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Abstract

one major product of urbanization, which poses serious challenge to urban planners, is rapid
yrban development, most especially that which is devoid of proper planning and control. Over
the years, attempts to create a livable urban environment have yielded policies and
programmes of action. Our experience in urban managementin Nigeria has witnessed changes

in actors and strategies, yet the problem remains the same. This paper examines the trend of

urban development in and around the Federal Capital City — Abuja. It uses satellite image

data from Landsat TM of 1987 and Landsat ETM+ taken in 2001 to monitor urban development
inAbuja and some of its satellite settlements. The énalyéis reveals a‘rapid rate of development
and the development scenario ‘captured, " using digital camera, shows that the quality of
development in mo;st satellite settlements was' poor. ‘Amongst others, poor management
capacity, arising from lack of official commitment to the implementation of the ideals of the
National Urban Development Policy (NUDP) is found to be a major problem. The study
recommends institqtional capacity building within the context of the NUDP' and community —
based settlement upgrading schemes as alternative’ to eviction and slum clearance. |

concludes on the note that doing this will require high official commitment to policy
implementation and adequate financial disbursement, * '

1. Introdq@ﬁqri
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people and 5,000 cities with over 20,000 people (Federal Republic of Nigeria,

0,000 ion i
ies\l’ith ng from this trend, the World Bank's record shows that the urban population In
o) F ed tgincrease to 100 million by the year 2010. )
12" f maior cities like ]
g pment in Nigeria has shown tremendous growth of maJ i

furban develo y
14 e dan n, llorin, phort-Harcourt, Kaduna and Kano with Lagos attaining the status ofameg

es have continued to grow in size, new ones like Abuja have aiso attracted
rly 19908 following

fthe Federal

ago-"'I inese old ci

Wmle mentin the recenttimes. This growth of Abuja city beganinthe ea
p'd > of the new Federal Capltal Clty (FCC) and the subsequent transfer 0
ol e in Decem deral Ministries and civil |
edan influx of population to the FCC and the surrou |
servableinthe FCT is generatlng

d slum development

ber 1991. As |twere the movement of the Fe
nding satellite settlements.

enerat
{
Mn of concerm is that the accelerated growth currently ob
ue
he 9 sequences as mann‘ested in mounting population pressure an

iits assoclated problem (Jinadu, 2001).
ith@ .

blems of rapl
nNational Urban development policy. Amongst others, the policy emph
ligera

ban growth, development of sub-standard and sub-human envnronment plagued by
d grossly inadequate social amenities as being the negatlve consequences of
The ngenan Governments have responded to the multlplldty of urban problems
ies and execution of development projects from time to time.

tion 2. 8 that Nigeria's urban problems still remains seemingly

jowever, the policy noted in se¢
ptractable despite the responses and jnterventions. The situation forms the basis for the new

elopment Policy with. the laudable goal of developing ‘a dynamic system of urban
wth, promote efficiently urban and regional

id urbanization in Nigeria are considered in detail in chapter one of the

asizes uncontrolled

mplanl]ed !
um squaloran

apid urbanization.
hrough the formulation of polici

Jiban Dev
etilements which w1ll foster sustalnable economic gro

levelopmentand ensure lmproved standard of living and well- being for all Nigerians'.
Nhenthe Urban Development Policy was fo_rmylated in 1997, the hope of having orderly urban
jevelopment, efficient and well-managed urban system was nursed. However, six years after the
mpact of the policy is yet to be felt evenin the Federal Capltal Terntory This paper examines the
urbandevelopment and housing situation in the FCT using some satellite settlements as case
study. It examine urban development trend and descrlbes the nature of development as well as
the associate problems in Abuja and some satelllte settlements The paper also examines the
U

fban management problems and concludes with recommendations on how to manage this

situation in the problem areas.
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Development in the FCT
mendations of Justice

he 4"
hors

qorical Antecedent to Urban

HI5 :
bl capital Territory was

promulgaﬁon ofthe Fédé’ral Ca_pital
At that time severa
area. Forinstance, Mabo

created in 1976 fo‘llowi:n)g the recom
Territory Decree of t

e
e Fl;i 1da committee and the
3in© i 1976 (Doxiadi_s Associates. 1983).

e were no major urban developmentin the

| write-ups by aut
ished ™ - gunje
# (1981) observed that numerous hamlets and villages t

aﬂd bumere ]
acterized the cultural landscape of the entire FCT. Priorto

eqre®® B!
s erefore: the area was entirely rural and was dominated by small, sparsely

0
ents. with about 85% of the settlements having a population of between 50-500

seﬂle
a, 1990asd

(627

calowing the creation of‘the FCT and the establishment of the Federal Capital Dévelopment
oy (FCDA), major construction work in the FCC started during the administration of Alhaji
Shehu shagari (1979 - 1983). Successive governments later built AE;uja: and on the 120 Jf
pecember 1991, the government of General Ibrahim Babangida formerly méved the seat Zf

hatwere nucleated in varying-
the construction of the
populated

inhabitants

uoted in Balogun, 2001).

go\,emment from Lagos to Abuja. The relocation process occurred in phases from 1986 until
s unti

»

1997 when there naining Federal Ministries w m A :
y the admlnlstratlon Of Iate

General SanniAbacha.

