to avoid subveisive piressures created by tand
shortages, and to improve the efficiency of the land
management system. Policy retorm should also ensure an
adequate flexibility in the land management system, in orded
to enablie the adaptation of policy objectives and measuren in
response to changes in the nature ol land probiems 1n the
urban area. ‘The following scction outline some sugpestions,
which may aid in the reform of the c¢xisting policics and the
land management system.

4.20 RECOMMENDATIONS.
4.21 LLand Policy and Management Framcwork

The first requirement in the bid to impiove the



L

g
effectiveness of land potlticies in Kano is for the government
to increase the priority given to land and shelter issues, and
to address the existineg need for policy gutdance in the
management svstem.

Fhis will 1equire the government to:

a) formulate comprehensive land and settiement

development policies with emphastis placed on the adequate

provision of residential land to altl income groups, and
on the development of appropriate stiategievs for the
implementat ion of the policies:

b) en<sure that a pirocess 15 established to moni tor and

review the polices and strategics 1n order toref lect the

changing nceceds of the wban atea and  the financial
capaci1ty of the government; and

¢) ensure the budgeting of sutticaient funds  for Uhe

implementation of the policies and censure that the

capacityv of the land management institutions s improved
through adequate funding. staffing and the provision of
adequate and modern operating equipments.,

There is a need to 1cassess the existing tand management
structure and instirtutions with a view to c¢lfrminating
inconsistencices in mandates and to rmpioving the cefficiency of
the management system.

The government should consider:

a) devolving the existing institutions immto smalle) unyts

in charge of specific aspccts of  land management to

inspire specialization 1ndealing wyth land problems. and
also to facilitate the casier collection and management

of information;
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b) creating o framework for the coordination of the
activities of the 1nstitutions to ensuie the pursuit of
common evoals and objectrves:
) decentralbyzing the actavitires of the institutions to
urban  area  and communi ty levels to enable them to
interact hetter with the urthan arcus. and also to enable
them understand the problems and necds ot the urban
population: and
i) Cncou ag aing the participation of community
otgant zations in fand management as a means of creating
channets of  communication with the communities and
improving the abilrty to enforce regulations. This will
also enable the 1nstitutions to col lect more accurate
information on the pattern of land ownershr p and use., as
well as information on the urban popu lation.
Publirc ownership of land and improvements 1n the land
¥ and management tramework will only be mean ingful in the
1f it also tnvolves steps to address the existing land
age and naccesstbility in the urban area.
There 15 a need for the state government to:
a) develop a programme, which sceks to assemble and
supply sciviced land continwous|iy to meet the needs of
the urban population;
b)) eliminate the existing subsidies in land aillocation.
especialtly to medium and higher income groups. and ensure
that allocat ton to low-income groups is backed by a
svstem of cross-subsidization to j1educe the burden on the
public scector:

¢) introduce fiscal measures such as taxes on  wvacant
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land. property taves, and betterment levies as o checkh on
fand speculation. and Lo also rarse the resource~s needed
to fund land assembiy and development progs ammes :

d) introduce a more open and equitabrice land allocation
system. and cons tded decentrabizine the altocation
processs o urban arca tevels rather than the exastine
centralized structure:

e) enforce stringently the exaisting bmat of hall  «a
hectare of Tand per person inurban arcas and cnsut e that
land holdines more than this Lt are acquired by the
governnient. and the owners justly compensatoed: and
flintroduce amore appropiiiate subdiviasion leers batjon,
which should  specify  practices  based On CConomi ¢
considerations and the capactty ol the uirban population
to pay ftor lTand without substdy from the povernment,

4.22 Land Use Regulation and Control Pract ices
There 1s 4 need to review the exaisting land use coattol

procedures . processes, instruments and measurces, to make them

clearer and morce appropriate within the context ot the
evisting social, political, and economic situation n the
urban aica.
The government should improve the existing frameworh to:
a) ensure that the process for the preparat aon of mastes
plans 15 clearly delined, and planners abligated to
consult with the urban populat ron:
b) evolve a mote flexible and continuous system of
plannineg., which should cnable the adaptation of plans Lo
changes 1n the urban arca;

c) improve ef ficiency in the preparatson of layouts and
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the development of scettlement s:
d) create a sampler and fasten proccess ot approving ana
contiolbing deve topments, and consider  the option of
issurne devetopment appiovals n prancipie to fow-1ncome
houscholds whose  wchemes are prepared by the planning
apencey, o conform to schemes alicady appioved byt he
dECne vy

¢) consitde s casing geerulations 1n ateas of rapi1d urban

cypansion to enabte the laying out of plots and

deve topment s betore the provision of services and
inls astructuie:

Y review theexisting building regulations to make their

provisions ctearer and to take into consideration the

needs and capacity of low-income Yroups:

ploelbimnate the use of slum clearance as an instrument

of contiol. or obligate all aeencies who want Lo appily

such evtreme measures 1o bear the tull responsibiatity of
rehousing the displaced houscholds: and

h) provide o simple, accessible and binding process of

appeal to check aganst the misuse of powers by the land

manaecement  tustirtutions.,
4.23 lepislative Framework.

