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ABSTRACT 

This dissertation focuses on the system of land ownership in 

Gwagwalada Area Council. This system has culminated into environmental 

degradation as a result of uncontrolJed action of the ,iillages on government 

layout. Their action has reduce dynastically the rate of development and 

inflow of real estate investors in the areas council. 

More so, the master plan for the area council has a little or no 

reflection on the existing physical development. This is as a result of 

uncontrolled development carried out by the vilJagers, mud houses, that 

ached houses on govern111ent layout living the area with bad road network, 

poor drainage system, uncontrolled refuse disposal, bad sanitary system etc. 

This research work will examine the extent of slum spread, level of 

encroached on povernment layout by the villagers and analysis of the effects 

of their action (villagers) on environmental degradation an real estate 

investment. This will be achieved by the use of questionnaire, oral 

interview, personal inspection to the affected areas and careful analysis of all 

data collected. 
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1.1 

CIIAPTER ONE 

INTROnUCnON 

BACKGROUND INFORMATION 

The word "Land" is so frequently and f)-eely used in our evcryday life that 

this meaning or definition is takcn lor granted; yet i [there is anything, which 

has no settled meaning or deJinition it is land. 

The very meaning of land is seen differently by various sectors of society 

and their accompanying ro fessional skills to a layman land simply me:lIls 

the earth or solid part on which we build our houses or other structures; it is 

not seen as to including things growing on it including anything under the 

earth or above it. 

It is distinct from such features as rivers and oceans. In physical geography, 

it is defined as the "terra firma" on which settlements are created, and it 's 

physical qualities, which arc of interest in its use. 

From the spiritual concept; land is synonymous with Deity who acts as the 

guardian of the earth, man and in consequence must be worshiped and 

constantly appeased to avert her wrath and procure blcssings and protection. 

Socially and politically, land may be defined as meaning a nation, a town or 

a community or ethnic g:'0dP hence such ~xpressions of Nigerian soil, Ibn 

land, Yoruba land or in my homcland. These expressions rcfer to Nigeria. thc 

geographical unit of Nigeria inhabited by Yoruba's and any towns or village 

respectively. 



The terril "land" suggcsts diffcrcllt things to dillerent people depcnding Oil thl'ir 

outlook and their area or interest at the momcnl. 

l;rol11 leg,t! point of view, land is considered as allY portion or the c:lrth's 

surl~lce over which, owncrship rights arc cxercised. The Oxford Ad v;lll l'cd 

Icamel"s dictionary defined 1~1I1d as «thc solid dry part of thc e"rtll sllrl ;lrc, 

contnls1L:d with sea water". 

I " lilt! can ,lI so be cOIH.:cived as ', J"ree gin ornalure, also it can he r('klTed tp ;t'; 

lll1 accolllmodating base lor i:d ~ activitie ' slIeh [IS ecol\olllic. spcio-l'llltur:tI . 

d~1I1"' S . residential, industrial, hospitals, institutional, llluniL:ipal service:;; alld 

amcnitics cte. which Illust all co-exist in annory. Thereforc thc issue or land C lil 

not he over cmrhasizcd. 

The I:llld tenure svstem, which rcfers to thc syst cm or lalld owncrship ill 

Ni geria, thc geographical divisioll or Nigcria into Northern, Western ll tH l 

L:t ~;tcrn province'S gave rise to diverse clIstomary 1(llld tentlre systems. Viewing 

the country [I S a whole, it was observcd that the traditiollalland tenure systl'1ll in 

Nigeria is mainly on inheritance. The inheritance systcms givcs rise ttl sC~lttercd 

holdings rllld l~lrIn lands are in on contigu,)US plots. 

Ilowever. individual ownersh;p '~VllS becoming poplliar because or the pressures 

or poplll:ltioll Oil the 1(ll1d and t.h/~ (ldval1el'~: being made ill thc econollly, which 

has made 1,\11d SC<lrcc therc/()rc esscntially valuable. 
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Due to the gcumctrical incrcasc ill the pnpulalion, whicll resli lt. in sc~m: it _v or 

l<1nd, brings abo: ll high pressure on lamj resources_ Incrcase pressurc Oil 1:111<1 

rind ellvironl1lent hrings about cnvironmental degradation. 

l ,and tenure can therefore be rcferred to as system of owncrship or land. 

1': llvirolllllental degradation may be referred to as the gradua l loss in the natur;l l 

environmental reso urces. Loss In environmental reSOllrces n.:sul1s 111 

cll vironmental hazards irnothing is dOllc. 

To an estate surveyor and valuer, real est<.lte investment is the Illost-secured <lilt! 

valu<1blc form of investment, r..:.:1~ estate investment IllClY be inform of property 

development l'or sale, letting and ~lI soror recreatiollal p':rroscs. 

Moreover, investment in land may also lake the form or Agriculture, the 

sur ivai or which depends on the natural resources ofthe environment. 

The succes~ or environmental management and real estate investment largely 

depends on how much land is aV~lilable to an illdividual, which is \Vh) the 

rcsc~lrcher is mot ivntcd to write 011 the erfect or lalld tellurc sy~,tem Oil 

l'llvironlllent~ll dcgrndalion und real estate investmcnt in Ciwngwalada Area 

CPllllCi I. 



1.2 STATEMENT OF TIlE PROBLEM 

Quite often the distribution of land is ch~.racterized by inequality and this in 

turn establishes a strong basis for inequality of wealth in society. So land is tied 

to eC0nomic power, social and political power. Consequently, the inequalities 

have fuelled the violent revolution in history, for example, the first and Second 

World War started as a result of territorial conflict; and land was central. 

In most community customary system of ownership (Tenure) had began as 

communal tenure or right whereby ownership were vested in the community 

e.g. Gwari land, Yoruba land etc. 

Access to land under this system is basically by citizenship, in some other pat1 

of the society, the ownership of land is vested in the family head whereby only 

the member of the family is entitled to land. With the increase in population of 

each family and community at q geometrk progression without any increase in 

land available results in land parcelisation among the members of the family. 

An increase in number of members of individual family with a parcel of land 

increase the pressure on that plot, this will result into continuous cropping, 

deforestation year in and out, over-grazing, slum in residential areas etc. all 

leads to lost of soil fertility, erosion, draught, lust in shape and beauty of 

environment and eventually desertification. 

4 
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Family heads or community heads to a very large extent forbids/discourage 

external real e,state investors in their land and that is why so many part of our 

towns and villages are sti' l not developed up till today. Despite the 

promulgation of the land m;e; Act of 1978, the communal/customary system of 

land ownership are still operational ill !nost part of our cities even in F.C.T. 

(Federal Capital Territory) e.g. Gwagwalada Area Council. These are some of 

the problems this work will address. 

1.3 AIM AND OBJECTIVES 

The main aim of the study is to examine the effect of customary land tenure 

system on environmental degradation and real estate investment and proffering 

ways of amel iorating them. 

To achieve this general aim, the following objectives will be pursued:-

1.4 

(a) To examine the rate of slum spread in Gwagwalada A. C. 

(b) To examine the extent of encroachment on government layout by 

the vi lIagers. 

(c) To evaluate how system of land ownership affects environmental 

degradation and real estate investment. 

PURPOSE AND SIGNIFICANCE OF STUDY 

The alarming rate of desert encroachment, slum spread and their associated 

problems in this country portends a great danger for the country in the nearest 
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future. Therefore, evaluation of the cause and proffering a lasting solution is 

inevitable. 

More so, land tenure system as a cause of these prevents the smooth 

development in both our urban and rural areas. This is as a result of 

discrimination between the native land owners and the real estate inv(;stors 

(visitor). 

The incessant oveliaking of Government layout by the native Chiefs. 

This dissertation will look into the extents of encroachment of Government 
I 

layout by the villagers, degraded areas due to activities of villages, enljghten the 

villagers on the effect of their activities on the environment and proffer some 

possible solutions. 

1.5 SCOPE OF STUDY 

This research study will centred on the system of land ownership in 

Gwagwalada Area Council, Abuja. It will cover the procedure taken by the 

villagers in encroaching into government layout and the effects of this act on 

their environment. 
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1.6 STUDY AREA 

Abuja was created by the federal capital territory, Decree No 6 of 

february 1976 in Oct 1975. 

The FCDA (federal Capital Development Authority) by the same decree 

charged with th(-' development of new federal Capital for Nigeria. 

The FCT consist of eleven (1 J) district out of which Niger State has 

(6), Plateau State (4) and Kogi state (1). These districts. were later upgraded 

and merged into area councils, equivaltnt of local government as presentiy 

constituted in the country. FCT now has 6 Area Councils namely Municipal, 

Kwali, Kuje, Bwari, Abaji and Gwagwalada Area council which is the main 

focus of this dissertation see Appendix II to IV. 

The regulation is characterized by park savannah as well as patches of 

forest. The area is typified by gently undulating terrain interlaced by riverine 

depression. 

Gwagwalada Area Council happens to be the hotte~t part of the FCT. 