The transfef of the Fed ) | |
e mentaarid] eral .capntal from Lagos to Abuja set off the rocess -

ed in the introductory section. The next secti : _;.‘9\).{-‘5__..-,”, of rapid urban
rend between 1987 and 2001. ' section examines the development

gt N A B
Cier, @Gt 1t ”

3. Urban De ] e SIS O
— V‘:lt:lpment Trend in Selected Settlemen-té‘iﬁééf" 500
ion of the Fed . y , Lt 37 — 2001.
eral Capital City (FCC) started in 1980Dev l1
] . e e opment trend in
the

oty and ten satellite sett|
eme i ' il
nts were monitored using daté"frbm ;E;{éil!'t ‘ m
qatatrom itesimages. La
. Landsat TM

image taken in Janua ,
ry 1987 wasinte - .
le 1 minor urb O generate statisti
- an develop & ics of the level of u
‘ : rban

{
ment had occurred
v ' In the settleme
: : Yy
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]
e 1 gettlement Sizes 1987 - 2001 ’
/.l R ;
w’ée’tﬂi@mhems Size in 1987(Km2) . Size in 2001(Km2) a
. pbuja (FCC) | * 15.862 106127
2/ Dutse Alhaji 0.092 TG e
= ‘
3 Gwagwa 0.237 <
4// |du/Karmo 0.464 ' 6.05‘14"_____'/«
: KaruNyanyan | 2,725 27.965 |
[ e ; v ,I‘ W T |
5 Kubwa 0.112 13.565 '
/'_—, [} O ] — D
7 Kuchigoro 0.024 1.084
S | . T .:;4.:‘., g 5
8. Lugbe 0.105 4594 -
= | zuba i 0.649 - sm4ped -
9. b Gy ot . . EafY )

B AR

bl Vit BEOR [l

gource: Author’s A‘r\.lzsilg/§is,"2003

o pace of settlernent growth set up in the 1987 coritinued and cul
1 allthe séttlements recordinglincrease in their sizes (table 1). T
m Landsat ETM+ taken.in December 2001 re,ve,aljs,-.ausigniﬁcant phyisical expansion of the
lement. The table shows that the size of Abuja, Idu\Karmo, Kubwa, Karu/Nyanyan, and Lugbf%,
seased by 89.265, § 547 13,453, 25.240 and 4.489 square kilometers respectively within
nindex of the rate of change calculated for the settlements reveals a significant

t. Table 2 shows that high rates of urban development were recorded in
305.4%) and Dutse Alhaji

minated into the 2001 situation
he growth statistics generated

Jrteen years. A
ie of urban development. Table 2 Show
settlements with Kubwa (858'0%). Kuchigoro (315.5%) Lugbe (

98.2%) having ’exc'ébfibriallyf’ﬁig‘ﬁdé’veloﬁment rates.

ible 2: Settlement Sizes and Growth Rates, 1987 — 2001 o
Molsettoments | Sizein 1387 [ " gige in 2001 | Newly Created ~ | Growth

| ) TP ) - Sefflerent Area | Rate (%)

RUSRIRS s & H1x: PRI g (Kﬁ\Z) " d o B %
—{houa(FC0) | 15862 | 10627 | 89265 402
2 |DuseAlhaji | 0092 S ) 1:651 | 128.2°
3 |Gwagwa | 0237 25747 | 2,910 1877
4. [IduKarmo o464 | 6051 | 5587 " |'86.0
5 |Karu/Nyanyan | 2.725 77066 | 2524 "~ 66.2
6. |Kubwa 0.112 13.565 13.453 858.0
7. |Kuchigoro 0.024 1.084 1.060 3155
8. |Lugbe 0.105 4.594 4489 3054
‘9. Zuba 0.649 4.298 3.649 | 402
Source: Author’s Analysis, 2003
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V

e ced from the analysis of development trend that ttemendous urban deve lopment

adnAbUIR and its satellite setllements in the petiod under review. Inorder to appree iato

tum of physical development in the area, digital camera was used to capture the scenario

o e wentsettlements and this is presented in the next section of the paper.