Al ot the above recommendat 1ons deal with issues which
cin o be address by the state government through legislative
chanees and the use of direct action. In the fong run.
however, there will be a need to address some of these jssues
o a natronal scale,

Some actions that will be necessary include:

a) a review of the land legislations to harmonize their

N
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provisions anto a comprehensive legirslative package aimed
at addiessaine  the 1SsUes ot tand  and  scttlement
deve lopment irather  than  spectilic aspoeccts ot land
management :

h) ensuting that the teview considetrs atbl the 1ssues and
probiems that have been hrehlighted n thais teport. and
others that mav be hivhlighted by simibar studies of
other uwiban arcas;

¢l unsuring that the review pavs special attention to the
needs and piroblems ol tow-tncome gioups: and

d) ensuring that such a 1teview provides q toordinat tng
framework for the collection and management infoimat 1on
on population growth trends and movement patterns, and
the coordination of  planning and  the piovision of

infrastructure on a national or regronal basis.,
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APPENDIX 1

SAMPLE OF A CERTIFICATE OF OCCUPANCY ISSUED FOR LAND IN

METROPOL I TAN KANO.

A
.
*
. e
Form LN&? .

RESIDENTIAL -

-

KANO STATE

Ihe Land Usc Act No 6 ot 1978

CEI(TIFICA'_TE OF OCCUPANCY No.: ° , res/ rc/e2/623
RESIDENTIAL 5

!

THIS IS TO CERTIFY THAT . SLoTOTORR Wil e memn cneee

- LA T TS io L0 21 il 09 4y bt Tard, Fauo Ttale,

omction M) of the 1 and Hve Act Nunnber 6 0f 1978 entitted to s faght of ouupln? m and vner Ve tund

Eer e neccanacmaameremafier called the holler whish inctide sy person defined as such g
heid i the S hedule, and more pincolarly delineatedt in the plan sancaed hereto, fora sumof | {0 tyeNE

ing to the teve ntent amt meaming of the § and Use Aut Nuniber 6 of 197810 the provivions thereof and

[
B COmmenng from tMewmce o~ 4lilhececasaully 0k eau( clODEr yme~=ad9 78, 1
the fallowing special termis and conditions —

1) 1o pay in advame without demand to the Comnnssioner For 1 and and Sutvey (hereinafier called *
Commnsioner) or other persun appointed by him—

X

() the proportion of rent at the ate of W 15, 19{Fivcteon wialre Lightoem Kote) ',
mr annum appinable tu the penod (f any) from the saud date of « onimencement to the thirty-firet of -
Diecember, 19 78 within two montin from the date of this certificate, and thereafier

) the yeatly rent of N 15, 18(Fiveteen i irs Dighipen Koho)
on the hnt Jay of Januery, in ca ks year, and

(¢ the revised rent as hetermafier provided,

L

g - -

() 2 penst rent of 2027 1s 1o be charged lor any payment made aficr 113t March each year,

() To pay and discharge all rates, tines, anessments, and smpostions whatseever which thall st say
B8 charged, svsemed, of imposed on the smd land ar uny part theseol or any bulding theteon, o upos

.

L]
sscupler or ovsvipeers thereod, L.
(M) To pay forthw b witheut demand to the Commisvoner or other person apponted by him om the * l"z
18R of thies certitic e (of RO soou e pant) ull survey fees, segnttation feea and other harges duem respactof  » P18
the peeparution and s s end segistration of this oertificate.

n;': 0 etect and complete on the said land burkdslilks or ather works specified in Jutaiied plane appro-
[

AXXRRXLT LK FEXAAAAXY XA XAXKARALPRA LXK OXTXXXARXTXRX AXXXXXXXXXRAXRXEX ¢
of other officer appoini ed by the Communsioner, such baskdings or other works 10 be *(of 1he value of not leas d

then #4915 ,611,00( e Hunir d und }‘iwtgpg 'g{.oualdc_i S14 Hundeed aid ot
L)