This is due to the topography of the area, it is the lowest part of the FCT 

interim of the terrain and the higher it goes the cooler it become and the 

lower it goes the hotter it become. 



1.6:1 HISTORICAL BAC-::(GROUNO OF .GVVAGWALADA AREA 

COUNCIL, ABUJA 

Gwagwalada Area Council was created on the 15th of October 1984 after the 

creation of Federal Capital Territory in 1976. Before the creation of Federal 

Capital Territory, Gwagwalada and its environs were under the Kwali district of 

the former Abuja emirate now Suleja emirate. 

As one of the six Area Council that make up the Federal Capital Territory, it is 

strategically located along the Lokoja - Kaduna highway; this gave it a head 

start over the other Area Councils. 

The final relocation of government in 1991 from Lagos to Abuja brought a 

massive influx of people into the Area Council. The population of the Area 

Council has grown astronomically and can be estimated at 500,000 people. 

Th\s comprises the original setters: namely Gwari, Koro, Gede, Bassa and the 

Hausa-Fulani, as well as other emigrant from other part of the country. 

Gwagwalada Area Council is administered by an Executive Chairman elected 

through popular vote. The council is composed of 10 elected councilors 

representing the 10 wards of the area council, namely: Zuba, Ibwa, Dobi, 

~lItlinku, TlInga-Maje, Gwako, Paiko -- Kore, Ikwa, Gwagwalada central and 

Gwagwalada Quarters wards. 
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Thl' " /\ gu11la" is tht.: lr<lditio llcd ruler or (lwagwa \;lda, t.lle "Ag(lrcl" is ;lllo llicr 

llWjor tradi ti ona l rll icr ill the An.:;! ('oulleil, h: is tile ( 'hicrofZtlh;l, tlte ll11rthll"1l 

!:-!-; lk \v~ly or tht.: Feder;] 1 Capita l Territory . 

(I'" ;\gw;lIadli hus :.i SS UlllCd a pride 01" pl~l <:cs ,IS the .AtiJl'll or Ahu,i:l. 

As a center or learning, it hOllSt.:S all tht maj or hi gher ill stituti ulls ill (he F.e.T. 

These illcillde, the University or Ahuja, til e School or Nursing (lilt! till' (. 'olkgl' 

qr h .ltle;\( iUII. It Iltls ovn 40 prilll(lry :IIHI 7 SL'COIHbry sc l10uk ( i w: lg",:lIad:1 

;lI sl) houses the Ahuja Spccialist Ilospitlll , a cent re of Illedi c,ll L' xcelkn('c 

rL't.:<1glli7L'd ll;:Jti oll wide. 

!. 7 J lISTI FICATJON 

The ICcleral (apital Territory t.:31llC illto being by virtuc or Dl'crec Nl). () III 

1 97~, which vested all the land w ithin tile territory ill the Fedcr:l l (Jovcrnll ell!. 

l1erorc the ndvent or the Federal Carital T erritory Act and the 1.i.lIld Usc Act. 

lil t la ws of the defllllct Northern Nigeria governed the CIrca ill which tlte area i:.; 

Incakd. 

There has bcen dcvintitlll fro m the !:tid down provi sion ill tile two /\ cl~ ; ~1I1d it i '; 

: "T\.~c lil1 g the proper and clTectivl' ;ltilllinislratioll or 1<l1ll1 in (he Fe<.kr; d ('"pit ;" 

Territory ;:Jlld r articulnrly Gw'lgwahH.la Area Council. Due In this cOll slr:til1{ thi s 

rc:-;cllrch will :lilll at proffering n~C()111I1lClldation s, suggestions or so lving 11ll' 

rrnhlcllls. 



CHAPTER TWO 

2.0 LITERATURE REVIEW 

2.1 TENURE: The new webster's Dictionary of English delined "Tenure" 

as the act manner or right of holding office or property, especially real estate, 

the period of holding this. 

2.1.1. LAND TENURE 

C.O. Okwaye submit that, Land tenure may be defined, loosely as the body or 

rules which govern access to land and the relationship between the holder or 

land and the community on one hand, and or that between the holder and 

another party (which in the Algerian situation could be the community) having 

superior title. Tenure therefore, defines what interests are held, the mode of 

against and transfer as well as the rights and liabilities of holders of land. 

2.1.2. ENVIRONMENTAL RESOURCES 

Zimmerman (1933) had published in his work in which he agued that neither 

the environment nor any part of the environment are resources until that are 

considered to be capable of satisfying mankind needs. This implies that 

resources are an expression of appraisal in other words examination of what it is 

and represent on entirely subjective concept. Its meaning is capable of 

changing from persons, place to places or time. E.g. there was a time when 

crude oil ozzed out in a locality in the United State of American and (USA) at 

9 



tlwl. carly st<lge, this substance was considered a Ilui sance because it W;IS seell ;I S 

;1 pollutioll. lIiltil it \:vas utili7.ed for man's usc ill I ill' tllrln orcllcrt'-) (pCtrokUlll) 

rllr C ~lrs , l'Il(lcitillcrics alld so OIl. 

2.1.3 NATUH.AL RESOtJH.CES 

Mericle (2003) define National rest urle ~; as something Ihal exist Ililillmliy. IIld 

hec(lllsc it \vas produced by hUIiWIl Ileillg . 

Natural resources arc '.: f!en or IH,)' renewahle ,is:'1 result. ill the dl'pkl j~)1 1 

or these resources, could cause supplies to dry up. h1r example ~';(\Ill ' 

ellvironmentalist, argue that present rates or foss il fu el li se are ullslIsl:!il1;d Iv 

because I()ssil rucl resources will I'lm out ill "ollling years. 

/\. "fund resource" is olle that C:1I1 be exhausted thn.lli g h 1J1I lrrill 

cOllsLlmption. Fossil ruel s lit this ca(cgory, as do mall)' other resuurces, JrH:i :l l s 

I'DI' L'X:lI11rle can be derleted irthcy are not recycled alld lIsed aga in. 

Many m tund resolll'ccs can n.: llew themsel ves over lilllL' , h()\ \'l'vl'I', Ilwll' 

(Ire lilllit~lli()11 to this ahility. 

2.104 nl~FORESTATION: 

Carol inc (2003) defi~l()d def()restation as the process or deslroyill ... ', llr 

rellluving a 1i.)J'esl ccoSystClll. III its p!:lce a dir/Crellt cC(lsysll'1l1 will ('(lllIe 

"boul. This is dirrcrent froJll (ile process clc:u-cuUillg :1 1{)J'es t, C!c;lI' c llttill!!. 

III 



only removes thc current trees, but allows new one!, to grow III tll ei r place 

because it docs 1101 fundmn ciltally change the ecosystel1J. 

2.1.5. EXT I NCTION 

, l1Iack law dictionary described extinction ll S ex tingu ished. 11 0 IOl\gl.T ill 

ex istence or usc. 

Ox ford dictionary and tbe saurus define extinctioll as the act or rnak illg 

extinct; tile state of being or process orbeeoilling extinct or ad ol'extinguishing 

or wiping out. 

2.1.6 LAN() 

Smith define anclto "im:lude any building and other thillgs attached to (lJe 

earth or perlllanently fasten ed to anything so attached but does not include 

Illinerllls" . 

2.1.7 ECOSYSTEM 

MueJly (2003) an ecosystem relates to the biotic and abiotic clements ora 

certain area and the relationships between them. 

I. Biome: A Biome is a type of ecosystem. It rdel's to many ullique 

ecosystem that share certain C0l111110n characteristics. 

II. Biosphere: the largest possihle ecosystem is biosphere. It includes 

every organization and species on earth, cOlllhinillg all or till' 

planets individual ecosystem. 

II 
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III. nio(ic cOllllllllnities: the livillg organi sl1l ill (I ccr("in :trc,1 rOrln 111l.' 

biotic COllll1ll1lli(y. 

IV. C limate; (he C limate of an (lI'ca is the typ ica l weather p(lttrrll ~ it 

expertences. 

v. Deserts: a desert is II type or ccosystem li1ling lIllder the C \t q !..(l! .' · 

or biollle. Dcscrt ;1J'C ex tremely dry, ami their lIlliqllc l"ol1djtinll '~ 

C<lI..! .--iC highly dirlt:re/l( plan; alld (ll1il1l:11 lie (() ex is!. 

VI. Iinbitat: !\ Iwbita( is Cl 1110re permanellt. ecosyslcm Ilwl 11;1 ~ ; 

stab ili i'.cd alld re:l<: hed I..I Yllallli c equilibriulll. 

2.1.8 NATlJRAL PLANT RESOlJl{CI~S 

Neil Franklin (1999) ,Natural plnnts growing III the wild m Ci l S I(ll III )1 

wi ldlife rcsource. These resources h:lVC ~ i gnili c:lI1t value to Illllll ll ll l)('in .l',~;, n:-; 

we ll as va lue:ls a part o t'nnture. 

Mnny economic benelits arc given to humanity by the pl:lIIL'IS pl llill 

rcsollf'ce. 1'1 (l llts provide thc matcrials nceded for food. sp icl's. Itl\ or ;lIld 

scelli s. They :ll so make ec rtnill commcrcial products possible Stich as S(); lp. 

paper, fuel, libers, medicinc, dyes lllld waxes. 