yrban Development Scenario and Housing Problems.
;P seenario in Abuja and the ten satellite settlements feature areas of different physical
yistics and quality. Generally, the entire housing environment is characterized by planned,

and slum areas which are presenti in different degrees in all the settlements. Planned
nment.

paracte
ok qnnad
velopme nt features mainly in Abuja city, whlch enjoys awell-laid out residential enviro

yannad @ snvironments are also found in parts of K*\ru Nyanyan, Kubwa (Federal Housing Area)
adLugbe (Lugbe Estate). As shownin plate 1, these areas are characterized by modern building
adimproved access. The buildings are of modern designs and they range from single flat

S qtments to dupkxeq and low-rise buuldmgs ' &

Ve, 24

slate 1: Planned Residential Environment in Abuja City

%‘ ments' ¢ ‘,n,\ua 1sprawl and slum housing and their
spatial extent vary from one sett me‘
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r——————-———-—— 3

Sourcet Field\\*ork\ 2003,

Qumdevelpmesa universal phenamenon inall the settiements. Wik e
semeny have > developad it Abuia and ol areas of Rat, Nyanyan, lu\)l\@ and Rubwa, ‘, {
- L areas have developad in Zuba, Gvagivar ldu and \‘\l\om\*\m Generally, the sy
" charactetized by poar housing environment. The ROUSERA 3 aubstandard, emall,
; c:; 3 and pootly ventilatad. They are built of assorted, poor quality matenala auch an mud,

ks and Ot j « Plates 3aand 3b show typical squatter settienent and shum houses nAbuja

locahzed 'l meaquatiet

ctively.

[+%)
’
[&]
?.
)
3
(o]
—
4]
’/I
’f“
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. Fieldwork, 2003
es-
50ur

Large Scale Slum Development ; in Karmo

5 ourcs Fleldwork 2003

ppart from the substandard and poor housing quality,

roads and deteriorated envirnment. In Gwagwa, ldu an

tarred roads except the single carriage Diedie-FCG |j

the slum areas also feature poor access
d Sabon Karmo for instance, there are no
nk that passes through the settlements,

severe dralnage problem. The general environment o

fthe slum settlements is poar with common
cases of heaps of refuse taking over the roads and r

eS|dent|a| propertles (plate 4)

Source: Fieldwork, 2003
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r

1 \id urban develo
\ pment and the preponderance of unplanned and poorly serviced

i\\\‘
e y he w\celtam neqative
ant g consequences for the FCT. In physical terms, development

\.\‘

At

M <ing form po ulati

, quisiné population influx and high demand for housing and infrastructur® has
mal

|!l

R ~qal, con
= oiled gested and haphazard development. Land speculators and infor
uild ramshackle

‘\u‘k\] l t ‘\
5 tors ave taken

pvesto aken the advantage of increasing housing demand to b
enton

|n' [.\]
U
\ <erviced accommod
ation. Thus, substandard buildings as well as encroachm

.\“\“
er fl
ds and river flood plains charactenze physical development in Zuba, Gwagwa, Idu,

NRUL
Cte e R

AL
“ Kuchigoro and

(amno, KUeh parts of Lugbe Yanyan, Karu and,Kubwa(plate 5). With refrence
rthern Express road and

mmercial and
dueto

chmenton public land, the bufferzones between the Oqter N
0

toi‘l‘a\
qewellas that between Zuba énd Mada|la have been*iconverted to co

de\,t,lopments These problems combined with poor nelghbourhood qualuty

mﬂ,em tocreatea | generally overcrowded, unsamtary and ponuted housing enviroment,

s negative lmpllcatlons for health and the well belng ofthe resndents

plate 5 showing development Encroachment on River Flood Plain in Zuba

Sources: Fieldwark, 2003

The scenar l o
io painted above shows that, contrary the |ofty goal andfobjectlves of the National
! iona
), eff C|ent urban development

Ut
andan Development Policy ('see sections 42and4. 3 1ofthe, po
management still elude most
settlement in N|ger|a As it were
the S|tuat|on inm
ost of the

satellite settle
- ments studied poses a serious challenge to urban planning and constit
SOCi s
cial order as conceived in section 6.1and 6.2 of the Bolicy. Thenedt itutes a threat
. next section of this
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Urban Management PrOblems and Solutions

e physical development propjer o\ in

major parts of the satellite settlements are
attributed to poor management arising from

poor institutional capacity and official inactivity. As
he Department of Land, Planning and Survey of the
Preparing Master Plan for the satellite settiements
The Zonal Area Officer of the Department, which were

koo the Regional Planning Section of t
FCDAS charged with the "esponsibility of
d ensuring development'control.

stablished in 1988, are directly in charge of the preparation of Action Area Plans, execution of

pment prOp.osaI:s, dgvelopment control and enforcement of standards inthe differentArea

develo

pespite the establishrent of urban rﬁanagement institution with defined function and
responsibilities, the'reality on tha ground shoiws that the existing institutions could not effectively
manage physical developmehpiin the! FCT. ¥ Several problems inhibiting effective planning
administration and land'mana‘gé‘méﬁtiWé’r”e';identifi‘ed in the 1999 report of the Ministerial
Committee for the Appraisal of Physical Planning and Development Issuesinthe FCT. These,
amongstothers include: PR i At BT WS

Delay and sometimes outright non-implementation of Action Plans for some satellite
settlements.

