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Abstract 

Informal Settlements in the urban areas are a growing phenomenon in the developing countries. More 

than half of the population of the world is housed in these settlements. The inability of the Governments 

especially in the developing countries to provide affordable houses for its citizens has led to the invasion 

of public and private land by the low income earners for housing development without proper land tenure 

and planning. The paper investigates the housing conditions in the informal settlements of Kado, Abuja, 

Federal Capital City. Housing variables selected in literature were employed to investigate the housing 

characteristics in the informal settlement. Data collected on the variables were analyzed using statistical 

tools such as percentages, frequencies and averages. The result of the work shows that there are 

qualitative housing deficient in Kado settlement and over sixty percentage of the housing stock are of 

very poor quality housing. Appropriate recommendations were made to address the issues of tenure 

security and unregulated housing development.  
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Introduction   

Housing is more than mere shelter in its proper definition. Housing can be defined as a 

residential environment which man uses for shelter and the environs mental health as well as the 

social wellbeing (Omole, 2000). In a civilized society, it is an inherent right of every family to  
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live in a decent home at a reasonable cost and in a desirable community where all the necessary 

infrastructures are provided (Lewin, 1981, Mabogunje, 1980, Davidson, 1984, & Tokman, 

1984). 

However, the bulk of the population in developing countries live according to the situation they 

find themselves and in fact majority live in substandard accommodations (Abbot, 1996, UN-

HABITAT,1996a, United Nations, 2004 & Adejumo, 2008). High population concentration in 

towns and cities as a result of rural-urban drift is mainly responsible for the high rate of 

urbanization in Nigeria (HABITAT, 1996b, 2014 & 2016).  This is as a result of a number of 

socio-economic factors as well as the action or inaction of government over the years.  The rural 

areas generally lack vital social services and infrastructure (water, electricity, roads and 

telecommunication) and facilities (such as educational, health, entertainment and marketing).  

The absence of these amenities constitutes push factors facilitating the migration of rural 

dwellers into urban centres (Onibokun, 2000& Abbot, 2012). The new migrants face with low 

paying jobs and low skills consequently, this has led to squatting on available vacant 

government, private or customary owned land often located at the outskirt of the built city. This 

is done through invasion regardless of their ownerships or environmental suitability. Initially, 

these settlements are characterized by own built temporary and semi-permanent structures for 

family residence ( Ibrahim, 2014). However, with time increase demand for low cost houses by 

later migrants has made these settlements havens for rental units (Okpala, 1999). Further illegal 

subdivisions of these vacant lands into residential plots by the occupants as well as the native 

owners further intensify the development of the settlements to varying sizes without regulatory  
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control by the planning agencies because physical planning and development within these 

enclaves is not controlled by the urban authorities, the quality of housing units provided is often 

in accordance with the economic might of the developers, while spaces for accessibility and 

other ancillaries urban facilities where they exist at all may be left to the wishes of the people in 

the settlement. This paper is set out to explore the characteristics of housing that is available in 

the unplanned and ill serviced parts of the city of Abuja with a view of making physical planning 

recommendations and proposals. 

The Study Area. 

Abuja, Nigeria‟s new capital city is located in the middle of the country. The Federal Capital 

Territory has a land area of 8,000 square kilometers, which is two and halftimes the size of 

Lagos, the former capital of Nigeria. 

The FCT is bounded on the north by Kaduna State, on the west by Niger State, on the east and 

south-east by Plateau State and Nasarawa state, and on the south-west by Kogi State. It falls 

within latitude 7° 25' N and 9° 20° North of the Equator and longitude 5° 45' and 7° 39'. 

Kado settlement lies between Jabi and Mabushi settlements in the north –western part of the 

central area of Abuja metropolis. It is approximately 35kilometres from the main city, the 

estimated population of kado is about hundred thousand inhabitants, the major land use include 

commercial, residential, recreational and pockets of spaces for urban agriculture. Due to rising 

cost of rent, major settlements close to the CBD became settlements that house the urban poor 

who work in the city centre and stay in the surrounding vacant settlements in and around the 

Federal capital city. 
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Materials and Methods 
  

Data for this study were collected from both primary and secondary sources and oral interviews 

from opinion leaders, direct observation and questionnaire administration constitute the major 

information used for empirical analysis in this study.  