Today, domest ica ted plants supply the world witll 90(Yo or i ts II.)od . TIIC';(' 

plant s supply the world witll 90% or its rood . These plant s \VCIT migill<ll1y 

(>LInd in the tropi cs, but were tnh:.n back to ot.hcr locati olls and dtHllcstic<lll'd . 
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There are many reasons to keep wild plants nroLind . Many cllv irnlll1lcntal 

activi sts and others have c;1 mp,ligneci to preserve this integral pnrt or 1 1<It \ll"c. 

Plants provide beauty and happiness to the world and its 1111111(\ 11 

inhabitants. T! e aesthetic and recreational vallie ()r wild plant s 1l1 .. !I\l'S the 

resources very illlportant. 

The world's animal resOI lt ccs ha ve changed trclllcndously \)\Icr tillle . III 

modern times, high level or t'x tinctioll increased the level or loss or the world ':, 

animals. Modern scicnee has identified l.7 million diner-ellt sl1ccics or pl:lIlt 

and ani mals. Most of these insects, in total, the number of' species illhabitjm~ 

the plant muy be in type tells .o f millions. but estillIC1(es (lrc cOllti llll't11 I 

changing. 

Many species that currently inhabit our planet may be lost without pcople 

ever knowing them. Destroying tropical rain forests and other cCOS)'s tcIIlS c all 

cause wi de spread extinction or species. 

2.2 ENVIRONMENTAL I)I~GRADATION PROCESS 

Envirollmental degradation process, the four major calise or prncc ss(:'~~ 

IlIclltioned and described below: Sec 2.1.4 It)!" Del'nrestatioll . 
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2.2.1 SOil J l~nOSION 

loosellcd and carried away hy rUlllling \A:ater, wind, icc or ll <l tll1'ltl <lg l'llt ,1111 1 tilt' 

lower hori :.r.on in tile soi l is exposed. 

Soil erosion ( lCCLIrs in severa l parts of' Nigeri<l under difTclcll1 !..', l'(ll() ~j c 

cli mati c (Jnd soi l condition. But the degree or nCCLlrrCllCl: varie ::; C '. Hl ~.; id l' l ; d d .\ 

1'1'0 111 \JIIC part or the eOlilltry to the otller. 

TYPES A ND CAUSES OF SOIL EIU)SION 
Ba.:icctlly there arc three types of erosion by water. Thcy incilH.k:: 

- Stu'face now crosioll: Which occLirs soil is I"CIllo vcd "vitlt sur! ;ll'l' rlill (II r 

durillg heavy ("(lill. 

0plash Erosion: Occurs whcn rain drops slrike hare soi l c<llIsin!:" i l 10 "pia:;!) ;1" 

Illud to fl ow into spaces ill the so il .-tnd to turn the upper 1:I)'('f' nr ~, (}il inl p .. 1 

structu rc I c~s c()1l1pacted llla SS that urics with a hard iIllPCrJ ll l':lhlc CHI :, I. 

a channel which is then deepenecl by further scouring. Till'se type or l'I\) . · j ~) ll 

manifes t in several different f/,)rm s namely : rain drop ero~ioll, shed Cro ~;i\)ll , rill 

eros io/l (llld gully erosiull. 

Soil erosion nrc caused by both physica l and hlllll:lIl l ~lClors or ,I 
(ulI1hinatil11l or bUlh. Physica l I"<lctors Iklt Ic:lds 10 eros/oil illl.' IIl tlc Il l\' 

rollowing: 



I: 

Nature (lnd compositioll of the soil; 

Topography; 

CI imatc 

;\ bscncc of vegetation cover 

Human factors are: 

Over cropping excessive fannin g 

Milling activities 

Construction works 

Clcarance or vegetable Idelorestation 

Bu . .;\l burning 
'-

2.2.2 DHOllGI-IT 

Drought is a periodic reduction in moi sture aV;.1ilnbility below <lV('l"<lgc 

conditions or simply defin '?d as the non-avClilahility or adequate <lIllPlIllt· or 

water for man, animals and plants. Draught severity dcpends 011 the degree ,) 1' 

moisture dcliciency, the duration and the sizc or the ;tlfeckd (lre(ls. 

TYPES OF DROUGHT 
The Il~ (~ior types of draught are recognized namely: Meteorological , 

Agricultural and hydrological usually associated with cnv~ronl11clJtal 

dC!1:radation. This classifi ca tion is based on the difTercllt lIsed nl;Hk or 
'-' 

precip itating water by Illan . 
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METI~OnOLO(, Y RAllGIIT: Thi s is reg:l rd cd ns drY lll'SS dlll' to Li ck 

uf'pl'l'cipitatio11. Thi s n:lers lo lhe tcmpor,iI cycles ornq.!,Clli vc Illll"ll1 :lIillll ~; 1"' :1111 

tile mC(ln <llliPlal precipitation over an 8rea. 

AG RICLI LTLI nAL DRA l JGIIT: This relCrs 10 that slJort ~lge or waIn 

in the soil I()r plant growth, deVelopment and lIlatllrity. Thi s IlIm1);lIl y rl" :lIlh 

li'ol11 ei(her !cIte Ollset of r[lin or earlier (hall Ilorm;" c('ss[ltioll d;ltcs or r:lin ( ItH· 

sCl..ls ull ~d clilllate as ill wcst A/"ric'l). This n.:sult s ill short thall lISllil! !engtll ul 

r;li11 ), seaS()II. Agri cultural draught is most marked ill areas ex periellc ing hi!!,11 

~l'aso n illit y o/" rainf~Jll. These are wilhi 1 continent;d illtcrj(lr~ Nprllll:rn f'J:.~J. I.'ri ; 1 

:'lIld other sahelian regiolls ur \Vest Arri ca. 

IIYI>ROLOGICAL DRAlJGI-IT: Thi s is :1 period Juring which -;(rl':l1ll 

!low are inadequate to supply estnblishcd uses ullder a givc n syslL' JIl or \v ~ IIt',. 

Ilwllagcmelll. This suggests a dclinitioll in the amollnt or ulldergroulld w:III,,'r, 

which takes time to replenish. Ilydrologieal draught rel,ltcs 10 ckrlinin!' 

;llllount orslIrrace rollnd Welter and hence h)wcring orthe \vlller table i1S '1 rl'S lIll 

or prol ong tl1pping or underground waler by Imlll together wilh the ilddili~)n;" 

crrecls or both meteorological and agricultllral draught. Rcduccd illlilir;Jli(,11 

due to compaCti on or soil as a result \)(' ddorestntioll alld addiliolwl C;l~~C " (II 

11Ic lcorolog ic;.d draughts have resulted in the decreased VOllllllC or 1Illdcrgroll!ld 

w'lter. 



2.1 LAND TENURIi: LAW OF 1()(,2 

BACI(;RfHJNI) STUUY 

The system of land ownership ill northern Nigeriil was ll<1tiollali z,C'd sinn: 

191 n. I\ s in the case or sOllthel'l1 -protectorate or southern Nigcri'l. I ~ril i: h 

adm ini stra ti on was proceeded by the (ldlllillislralioll or the {{ny,d Niger 

Company, but in Northern Nigeria , British :'ldministrntion w~s extended to I\lUst 

orule area hy cOllquest, s~d)~;~que llt to declaratioll of tile prnll'ctor<lk . The hilt! 

al ready acquired by the rov~ 1 Niger c0mpany with the e ..... :ceptiol1 the c()l1lpa!l:/s 

tr:lding post heeamc vcsted in the gove rnm en t t.hus, becollling crO\vlI 1:llld. '1111.' 

glJVCrIlll1Cllt {ll so clailllcd as sliccessor to the cOllquered or di sposc'd ru ler. Ill<: 

land ri ght which they have claimed for themselves aner the Jihad. This cla .. s or 

land was described as public 1<ll1d unlike crown land, which wns Itcld by the 

government in trust for her majesty, public land was vested ill the gOVCrIllllt'lIt 

ill trust ['or thc pcople. These diffcrences Illsted until 1910 when (IS il resllit 01':1 

reco ll'lll1cnd:.'Lioll of a cOlllmittee set lip by governlllcnt in 190X i ll respect 01' 

certain pressure in England, the government dec ided to take over the ownership 

or Innd. The policy or decision was given efrect by the land ilnd nati v'2 light 

proclnlll<ltioll of ) 9! 0, which was repealed <llJd r('-enacted by the blld cllld 

lIative ri ght ordinance of 1<)16. The 191 G enactment was replnced hy 1:llId 
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tenure law of i 9(-)2 and n·o then th ': land tenure law or 19()2 hel!" been 111 

exist.ence till the prorogation of land lise <\ccrce of 197R. 