Delay in the provision of infrastructure on many new layouts, which create hindrances for

developers and give rooms for encroachment and illegal development.

Inadequate human and material resources in the Zonal Planning Offices. The logistic

problems here include shortage of manpower shortage, inadequate office and residential

accommodation, lack of office equipment and transportation problems;

Non application of effective development control, a situation which results in rapid growth

of illegal development; - ' |

Poor co-ordination between the Regional Planning Division of the Department of Lands,

Planning and Survey and the Zonal Offices as well as role conflict between the Zonal
- -Planning Offices and the Area Councils. '

These problems héve Comb'ihed with indiscriminate sale of land by the traditional Chiefs and

shady land speculations to compound physical planning problem in the area.

The current situation reveals poor and ineffective institutional capacity for urban management as
noted in section 2.8 of the NUDP six years ago. Itis an indication that Nigeria has not benefited

from the formulation of the NUDP due to the problem of non-implementation and non-application

27
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N Ay deals of the policy. There ig therefore the neeq to revoke and implement the relevant
ofthe

goﬂ of the policy to ensure efficient Management of new development in Abuja and other

arts legerla
p

omajor and immediate requirement for adequate management of the situation inand around
puja s sto strengthen the capacity of the exmng Dlanmng lnstltutnons as recommended in section
j450f1e NUDP. The capacity building- should cover the provision of adequate human and

perial resources needed for effective monltormg and control as well as staff training and re-

ining moderh approaches o urban management. In addition to these, there is the need for

change in attitude and methods. Itis high time the planning agencies change their apathetic
d|aznerfare attitudes, which allows encroachment and illegal development to take place and/
o slums 10 develop before thinking of solution, The situation in and around Abuja is such that

p|ann€f5 have watched,-and are still watching with impunity, the formation of large-scale slums
and haphazard development.. This lazier fare-planning attitude must stop.

tr

The method for dealing with the existing slam housmg in the !sa'tellllit'e settlements like Zuba,
Gwagwa, Idu, Karmo, Lugbe, Piwoyi, Nyanyan-Maraba, and Karu should also change from the
oidmethod of slum demolition. The Urban Development Policy’s goal on urban environmentis to
ensure an orderly development of Nigeria’s urban settlements in a way that guarantees a decent
jvable environment’ and one of the objectives is to ‘upgrade the existing slums and squatter
settiements and control the emergence of unplanned settlements’ (see section 7.4 and 7.5.1).
Although se‘ctions»4;3.(3 and 9.5.2 of the NUDP contradict the upgrading objective and support

slum, clearance and the declaration of ‘RedevelopmentAreas’, there is the need to review old
strategies and do things differently. ' : ;

; AL A IS ST g st e

. Experiences have shown that slum clearance is soc1ally and economlcally costly, It is-atemporary
rather than permanent planning solution as it normally leads tor the re; emergence of slum(s)
elsewhere and nearby. Given the numerous success stories of best practices in slum upgrading
and innovative settlement management from countrieslike Kenya, Sudan, Angola and Botswana
amongst others, a viable solution lies in the institution of community-based settiementimprovement
programmes in the different settlements. The' impro've'ment programme should focus on
reqularization of land tenure and facility up-grade through public:private and community efforts.
Above all, there is the need for planning intervention and control at the urban fringes to prevent
them from haphazard development.
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Conclusmn

hys|cal development scenario painted in this paper reveals a rapid, uncontrolled urban
eP

t;!
prnen
F ederal Capital City- Abuja. This situation is a replica of the nature of new developments

P ynd most major cities in Nigeria and it is an indication of poor commitment and non-
ou

1 e mentat«onbﬁh'éldﬁwdeals of the NUDP. There is the need for adequate official commitment
- ementation of the. NUDP interms of institutional capacity building and the disbursement

¥ which hafifests in poor, congested and unsanitary housing environment around

im
pthe impl
> 'ﬁﬁéﬁ*‘*“‘?ﬁ'féft‘ment urban management. Inthe case of Abuja and its environs the

facl
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