.. OV
and to beercated and completed in accordancc withsuch plansand to the ;aml""ocuo: of the sad
of other ufficer appointed by the Commissioner,

‘n\t/ ANN, 42 ARSI KLIAR G v R XAARXNZEX X’xn)ﬂ(wxwx”ﬂhx X ’
fthin cars Bomi the date of the commencenient of this o 4
ol ¢

(5) T msntun i good and substantial repaar to the satntacion of the’ 12U _Lig Director, K
1rbun Develo-gent BSoNPdeee-cecccoenccencanan .

or other offief apy by the C nuf, all buildings on the said tand (whethes now erected or to b ;
ereted n pursuane of sub-clause (4) therec: V ]
—s s

*Deicre whichevsr inupplicable, i

[

N »
i
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(6) 1o clear and keep clean the sand land of staguant water, long prass, rank weeds snd hush
accumulitions aiad depovits of cubbish and othet unwhaolesome matter, and o keep the sune el s
v a? i amd santary conditins, and for such purposes 10 do and evecute all such gots aml warks as
Camnussunt or any officer authorined by him imay seusonably require.

--Jl

+7) Toconform to all ks Tad down feom time 1o time 1n regard (o the imatinn ot butldingy, refuse
andd Latnne

o3 CANer the poniod speatied 1 sub cdause () abaove, notto stow the s id Lo to e unosc upied fog
piand acadimg stumanth, at iny ong G, or eight months v yen .

-2.-23

() Upon the exprrition of the sasd turm te render up to the Connnsiner o good and suttamtl
o ur o the satisfuction ol the saed Compissioee

\
t
it bunkdies on the sand bunl erecteld i pursuance heteol which have ot buon removert with the consest j *

the Contan v o st all burhhings atee wly upos the sind lamt at the «ommencamaant of e sad e uw 1
have not hoon fomoved

.
'
\
i

{10) Not tiv_erect or huld or permit 10 be erected of bl on the sad Land any buldings other ¢
thase covenmited (o be erected by virgue oF this certicate of ovenpancy nor to inake of pecant to he
sty addition of alteration to the < aid buthings to e erccted or binldimgs alscady erected on the land
10 accondane with plans and spoiications approved by the b e iog wdPocior, Uab

Luevile 0 o o ndeee e o e ar ther officer appoimtedd by the € r i they behalf,
i
t

"
‘o

(D Not to alienate the night of occupancy herchy goanted or any part thorool by sule, as
mortpage, (ranfaf pf pussesnon, sub fease ur beyuest oF vtherwise howsaever without the consent of
Comnmoner first sought and obtained

() Fovse the sand bl only dod the purposz ot RT SHUNCE,!

1)) You are hereby scriomly wamed (hat umder no cinumstances should you start any de
without the appeoval of your nntding plans by the £1shan Duvelopment Boatd us provided winier Yot
of Edwt No Sof 1976,

L7

(14) Where you fait to comply with the (hwve requirements, you will be hubie to prosection ae
hy Scction 19 of the same Eidiet and your Right of (icupancy shall be sutomaticalty revoked

2 {§) For the puipos of the rent to be pand uider this certificate of o upancy the term of the

wecnpancy shall be divided into periods of, =) =" =TT T T TE0 ¥ ’!"".".'.'."' T
years, und ithe Commussioner may, &s near as conversently may be 10 the exprration of each jenod of

143130 the rent and fin the sum which shalt be payabl, Far the aext period === =~ FivEm=m-r g %

eoge e

or, k‘s\lhm":'T v e RAvEm e et of theterm shall reman, for the remainder of the

1f the Comnuisvioner shall 5o revise the rent, hie sh i caise 8 Motice in writing to be sci 1o the holders inflay
g them af the 1o vision of the rent, and the huldees shall thereupon within ane month of the tsie of
receipt of such nolice oF within seven days of the Lommencenitnt of the perod fur which the rant hae
revised, whichever shalt st happen, witbout further Jdeniand pay to the Commissiones or othee
apponiud by m, the difference between the unrcvised remt amd the ravised rent for the penod Gf
between the date of sevison und the thirty hist day of December, in the yeur then current, and theres!
hotders shll pay i aitsance on the first day of January, i csch year without demand to the comm
orother poron apponted hy him i feag o f the sant yearly sentof N 1), thrascnumrsmnasnm
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