2.4 LAND TENURI~ LA \\,' 

Sectiun 4, sub-section I oCthe law ueclares all lund ill Northern Nigcri~l 

with the exception orcertaill pnrcc\:-; or land which were formerly vcslt..'d ill tlie 

Roya l Niger Company had been acquired by the governlllellt. under st,ltut()ry 

power and declared ad nati ve land. /\ II nati ve land is undn thl' cOlltn)1 alld 

subject to the dispositi on o f the Ill il li stel' responsible l'or bile! matters w ho is 

required to hold land and administer, the land for the usc and COI'1l11l01l bcn~'fjt 

of the natives (All Northern Nigeria). 

2.4.1. POWI~R OF THE MINISTF:R IN THE MANAGEMENT OF TilE 

NATIVE LAND. 

As earlier mentioned section 4 sub-section or tile law v\.::skd all 1;111<1 ill 

the mini ster responsible for IHI1t! Illatters. "All nat.ive Icmd is under lhe mini ster 

who is required to hold [Inti administer the land ("(H' the use and cumlllon belldit 

oCthe nativcs". No title to the use alld occupation orland hy Non- n~ltive C:lll he 

validly acquired without the consent or the minister. The If.l w dcc l<lres thaI 

!here is no freehold illterest and evcryhody W~lS a tenant to the govern mcnt and 

no individual ean hold or acquire <lbsolute oWllership or land . TIl~~ ol1ly lit le 
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which can be held ill land i~. nlGIiT OF OCCUPANCY which is dclill cd hy 

the law as a title to the use and occLI)lnti\.l'l 0f kllld. 

2.5 SOCIAL AND LEGAL TJIf.:ORIES OF PI~OPETY 

Land tellure in Nigcri8 has double ancestry 

I. 'rhe traditional concept or ownership 

11. Islalllic concepts which is appli Ga hlc in most Northern States ()rlhl .~ 

COlllltry. 

The traditional basis of land tenure is communal. Land was held collectively ill 

Illmily kingship or villages ullits anel allocat.ed without right or di spositi on III 

households. I ,ocal clIstoms genc!"all), rec0glli zcd the ri ghts orthe CO llllllllllily or 

the village to control the use of land resources within tbe bOllndary and to sc lcl' l 

,mel LIse ::l portion of the 1<!/1d r0r ramily 0r personal usc. Once the land is 

nllocated to individuals whiJ are born into a land owning COllllllllllity, tlte l<l1ld 

can be held in perpetuity as long as the guarantee continues to make <l bcnelici;ll 

lise or it , the land can be inherited hy children or close relati ves or gu:mlll ll'l' 

hecoming family property to be shared according t the law or descent. or 

MuslilllS Malik law, depending on which part oClhe coulltry. 

If the land is abandoncd it reverts to the il1iti:ll guarantor to be hcld In 

trust until it is required by other melllbers oCthe famil y. 

" 



It is 110 vever lllaint'lillC'd that the land holding recogni:1.ed hy !\ I'ric:111 

customary Ia\"! is not. cOllllllunal but it can be best described ,IS corporntc ~~'S klll 

or Innd holding, since the relationship between the group and the Inlle! is 

invarinbly complex in that, the rights of the individual mcmhers oneil co-cxi<;t 

with those of the group in the salllc parcel or land . Bul the ilHJividllal l1lelllh cr~~ 

hold dcfinitel)' aseertaillable .lnd wdl rccogni zed rights withill tht' 

cOIl'prChellsive holding or the group. !\ member's right to his Iwl ling. is in [lie 

n;llive of a possessors title which he " n.i0Ys in perpduily and which C (~nll: rs 

upon him powers or lise an:! of disposition scarcely distillguishahl e from tl"!(lsl' 

of an absolute free holder lIllc\('r the Engl ish lnw. 

He is a pnrt-owner of lanu belonging to his family, but or takcn <tway 

ii·ol11 him in satisfact.ion of depth, though he may pledge the li se of his portioll 

1'01' a dept in many Nigerian ~)Oe i et i cs surviva l depends upon bnd use, tht' 

proceuure for allocating lanel lise become in effect the structure or the ~Dl:icty. 

Therefore, once a person or l~lI11ily with an allocatioll or lund h;IS clc:lrcd the 

land and putt it into use, these occupants can contilllle 10 exerl posscsory right 

on the Innd . 

The b[i~is or tenure system in traditional agricultural organizatioJl 111 

Nigeria rcst upon two dirfercnt principles. 
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I. 

11. 

. the sovereign control over bnd by conquest. !\ trihe or :\ 

communi! ' makes ~ l krritory its own hy conquest ;l1ld tlw 

continllcd occupation aga inst all challengcs, thi s anl0u ll ls to 

group ownership or land li se. 

The oecllp<lt ion or indi vidual tracts of land hy grant illg it to 

individu<d s, the rights or continual 1I. 'C and OCCUp;lllcy. 

Non - Illembers oUhe land owning cOlllll1unity (tCIWlltS) also ha vl' ;I(C(." .· 

to usc or land but their access is cireuillstanserihed by the imposilioll t!l' 

conditions which may at times be complex. Tenants arc give ll I,tntl 10 

(erllls or years built the r~quirc1l1ent t pay triblit c ill kind ur cash II' 

provide labor to the land lord for a number of days in the weck . TC/I:1I1t S' 

may not grow free erops without the exprcss permission or the landlord . 

Tenants who are permittcd to grow tree crops are madc to pay tribute, the 

Uillount of which depellds on di sc retion or the owner. 

The di stinct ways by which !nnd can be acquired or tr~lIlsl<..'rrcd ill ru!"al 

communit.y are through: 

INIIERITANCE:- This is the most eOllllllon way of acquiring interest 

inland in Nigeria. It accounts lor 70-80% or Ihe Iota I nUll1 bcr of plob 

and hectares held by fann ers. The title acquired by inheritance is 
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permancnt and herit.:lhle . The holder or slich title C :'( t'l'C I:-; (' rtdl 

I1Hllwgclllcnt ri ghts OV'..' l' his holdings inc luding power or di spositioll. 

GIFT: Girt of lalld ,,'sLI<llly or occurred ~lS a rorm or ::lllocati<111 or it 

portion of ramily land to younger members of' a 1~1I11ily. Th is 111"Y he 

with thc ail1l or starti ng thcm uut on independcnt 1~II11ily or Ili :-; 

clllticipation or Ihcritanec. Thc litle acquired by gift l }(Is till' S:lllh: 

attributcs as lha ;Icquircd by inhcritance, which is pCl'Illanellt ,!l Id 

inheritnb le land acqllisition through gilt accounts for about 15% or the 

total land held hy farmers nationwidc. 

PlJHCI ASE:- Thi s is alJothc( important means 01" acquiring 1:111(\ jil l' 

fannill g and also the most important method or acq uiring land for urb;m 

uses such as commcrc ial, industri al, rcsidcntial and scrv ice, al'l;vities 

purchase or sak or la,nd was illitially considered forei gn ;IS hy l ~lI ld 

holders see thcmselves as trllsted ami cllst odi:1 1l or land 1'111' the urh:1I1 

generation pressure and exposure to moncti sed ecollomy and CO lll lJlCrc i~tI 

activities have paved thc way for grcater cOllllllerci ali7,(l tiPIl ur i ntl'l'e~, t ill 

Inne! rresently therc is nothillg which prevents a f~lIllily 1'1'0111 d isposing (II' 

their land by sa le Hssiglllllcn t, mortgage et.c. 

LOAN OR RENT: This refcrs to land held in I.cllIrorary li se illvol vin u. 

110 payment or only a tokcn payment loan between re bti vcs f1l ~ly hl' I'rcl' 
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but loan between unrelated people ill vo lves P'IYIllCIlt. or trihut e. Til l' 

amount involves is unfi xed alld UIlrCI;ltcd t the quality Blld s iiT of lalld . 

Pay ment of tribllte is to con fo rlll the interior status ()/' the I OITOWl'r. 

When land is acqu ired by loan or rent tile 1~1rJllCr'S con trol is lilllikd alld 

illcludes only the right to make physica l LI Se urlhe land. 'I'll' hulder dov\ 

not have permanent title to the l::dld or power to alienate it ill all Y W;l). 

I'LI~:I)(;r~:- This impli es that ell lalldlord has ~ l<.: qllireJ tlte ri ghl or U:-; l ' 

by giv ing a money loan basis is a type of transactiun ill which Olll' who 

pledges the land (pledgor) gives over the full lI SC of the Ia lld to the olle 

adv~lIlcillg the rOllnd (Pledgee ) durillg the lik or the pledge, Ilw t is IIntil 

the funds arc repaid . Pledged land can be redeemed perpetllily . 'I h, ' 

principle is that once a pl edge is always a pledge. Il owevl' r, pkdgill!'. 

can be lI sed to circlllllvent the ban 0\1 sa le of I:tnd by l1li.lkillg Ih L~ 

considerat.ion (loan) involvcd large cnollgh so that the pledge is IlOt. worlh 

redeelll i ng. 

ALLOCATION:- This re fe rs to land a llocated by the village head In 

new COII1f.;rs to the vill<Ige nnd ~/ lhers on hasis of need, thi s occurs whl''' 

unoccupied land is aV(li lable. 