Sampling Procedure 

A total of ninety houses/ household heads covering five percent of the estimated population of 

the settlement were randomly surveyed for the study. Since there are no regular streets, the first 

house on any one access route were picked and head of the household interviewed while other 

household heads were identified at an interval of five household heads located apart.  

Instrumentation. 

In order to obtain information necessary on the characteristics in Kado informal settlement in 

Abuja, a self-structured questionnaire was designed. 

The questionnaire contained personal and demographic data such as house number employment 

status, educational level, marital status, income and occupational status. 

The respondents were required to place a tick (  ) on the items, scores were tabulated in check 

list format. At the end the marks are added together to determine the housing features in the 

study settlement. 

Procedure for Data Analysis 

Characterizations of major housing variables were analyzed through cross tabulation using 

simple frequencies and chi square. 
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Results/ Empirical Findings 

Housing Characteristics in Kado 

In other to analyse the characteristics of housing in Kado, investigation was made of the source of 

ownership of land on which the house was built. A summary of the findings is presented in table 1 

below. According to the table, 65 % of the sampled household heads attested that they acquired the land 

for their houses through illegal purchase from the natives.  

Table 1. Mode of land Acquisition: 

Response Frequency Percentage (%) 

Government allocation Nil 0% 

Illegal purchase earlier settlers 59 65.5% 

Squatter  17 18.8% 

inheritance 14 15.5% 

Total 90 100% 

Source: Field Survey, 2018. 

Again, while none of the house owners acquired his/her land by government statutory allocation; about 

18% of houses were built on plots forcefully acquired by invasion and about 15% of the houses were built 

on land inherited from ancestors. 

Furthermore, over half of the sample houses are owner occupied, 38% are rented houses while 9% of the 

residents are either temporary squatting in their relations‟ houses who could have been earlier settlers in 

the district. This information is presented in table .2.  
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Table .2. House Tenure 

ownership Frequency Percentage (%) 

Owner occupied house 47 52.2% 

Rented house 35 38.8% 

Relations house 8 8.8% 

Again, in Kado as data in table .3 shows, 66% of the houses are the traditional compound type and 17% 

are multifamily row houses. Only 6% and 12% are detached and semi-detached housing units. These 

types of housing could have probably been occupied by the few high income group or those people with 

higher educational backgrounds.  

Table .3  Housing type 

House Type Frequency Percentage (%) 

Detach house 05 6% 

Semi-detached 11 12% 

multi-family row house 15 17% 

Compound type. 59 66% 

Total 90 100% 

Source: Field Survey, 2018. 

Also according to our study, most of the houses in Kado as table 4 shows consist of 1-2 rooms; 16% of 

the houses have 3-5 rooms while about 18% are row tenement houses with over 5 rooms. However 

household sizes of between 6-8 persons constitute dominate as shown in table 5. According to the  
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Table 4 Number of rooms 

Response Frequency Percentage (%) 

1—2 60 67% 

3--- 5 14 16% 

5 and above 16 18% 

Total 90 100% 

Source: Field Survey, 2018. 

Table 5 Household size 

Response Frequency Percentage (%) 

1--- 2 08 9% 

3---5 14 16% 

6—8 50 56% 

9 and above 18 20% 

Total 90 100% 

Source: Field Survey, 2018. 

table houses with 3-5 occupants constitute only 16% of the sample population. The rather high number of 

people in each house therefore means the room occupancy ratio or room density in the settlement could 

also be high. 

Furthermore, basically none of the sampled houses in Kado town of Abuja has an approved building plan 

as results of our findings in table 6 shows. According to our empirical study, 89% of the houses were  
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Table 6 Building Plan approval. 

Building plan approval Frequency Percentage (%) 

With approved building plan  0 0% 

With unapproved building plan  10 11% 

With no plan at all. 80 89% 

Total 90 100% 

Source: Field Survey, 2018. 

 built without a plan at all, while 11% of the houses had building plans that were nevertheless unapproved 

by the government development control agencies.  

Again, in terms of the type of construction materials, our investigation results in table 7 shows that 86% 

of the buildings are roofed with corrugated zinc material while 10% are roofed with local thatched,    

Table 7 Roof material 

Roof material Frequency Percentage (%) 

long-span aluminum 03 3% 

asbestos 01 1% 

corrugated zinc 77 86% 

thatched grass 09 10% 

mud Nil 0% 

Total 90 100% 

Source: Field Survey, 2018. 

grasses. Also, according to the results presented in table 8, over 60% of the walls of buildings were 

constructed from substandard and unconventional ranging from mud blocks, wooden planks and  
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discarded cardboard cartons. However according to the table, 33% and 6% of the walls of the buildings 

were constructed using burnt bricks and vibrated cement blocks respectively.   