2.(' IMPLICATIONS OF ClJSTOMAHY TI(NtJRll: SYSTEM 

Commercial ownership or land has a Illllllbcr or impl icati()lI s Wlll l'll i:-: ;1'; 

follows: 

Multiplicity of interest on a piecc orbnd: -· Sevcrnl dj ~ til1L't illtcrc:-; t 

can exist on a piece or land subj ect to COllllllLlIWI O\\' t\cr~' l1 i p . 1\11 

individual illay have the right to activate Ihe piece or 1<111.1 <lIl d 

grow crops while others members may hav" thc rig.ht 10 g;llhn 

fruits and firewood 011 the same plot of land, 

Fragmentation or Ifolding:-· cListolll<lry ll'lIld tClllJrc SV~:; t<:111 ! ~, 

dcsiglled to <lSSurl~ grnur survival. III timcs o/" stress the prill c ipk 

or exclusive Lise, evcn by family melllbers gives W~ly t() widell 

needs for survival by the whole cOlllmunity, 

The general rule is that, every male member (D811ghters and wives Illlder 

lllalik 1e:I '\ ) or land owing group has givillg hirthright privileges or l)L'il1 .! ~ 

allocated land for a homc site and cultivalion of substance crops, 

As Ill:lle child npproach (lJulthood especially at Illarriage. the v ~ I I'I. .. · 

clltitled to a shnrc or the village l<llld. When the I;Jrlller (hc<ld or 1:1I11ily ) 

dies. his Il1l'lnl:1I1d is illhl'l'ilt'd by !tis heirs. Illhl'l'it:tllct' rt' ~; IIII' ; inl (l 

II'agmcntntiol1 or land into small ullecollomic units unsuitable le)r IlHltiCl'I1 



method of cultivation Ul1less r('grouped by SOIlll' sys tem such ilS ( '(l -

operatives, collective I~mllillg etc. 

Inalicnabi l i ly 01 1;,11 1(.1: thi s is a general !'Ide in African tenure lil ;l t 

forbids land ali~nation by sale, assignmellt or lease hy any 11ll'llIllcr 

orthe family without Ihc consent or COIlClilTCllce orall perS(l1l \\ il ll 

ri ghtful claim to it. Thi s is (J very difficult requiremcnt to fll eet ill 

areas that h,' "f..T II occupicd by two or three genel'<ltiol1 ~i . 'I he 

result is Iha1 111 :1 ("; people with cl<lims 10 the lalld 1I11(l hk \ (1 

di spose of it to the willing buyers. 

Thus causes an excessive transaction cost III idcllti fy ing ri gll tl'ul 

owners and inhibit exchange, consequently resulting ill In\ 't' l' 

values for invcstmcnt plead on the Innd. The person who bought 

land subject to f~lInily ownership bought land sit (cases ) IWC~I\l <;l' 
\ 

the title or mallY a land is not registered alld several c0I11\1cliI11'. 

ci<lilllants onen >2 lllergc when there is any tr;ln s;H.: lion Oil 111 l' 1;111 1.1 , 
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CHAPTER THREE 

RI~SEARCII METIIODOLOGY 

J 11 the course of this study, inforrnntion was sought and gathered from 

many sources indicated as follows: 

3.1 I\1ETHOD OJ? DATA COLLECTION 

In a bid to gather the data lIsed in this research work, variolls means were 

used depending on the types of information sought. They include: 

I. Primary source 

i i. Secondary source 

3.1.1. PIHMARY SOURCE 

This source of data collection · provided a means of collecting I~rst hand 

information [or this research. In this· case, the following methods were 

used: 

3.1.2. Recognizance Survey: this enable ' the researcher to have first hand 

information on the issue in the study area, zonal land onice, Gwagwalada 

Area Council serves as a basis for other sources of data collection. 

3.1.3. Personal/Oral Interview 

The nature and level of this project is such that commands oral interview 

from the land office which is a subsidiary of Federal Capital 

Development Authority (FCD!\): discussions were held with some 
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privatL cstak surveyor alld v:1iuL.:r, !\gelll, 011 sud, pwhklllS wllelhel' 

dircctly or indirectly 011 bchal!' or thcir clients to g ive their ('\-VIl opinioll 

und suggcstioll 011 how (0 so lve the probklll or cncroachmellt hy th ... · 

vi lI agers 011 government al located land. 

3.1.4 QURSTIONNAIRE 

Data W 're also sourced by the liSe' or standard questionnaire. III 

designing the quest io!lllaire It)!' thi s project work, qllcsti( Il S wnc 

designed in such a nWllner as to Clttract. vilal answers, which arc (\':ccpkd 

to hclp me in Clnalyzin[;. t.hc situation at hand . Four qllcstj()l1l1(1in:~ WCrt' 

designed ('or thc purpno;;c or thi ~ diss'~rtatioll, they ill c lud e~ one to llt l .~ 

zonal land office Gwagw8lada. 

The second qllcstionnaire was designed l'or the Im:n l chiefs ill clwrge !lr 

locnl land in the study area. 

The third questionnaire was designed for the loca l 1~II'1llcrs who uses 11!~> jr 

little portion or land year ill and out lor agriculture, to know th ... · level nr 

f~lI'Ill productivity and to know how much part of' their port ion iiI' 1;\1](1 

they loo !'-,·: to desertification every year. 

Moreover, the fourth questionnaire was designed I()r practicill.!!. privall' 

estate surveyors and valuer vvithin Abuja bearing ill mind the oh,icc!.ivcs 

of the project. 
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3.15 SECONDARY SOURCES 

Essenti a lly, data were g<ltil eTcd fro m sen) llda ry so urces. 'whi ch provided 

the researcher with literatu re or many :luthors on rel ated topic . I low 

ever, ~lll contribution or authors or va ri oll s write- lip lI sed have Iwen 

genui nely ack nowledge in the litcwturc review . 

.1.2 () (J EST I ()N NA IIU~ A UIVII NISTHAT JON/SAM I'U NG SIZES FRI i\l1-: 

Four dilTercflt sets or qucstionnaires we rc dcsiullcu alld [ld lllill iskrrd 

which includes one ltl the :I.ona Land Office ill (J w<I!2-w;ll;It!,l At e;l 

Council , second to the Native Chief's , third to thc loca l f ~\rIm: r~; ~ lt h.ll i)llrlh 

to the practicing est.llle surveyor and valuers in the 1I1etropl)l is or til t, 

studied area nil shown in a appendi x i. ii , iii and iv respectivd y al l or 

which contain both structured [llld ull strucl m cd qucsti o lls. 

The data below show the number or questionnaire adlllini stered ~ lll d ( 11 () se 

rece i vetl /l 'om the turgcts. 
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Table 3.1 Showing the llullIber or qucstiollnaire distributed. 

I{CSpOIUJCII t N II III h<.' I' of Numhcr of IX, or RCSPOIISl' 

QIlcSliollJluirc Response 

:Hlmill istcl'('d 

Zonal land nnicc (,wag\ :dada 
_. 

Native Chiefs 4 I 2,:," (' 
- ~ --- - - - - - _.. - .- -_. - _.- -

10 X 7 1.,1'!··" 

I':slale Surveyors 
--- -. 

Total 20 I I) I 00') " 

Source: Field Survey 2004 

3.3 SAMPLING TECIJNIQlJE 

Basically, the researcher adopted the simple randorn sampling tcclllliqllL' 

i.e. only Cl handful of the native chief. farmers and estate surveyor ill the 

study area were given questi( Ililaires, which \'V;lS l'Velltu~lll y sprl·"d 

without any sentilllent. On the whole 20 qucstiollnaires were di striblllrd 

as shown in the table above. 

3.4 METIIOD OF DATA ANAI~YSIS 

;\11 data collected were organized in tabular forms, histogram. bar climt s. 

pic charts and percentages mother to draw conclusions and ;lChin'c 

desired result: of the rro.iec1. 

.-t5 LI M ITATIONS TO TIIl~ STU DY 

I n the course of' this resccm:h, the researchcr encounlered some prohklll '\ 

on the field and these are analyzed below. 



t. 1.:lIJgwlge pmblclll: IIHl~ t or till' ch ic/:" :lJId most eSI1l.'ci ;lll y till' 

li lrlllCrS C~ll1l :.lt COIIlI111lllicate III J':nglish l10r read and till' 

resea rcher docs not under3!nnd their local langu'lge. 

II. Some or the pl aces where the nlrfllers reside arc nul c<t sily 

accessible. 

III. Some rccord s needed for t1 1i~:; pnl,jcct ('rom the zOlJal bnd ol'li CI' 

were regilr(.it d as class ili cd alld were not released. 

IV. The dirfi cult. in ~hining between Ahuja <lnd Millll<l. 

v. The lIonchalant attitude (II' most respondent ill di shing out I'l'ic v:lnl 

inrormation a ncded the timely completioll or Ill y fiel d \-\ or! ' , 

VI. Di/'fieuity in getting literatures or text for Illy literatlJre review ':IS 

also a constraint. 

VII. The time give:i ror the cOllJplclioll urthe proj ect i s (00 slllClll. 

VIII. Apart from the <1/'(lJTlllentioned hottlenecks, Jin;ull' " W;I S ~"S() :1 

major problem; Illueh mOlJey was needed to cxp:lIld ,lll 

tran sportation, procurement or datil, photocopy, typil1g :lIld hinding 

or the project. 

It is however, worth lIlentioning that amidst the identified odds, d:lt;l, 

available is potent enough to do justice to tlte topic LInder l'onsicicmtiol1 (lil t! t(l 

:w 



give enicacy 10 the researchers <lim ~lIH.I ohjectives, thi s is revealed ill llll; Il l'x l 

cll:lpter. 

There has becl! dcviation {I'om the laid down provision in the two Acts <tllli it is 

a/Teeling the ptopcr and effective adJ!",inislnltion or land in the h~dcr<d ( -"pit;" 

Territ.ory i lllrl particularly GWilg\valmla Arl'a Council. Dul' to this con:;tr;)int 

this research will aim at rrof'lerillg rccclIlllllcn<.ialions suggestions of'sol\:illg the 

problems. 



CHAPTER FOUR 

DATA PRI~SENTATIONAND ANALYSIS 

4.1 LAND TENURE SYSTEM IN GWAGWALADA AREA COUNCIL 

The system of l~r:.d ownership in Gwat:: walada area council still encompasses 

both the nalive system of ownership and the Government allocated land. The 

Government al1ocations are governed by the provision of land use Decree 1"0. 6 

of 1978 together with the Federal Ca ital T rritory Act No.6 of 1978. 

These Acts vested all land within th l' urban are to be administered by the 

governor and the rural areas to be administered by the Local Government 

Chairman (i.e. section 2 (1) land lise Decree No.6 of 1978). The minister or the 

Federal Capital Territory has been delegated with the power of the munagement 

and control of land in the federal Capital Territory in order to ensure orderly 

and optimum utilization of the land resources, social justice, safety, good health 

and revenue gener'")lion for the government. 111 order to achieve this in the 

who!e F.C:r., the minister is represented by zonal managers at the Area 

Councils in the Territory. Among other duties of a zonal manager are:-

.:. Allocation of land: H~ alloc(ltes land to both private and corporate boJies 

who applied for land. 
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.!.. Issuance or ch<lIlge or owncrship in c(]se or land trall sICr from the mig in,ll 

allotee to another person 

-:. Monitoring allcl supervision or layo ut design. subject to till" :Ippn )\,; 11 

1h.1I1l the Fedcl'<1l Capita l l)cve loplllcnt Authori ty (I :(,DA) 

.:. Iialldics the issLic or eOl llpCllsat ion for Ihe displaccd 10(';11 pcople . 

• :. Sllrcrvi ~;c s [llld givcs onil'r (Ill isslIe or elll'H)~lrhI1lCllt hy the vil l;lger<.: Ill! 

govcrnmcnt layout 

.:. A Iso oversecs (he proceeds involved In process lI1g ccrl i fi cait' or 

OCCllP~lI1Cy. 

A ll these ~lIld other duti cs o;' ll1e /.011<1 1 m:lIIClgers nrc ~';lIpe rviscd hy the h :dl'l;d 

C:'lpital Devc lopmcnt Authnrit y (FC I)A ). 

Owners of" plots of" land in Gwagwulada Area Council have their d;-t1n illld 

rccorJs w ith t.hc 7.011(" land offi ce nnd what to do on the s: lid pint is suh.il.'rt II) 

the approval or the zonal Illl1<.1 office. 

The v i li ngers or thc loca l peo ple 011 the other hand do lIot prcpan.' any stall <I;J H.I 

I:'lyout, survey hc llll\~ they ,Illoca tc 1111d the slipervisioll or ;lppro V;1 1 or \Vh: 11 

should be dOllc with the plot is not in view. This rc sll lt ~ ill encnl,ldllllcni un 

govcrnmcnt aJ loca tcd land and purposely beCrlllSe thcre i s no any st;II1<1;1I"(1 plan 

for their layout , so many areas :.lIT le ft without accessible ro:l<L dr~lil1nge sy~;ICIII. 



h(lIlSCS III the midst or Illodcl'll hOll ses, hips or reftl sc dumps wilhin the 

residcntial areas and high population densities. 

Table 4.1 PLOTS ALLOCATION IN G"VAC\VALADA AREA 

~ :. ? ...... . 

COUNCIL fROM 1997 -- 2001 

(RESIOF:NTIAL USE) 

Yr~Af{- NO OF I\PPLlCI\N'J --NO OF ;\LLOC;\:f!() -1~J ~ R(~EN~I~(id 
._.___ _ _ _ _________ ._. _______________________ ... ___ .. _________ . __ . J 

Il)97 J825 125J 32.75% 

19()8 4587 J704 37.15(% 

1999 4972 2020 40.()J'% 

'2000 6003 2400 40% 

2001 7,612 1500 19.70% 
.--.---

Totnl 26 999 8877 

Source: Z(lnaJ land office, Gwagwalada Area COllllCi I. 

ANALYSIS OF PLOT ALLOCATION BF:TWI~ I~N 1997-2001 

Tbe highest number of land allocation was Illadc in 1 ()()t) where 2,() :~() (lul or 

11." 4,972 applications were alloeatcu I~ '1,W (represcnting 40J>3'%). Till' rC;lSUIl Il'" 

this is because or the change in government ill 1999_ Thc bCllcfici~lril's \\erc 

mostly politicians and civil servants_ 

Year 200 I recorded the lowest number or land allocation; oill y 1500 out (,f 

7,612 arplicants wcre allocated land (represellting 19.701%) . The- rC:.l ~nn It)!' Illi ~ 

shortl~dl is that. there was c r lbargo Oil land nlloc:ltion by the milli s try ol'Fed '1':11 

Capital Territory that year. 
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Fig. 4.1 LAND APPLICATION RECEIVED AND PLOTS ALLOCATED 
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Most of these allocated plots are no more available to the original allottees 

because of encroachment by the villagers. 

4.3 ENCROACHMENT PATTERN BY THE VILLAGERS 

One of the major reasons why the villagers do encroach government layout is 

inadequate compensation. \'I, henever any Government layout is designed the 

villagers are compensated first before the land is allocated to the general public. 

Tt e compensation may take the form of: 
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I. Relocatiol\/Resettlement or 

II. Alluc(ltioll or a portion or the 1(1)'olll to (he vill"lh',cr:' Viii the 

Chiefs. 

The chiefs becomc the lord over ti1nt area and shanxi among his pepple . III 

1I1ost cases they normally cxtend lwyo nd the hOlllld(ll,)' 1:1,ivillg to (lh:lll :llld 

encroach 011 governmcnt allocatcd law. Most of' the owners or 1I0VCl'IlIllenl ..... 

layout arc with thc ccrti IIcate or occupancy but no access (0 their I<llld 

4.3. 1 MAC.IINARIES USED IN TilE PR()Cr~SS ()F 

ENCROACII M ENT . 

.• :. The local chiefs make use or the lout to disallow the QOVC ITlf1l Cll1 

survcyors {i'om working Oil the site by beating c.llld thrCc.ltcnin!! to kil l 

them, as a result the original owncrs of certificate of occupnney arc not 

c.lhle to access their plots . 

• :. The allo(cc or plots by the local chiefs are illstrtlctcd to sl:lrl hllildillg 

immcdiately with two weeks ultimatulll if they should considered the 

cert i lica(e revoked . 

• :. The li se or loca l securit y guards 10 guard thc ::dlott ccs or 10<':<11 l"IIHI dllrillg 

Cl)llstruc! ion. 



·-L4 ENCI{OACIII~:D GOVll:RNMll:NT LA YOllTS BY TIII( LOCAL 

PEOPLII: 

Out oCthe whole layouts designcd by thc I'.onal land oHicl', about J()% 11a~ hCt' l) 

C'Jlcroaehed by the local people which now 1Il ~lkcs t.he purposc ()r it s (.it.-sirI1 

aborted. 

The following are the layout, '.vhich has been rart Iy 0;- totally t. ~lkel1 over by til e 

villagers. 

\!'- Kujc " Lnyoul. 

Dagiri "I Iclyout 

Dagiri JlI extcllsion 

Kutunku I layout 

Kutunkll II layout 

Kutunku 1 v Extensioll layout 

Old Kutullku layoul. 

.. 

From the ahove, Kuje II layout, I)agiri " and Dagiri Exknsioll layollt h,lve hCt'll 

to[;1lly t~kcl1 over by the loct! people while others have bCl'1l hast~lI'di/.cd \'villl 

local structures ill the midst ofl)lOdcrn b',lildings. This call be ,lItaly/.cd in Tahle 
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Table 4:2. Analysis of the Affected laycuts 

Name of layout I No. Of plots Level of encroachment 

Kuje 1I layout 300 plols Total 

Dagiri III layout 250 plots Total 

Dagiri III Ext. 200 plots total 

Kutunku I layout 250 plots about 150 plots 

Kutunku II layout 200 plots " 150 plots 

Kutunku IV layout Ext. 900 plots " 400 plots 

Old Kutunku layout 150 plots 100 plots . 