Table 8 Wall material: 

Response Frequency Percentage (%) 

vibrated cement blocks 05 6% 

burnt bricks 30 33% 

mud blocks 33 37% 

wooden planks 14 16% 

grass/old cardboard paper/ tin  08 9% 

Total 90 100% 

Source: Field Survey, 2018. 

Also with respect to floor finishing, our findings presented in table 9 indicates that less than 40% of the 

houses have the conventional modern floor finishing consisting of tiles and cement screed. On the 

contrary, over 60% of the buildings have the unconventional floor finishing consisting of red earth / 

laterite, clay or mud  

Table 9 Floor finishing material. 

Response Frequency Percentage (%) 

tiled 05 6% 

cement screed 30 33% 

red earth/laterite 33 37% 

mud earth 13 14% 

others specify. 09 10% 

Total 90 100% 

Source: Field Survey, 2018. 
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Furthermore our results also show that most of the buildings are covered with the conventional ceiling 

materials (table 10). Only 2% of the buildings have the non-conventional ceiling made of cardboard paper 

or the ceiling coverings do not exist at all.   

Table 10 Ceiling material. 

Response Frequency Percentage (%) 

PVC ceiling 03 3% 

POP ceiling 09 10% 

asbestos ceiling 15 17% 

Brazil ceiling 61 68% 

old carton/paper materials. 02 2% 

Total 90 100% 

Source: Field Survey, 2018. 

Also in the sampled survey, 46% of housing units are provided with various conventional window types. 

According to table 11 over 30% of the houses have louvered glass windows, 12% are covered with 

ordinary glass windows while 2% of the house units have the sliding glass window type. On the contrary, 

about 36% of the houses have windows with cardboard paper covers and other non-conventional 

materials.  
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Table 11 Windows materials. 

Response Frequency Percentage (%) 

sliding glass 02 2% 

ordinary glass covers 11 12% 

louver glass 31 34% 

wooden materials 14 16% 

paper/other materials. 32 36% 

Total 90 100% 

Source: Field Survey, 2018. 

Summary of Findings 

Informal Settlements have grown side by side with the formal residential areas. In time, they have 

become the housing areas for the majority of residents of FCT who include all categories of 

income earners. This is due to the shortage of housing from the formal sector and lack of planned 

land in the market. Traditional ways of acquiring land have given a sense of false tenure security to 

informal Settlement residents which have led to the development of unregulated housing at the 

peripheral of the City. The housing conditions in the informal Settlement were found to be sub-

standard qualities and having poor environmental qualities. The investigation reveals that sixty-

seven percent of the sample houses were in poor condition while only thirty-one percent were in 

average condition. This can be explained by the socio-economic status of the residents which is 

reflected in their poor income, low educational level and largely underemployment in low paying 

jobs.   
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Conclusion 

Findings from the research indicate that housing condition in Kado Informal Settlement is 

generally poor. The poor conditions are attributed to the followings:  

a). Inability  to supply housing and serviced land by government agencies. FCDA have not met the 

housing demands and not just for the low-income groups but generally for all categories. This has 

made the middle and high-income groups to seek for land for home development in the Informal 

Settlements.  

b). Traditional means of land delivery. Traditional chiefs allocate land for use in the areas. This 

practice has extended into the city without replacing traditional practices with statutory procedures. 

Initially chiefs allocated land free. This has led to problem of tenure security in the Settlement.  

Recommendations 

FCDA should alter its approach to informal settlements by getting actively into those factors that 

are more appreciable at a community level. This would enable it to popularize its presence and 

role as a development partner, a thing that is lacking presently. For this to happen a few things need 

to be done:  

a) To revisit the current land policy for clarity on the administrative roles of traditional leaders and 

the FCDA when in an overall reference, the FCDA presently seems to have very little control on 

informal settlements around the city thus not being able to monitor sub-divisions (due to its non-

compensation to land owners) It therefore needs to renegotiate the land policy to reflect current 

social-economic trends backed by statutory laws that are easy and inexpensive to implement.  

b) FCDA should negotiate for direct funding by the federal government for continued city 

management.  
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