Total 1750 plot 1550 plots 

Zonal land office, Gwagwalada, Area Council. From the table above it can be 

seen that three layouts had been taken over completely by the villagers while 

over 75% of the others also b:::en taken over. 
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Fig. 4.2 level of encroachment on Goverrunent layout 
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Source: Zonal land office, Gwagwalada Area Council. 

The above data analysis shows that ou~ of 1,950 plots which have been logically 

designed to meet both low, medium and highly density areas, 1550 plot whid1 

represents about 75% of the total plots in question had been taken over by the 

local people. Therefore these areas are now dominated with thatched roofed 

houses/mud house with local toilets, unplanned road network, over population 
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:Illd hips prn:lllse dumps ,dl nver the arcrl s. These shall show slIhSCqUl'll l ly wi lh 

4.5 C/ USES OF [~NCROACI MENT 

elli e lS <'111<1 sOllle or lhe vill<Igers tlie I"C(lSOIlS ror upsurge or CI1C rp(lc\II11 " lll 1 ) 1) 

govcl'I1lllcnt layout by the local people. These 'He (Illal) / ,cd as rollo\Vs:-

J. ('Iailll or oWllcrsb ip:-- '\ he local chid's ;\lld tile COIlJlllllllil) hl'<l th ,'I; li'll 

II. 

to he lite rightfui trwncr of !he land tra il rred tn thl'lll hy {h~' i ,. Illrl' 

r:-,thers and IlQW sees tlte actioll or govn lllll(,lll (IS <1 vhca\ 1111 Ihr ir 

illilcril<1I1l"e, 

I nadcq 1I~1 tc com pellS(l t ion: - Whenever the governme lll design I 
, !II( I 

bY(lIlt, tile .dfeLted vi llagers me 110t adcqll(lkly settled. Most 1ll ' Il W IIl 

claim that a l<lrge parcel or 1;lud co llect ed or rcvokcu cllll1plll smih :m' 

cOIl'pensatcr/ 1'01' with just all allocatioll papn 111;11 C{l Vl'l" ; 0111 .. : tI)(I(I( 

I (H) (Jl\f~ or less, lili s leaves thelll \,\'illl problem or how to sh:,,.e Ihis 

within the family. 

Ill. C'OfTliption :- Mm,t or (he ClIllllKllsalinn allocllioll pHlwr 111'l'f 'rl rc d il l' 

compensation ,1I1d resettlement and when the remaining Iwll"is f i V.'ll In 
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the chicI' to di stribute ~lInollg hi s people, he ollly gives rew people "lid 

with-hold the relllC.linill~. , ~ 

I v. Lack of in1hlstrlld iral f'<lci I ities:- The government is cxpccted 10 ()pcn 

lip layouts aner dc:,ign to g i e access road 10 in vestors who ;\ rc 

interested in develoPlllent but the reverse is the casc. Thi s rClllil-red (Ill' 

government layouts less attractive to rcal est ate in vestors ,llld !', I\'(' 

,-II11pk opportunity 1(11' CJlLTo~!Chrnelll. by tile villagers. 

v SI cc ulc:ltors:- The ,lction or speculators also contribute to this rrobl <:> l11. 

Most land nner ,tllocations arc len f()\' years to ~lpprcciatc ill V;lilll' 

bcf{)\'\: the owner disposes it out. 

4.6 EFFECT OF ENCROACIIMENT 

These rorms or land acquisition have so many negative Cl1l'ctS (til the 

' Il Virolll11ent, which call he ~llaI YI'.cd as f()lIows : 

(i) Poor layout plall:- M( ~:t \lUlle I;lyoul cIILToadlL'd :ll'e not dcsiglH.:d hy thc 

villagers, thcy (Illy share without allY regard i()I' wh<.lt llC:lpPl~ Il S I,IU L'I', thi s 

clliminate in the l'ollnwill g. :-

(a) Poor Drainage Systcm:- Because therc is no allY stall<i:lrd 10 

what should he built or hoyv it mllst he huilt, IHl ;ljllll\lV; d 1'1'11111 

any nppropriate quarter the whole aren under (wn years (IIr1led 



/' 

into slulIl bec,lllsc or poor drainage p<lttern ;lI1d DlIilding 

arri:ngclllenL 

(h) Poor l~u~ld Network: - As ,1 result o/"(i) above, 1l1Os t IHlw;l' dill'S 

no! have any accc:ss road to their residence, mos t ncc,:uf);1I1t s 

cannot pnck their cars at home hCC311 SC there i ~ 11() acL'l",s rll ; !.! . 

(e) Poor Waste Di sposal System: - Thi s is olle or th~ m<'ljor l'~ lll ~CS 

tl r ellv i rollllll'tlf.;.tI degrml<ll iOI!. j\ s <'1 reslIll () r (Ill' 11111 )1 'lll llI:d 

nalure or thc ellvirolllllcnt, W,lstc arc bee I! di sposed nnyilow ;:Ild 

in most eases you have hips of 'waste in till' Illid .' t orrcsi(kll ii al 

hllilding and litkr. ' ',:verywhen:. 

(d) Sallitary Disposal Syslem:- Most nrsallilary dispos, \I SYSlclll in 

this area is latrine, Most or this pit latrine sinks <lnd cffJlll'lICl' 

are been discharged to the sur race, Ihis rcnlined most! i;l\:cs 

degraded and inhabitable. This sit uaLio!l I:, s huwll 

pholographica l ly in t he sllbsl~qllcnt ligures . 

(ii) It discourages investors:- Most investors reds lilrcaLcllcd with thi ~ 

situ:llinll and conclude th:lt the risk involved is tno mllch tu in vest ill {IIi:..; 

areas. Other investors \",hom their land has been t 'lken over by Ihe IOt': ll 

people looses everything to the villagers and those WhOll1 their land are 

still vac<.llll never wants to invest in a slum pronc areas. 



(iii) Low rate of development, lack or in tl'::lst ruct ural facilities. pOOl' r()(l(.I, 

Jletwork, poor sClllitnry systcm etc. destroys till' beauty/sce llery PI' till' 

cn vi rOllmen l. 

(iv) Re-:luction in land v'llliC alld rClltal valuc; this is (j as cl result or ~ill the 

aforementioned probkllls analyzed "bovc. 

(v) OVl'r populalion:- This is as a result or the kinel or strLJ\.:turc in Ihe 

enviromm:nL mostly lilcse buildings an: I~lc.e tile I I ~Ke )'0\1 i.c. l~r: l /di;1I 1 

lype. --: 

4.7 EFFORT OF AIH~;\ COlJNCIL TO ClJB TillS MENANCE 

Several erforts has been mack to stop the action or the vi lI agers Oil g OVC'ITll lIt'n( 

layuut. among others are > 

I. In vitation to the chiefs for I'll eting:- This 11<IS been dOlle ill so m;lllY 

occasIons but the chiefs normally tllrn dOvvlI the illvit:ltioll h t'l' :lll SI.' 

they believe nothing C~1I1 he dutil' to thelll (Jill.! hCGIlISC Ilrtlw iIlI1Ul'IlV": 

of pol itical power they relt untouchable. 

II. Serving or stop work notice on illcgal sites: - Mostly Ihi ~; Iwti cc ;11(, 

hCI..'1l iglwrcd hy the devel()p(~ rs beca use or Ihe h'II . .:k lip Ihcy l'lql)), 

from the locn l chiefs. 

.. 



III. Marking orillcgal structure. though thi s is not e rll:cli vc h cc<'ltlsl' ur lbc 

re:"istance from the village rs (llld the leve l O('SlIpport r!"t1 1l1 th e h~d \' !al 

Capital Developmcnt Authority (re DA), which is the mother bnd.\ ~ ,r 

evcry zona l land oniee ill every area c()u llei Is. 

I V. The use or police to arrest worke rs on ill ega l pluts or whi ch i ll Sll l ll l ' 

roOlllS you finds lip to 5 ur () peopl e liv ing together without (lJI.' lj l l : ll c 

infioastruclural I~ l e ilili es ill the Cll Vironlllc llt. 



4.8 SUMMARY OF FINDINGS 

Based on the information collected, analyzed and presented 11l this 

dissertation, the following findings were drawn up:-

1. Desp\te the fantastic mastei' 'plan of the study area, the strength of 

communal land tenure system has rendered about 45% of the 

developed area unplanned and degraded. 

II. Irrespective of th ~ hnd use Act of 1978 which is still in operation, 

communal land ter.ure system IS still . tn operation even m the 

Federal Capital Territory (FCT) 

Ill. Non-specification of amount of compensation payable to a 

displaced land owner in the land use Act of 1978 also contributed 

to the action of the villagers in the area council. 

IV. Most real estate investor's land with certificate of occupancy title 

has been taken over by the villagers; this action scares away the 

real estate investors. 

v. Uncontrolled development or erection of structure always 

culminates in over population, which result into sertous 

environmental degradation as a result of population pressure over 

the available reSCUfces. 



\ 

\ 
VI. Government refusal to provide basic infl-astructural facilities on the 

designed layout to attract the allottee or investors for quick 

development also contributes to incessant encroachment in the 

studied area. 

Vll. Despite all measUl CS taken by the zonal land office, a subsidiary of 

Federal Capital Development Authority, the villagers remain 

adamant and uncontrolled in their action. 

VIll. Corruption is seen here as the root of indecision on what to do to 

stop the villagers. 
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Plate 3: Thatch House on Government layout 

Plate 4: Wrong method of Refuse Disposal 



CHAPTER FIVE 

~ 
SUMMARY, RECOMMENDATION AND COCLUSION 

5.l SUMMARY 

Most of the environmentally degraded areas are usually as a result of 

over exploitation of non-renewable environmental resources available. It could 

also be as a result of natural occurrences like earthquake, landslide, hurricane 

etc. these are also traceable to human activities directly or indirectly. 

Uncontrolled system of land ownership is one of the major cause of 

environmental degradation in the studies area, it was gathered that incessant 

encroachment ' on government layoL:t by the villagers has resulted in a 

community without form: bad road network, poor drainage system, 

uncontrolJed ref"use disposal, thatched" houses on government layout, over 

popUlation or poor sanitary system etc. 

The speedy spread of this problem has rendered the area council risky 

zone for investment becausE: so many has lost their plots to the villagers despite 

their certificate of occupancy. 
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5.2 RECOMMENDATION 

From the above summary of findings, the followinj recommendations are made 

so as to reduce the problem of encroachment in Gwagwalada Area Council. 

-+ Before any layout is designed, which will eventually lead to the 

replacement of some villagers, the office i.e. the zonal land office should 

try as much as possible to dialogue with the villagers, know what they 

want and they should be involved right from the planning stage. 

-+ Adequate compensat iol' should be worked out to cushion the burden or 

displacement of the af[e~ted villagers, 

-+ Govelnment should try as much as possible to open up any designed 

layout and supply the basic amenities (e.g. electricity); this will 

encourage quick development of the area. 

~ The corrupt link .between the office and the villagers as regards 

settlement and compensation should be fished out and the culprits must 

be dealt with. 

-+ The Area Council should carry out an enlightenment programme to 

educate the villagers on the effect of their action on the future of their 

environment. 
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-+ The office (i.e. zonal land office) should be eqliipped with adequate 

~ 
power to carry out demolition exercise or otherwise on any illegal 

structure on government layout. 
c · 

Real estate investors J'~'ust be given ultimatum for the development of 

their plots; this will in long way er<tdicate the action of speculators. 

-+ Land administration policies must be enforced and for this to be 

effectively implemented, there is the need for the ministry of Federal 

Capital Territory through it Jand administration department in the Area 

Councils (i.e. Gwagwalada, Kwali, Kuje, Abaji, Bwari and Abuja 
, 

Municipal) to carry out a comprehensive survey and mapping of Abuja 

land in other to put a stop to the c.onflict between the local settlers and the 

government. The survey will also show how much of land that have been 

allocated and the land remaining for the future uses/development. 

5.3 CONCLUSION 

Land is the basis for all development and a major source of wealth for alllevcl 

of government and people. Land as resources is limited; an increase in demand 

for land brings about pressure and reduces the quality of satisfaction derived 

from the land resources. The illegal taken over of land resources. The illegal 

taken over of land by people rendering it inaccessible for investor constitute a 
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great obstacle for proper planning and developm ~nt in both the public and the 

private sector of the economy. 

The systems of ownership of land have a lot to do with the rate of 

environmental degradation t a large extent; the system of ownership of land 

must be well defined and managed to have a derived land use pattern. Also, the 

professionals involved in the allocation of land and its documentation must 

acquire adequate knowledge in land information system (L.LS) and 

Geographical informatiolt ystem or view of their usefulness to land 

management. 
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APftAJ[).f Xl 

\ 
FEDERAL lJNIVERSITV OF TECIINOLOGY, MINNA 

SCIIOOL OF SCIENCE ANI) SCIENCE EDUCATION 

Dli.:PA RTIV1ENT OF GEOGHAPIIY. 

I)RO.JECT TOI)IC: F.F'FECT OF LAND TENUI~E SYSTEM ON 

ENVIR()NMENTAL IlEGRAIlATION ANI) I~EAL ESTATE 

INVESTMENT (/\ ( ASE STlJDY OF GWA(~WALAI)A APII~A 

COlJNCiL). 

QlJESTIONAIRE FOR STAFF OF ZONAL LANI> OFFICE 

This qucstiollnairc is meant to guide me in l11y dissertation, The inrOrlllcllioll 

requested herein would solcly be lIsed for this thesis ill partial f'ullilllllcnll ()\' tile 

award or Post Graduate Diplollla in Enviwl1mcntal Managcment. 

III this regard , I am looking forward ror your co-opcmlioll in COll1pklillg and 

returning this questionllaire alld Y(ILl may exercise no re~lr ill providillg .vpur 

hunest answers as all inll)i':natioll hercin obtain shall be kept in conlidcllcc and 

so lcly be lise ror this thes is, 

Yours rnithl'ull y 

Adcuiyi Moses Ohllcl{illl. 



1 . N (\ mc 0 r 0 rri ccr~- -.... ------------ -------__________________ .: ______________________ _ 

I{(I Ilk/post 0 r u ni ccr··---------------------------.-------_________________ . _______ .. _ 

.3 . I)c pa rlill Clll----- - - ----··----------.-.----------- ------------ ________ __ ___ .. __ __ ___ _ ...... 

4. \Vhat are the functiolls your office pcr/oJ'lllcd? 

I. ------------------._------- -------------------------------- --- --- ---------._--

II. ---- ---------------- ---------------------------------------- ---------- - - -----

III. 

-IV . ------------------------- .. ----------------- ----------- ------------ --- ---- - --

5. Ilo'N llIany layouts do we have within the area cOllllcil? 

(). Ilow many are already opencd?----------------------------------- .. ---.. ------

7. Level or dcve loplTIcnt,below 4()'X) 0 40'%-60% 0 (,()% ahovL' U 

8. What is the reason f()f (7) above? 

1. -------------------------------------------------- - ----------------- - - - - - -

.. 
JI. --------------------------------------------------------- - - - -_.-------- - ---

111 . - ------------------------------------------- ------------------ ------- - ----

IV. --------------------------------------------------------------------------

9. Are there issues or encroachment? Yes [] No [J 

1 (). I r yes by who? --------------------------------------------------------------

I I , v-.. hy? ----------------------. ---------------------------------------------------

12. ! low many layouts has been encroached and level or encroachnlcllt'! 
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I . --- --- --- --- - -- -------- - ---- - - -------------------------------- ___ ____ _ 

II. --------- - - ----- - --- ------- - ----- - ------------ - ---- - ------------------

Ill. ---- ------------- -- - -------------------------------------------------

IV. ------------------------- -------------------- - ----- ------- ------ - ----

v. -----------------------------------------------------.. ---------------

I J. What arc the measures taken by the olliee to cub thi s? 

I. -------------- - - - -.------- ._.'-------- - - - ------------------------ .. - ---.- - -

II. ---- .------ - .. .. -- --.-- --- ---- .. ------- ----- ---------- - ----- --------- - -----

111. ---------------- ----------------- ---- - ---- ----------- - ---- - - ----- - ---

14. Ilow do they carry out these activit ies? 

1. ----------------------------------------------------------------.----

11. ------------------------------------------._---------------- - .. - ------

Ill. -------------------- - -----------.--------------------.---------.- - - --. - -. 

I S. Please give your suggestion 011 how to improve this sitllntion . 

I. - .. - ----------- - ---------- - - --------- ------- - -------- - ------ - ------- -

fl . --.- -- - - --------------------- - - -------------- - ------------ -------.. _--_. 

111. ------- -------------------------------------------- - - - ------------ --

IV. - - ------ ------- ---------------------- ------ - --- ---- ------------ - - - --

v. --------------------------------------------------------------------

., , 



.. N ullle {) r II rn I/com pa J ly : -------------------------------- -.------------- ---------

.. Name 0 r 0 ffi ce r: ---------------------------------------------------------------

.. 0 nice aren 0 r spec i u I izati on: ------------------------------------------------

• Ilow 111,lIly oryour clients have property in Gwagwu ladn?- ----------- ---

" What is the gellera l busincss atlllosphere lor real property in vcs(lllcnt ill 

Ci wag vva I ada'? ------------------------------------------------------------------------

II Is there allY isslie o r encroachment on your client 's plots'! 

Yes 0 No 0 

" I r yes, how l1lany?--------- -------------------------------------------.---- ._- ---.----- -

" Wlwl are the effects or thi s 011 re,ll es(ate in vestment ill U W;lgw,II<l \.b 

/\ ret' C'O UIl C i I? --------------------- -------------------------------------.---._----._----
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