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Abstract 
Cities of contentment has not been available or being satisfactory over the 

years. This is shown by the prevalence of disparity on a settlement that is 

characterized by two distinct posture. The emergence of equitable cities 

development is as a result of disparity within an area. This two different 

areas have characteristics with different set-up which is not supposed to be 

so with the rate urbanization. The scenario of different settlements having 

un-satisfactory features or the same settlement with two different 

characteristics is a situation where one area seems to be planned and the 

other part is not. The other part that is organic is forced to trespass into the 

planned area to benefit from one thing or the other. While it happens like 

that, the organically emerged areas become an eyesore with much burden 

on the planned area. This happening indeed contravene planning intention 

though they are said to have historical background but with problems of 

equidistance in distribution of facilities, utilities and services. The concept 

of equitable cities is based on equitable development including both 

environmental justice and smart growth void of disparity as observed by 

Levy, (2009). The intention of this paper is to see how development can be 

spread in equity. 
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Introduction 
Background to the Study 

The concept of disparity refers to un-

equal treatment among parts and 

creating dissatisfaction among 

dwellers. The approaches for creating 

equitable communities and regions are 

the latest practice now all over the 

world. This is a place where residents 

of all incomes, races, and ethnicity are 

accommodated while benefiting from 

decisions that shape the places where 

they live (Bazan-Krzywoszańska, 

Lach, Mrówczyńska, 2020). Equitable 

development emphasizes that all 

residents should be protected from 

environmental hazards and have 

access to quality environment, health, 

economic, and social necessities such 

as clean air and water, adequate 

infrastructure, and job opportunities. 

Bottero, Oppio and D’Alpaos, (2019) 

ed. Observed that for instance, the 

disparity of developments between 

settlements in Singapore metropolitan 

area is attributed to unequal 

distribution of resources, activities, 

land use intensity, centralization of 

activities, and the likes. Indeed, the 

location of concentrated housing areas 

has impact in the distribution of 

traffic, facilities and transport 

demand. For example, if more people 

had been retained in or near the central 

area, it reduces the level of long 

distance passenger transport leading 

to less congestion or major arteries 

(Ospina, 2019). 

Asia and Africa has the highest 

concentration of the population and 

that is why the 2014 revision of the 

World Urbanization Prospects by UN 

DESA’s Population Division 

observed that the largest urban growth 

will take place in India, China and 

Nigeria. These three countries will 

account for 37 per cent of the 

projected growth of the world’s urban 

population between 2014 and 2050. 

By 2050, India is projected to add 404 

million urban dwellers, China 292 

million and Nigeria 212 million. 

Nigerian Cities are already feeling this 

increase tangibly, as they strain to 

properly service the physical and 

social needs of their populations. The 

urban poor always feel the pinch since 

they struggle to feed, clothe and house 

themselves at same time improvising 

on her basic services and amenities 

like water supply and sanitation. The 

lack of adequate shelter and services is 

one of the most pressing challenges 

confronting most Asian cities on the 

threshold of the 21st century (Bazan-

Krzywoszańska, Lach, Mrówczyńska, 

(2020) and Habitat et al 1994. The 

haphazardness of population growth is 

exerting a huge pressure on the 
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available existing facilities prevailing in the urban areas as well as the small 

towns.  

Qureshi, (2003) put it that the current world trend towards urbanization is a 

direct consequence of the steadily building pressure on a land that could offer 

but mere subsistence to the already existing generations before the present 

agricultural revolution (Ospina, (2019). Planning standard are rules, and 

standard regulations are also strategies designed for measuring the quality of 

the built environment and to be used as guide by developers in their 

development efforts (Bottero, Oppio, and D’Alpaos, (2019) ed. Standards 

should be flexible rather than rigid and also to know that the standard suitable 

to a society may not be suitable to another society since they are designed on 

the basis of economic and socio-cultural background of the people (U.N 

Habitat, 1994 and United Nations report launched on 10th July 2014). An area 

therefore is to benefit on every incentive of planning as any others. 

   

Statement of the Problems 

Down Quarters is a planned railway settlement with not more that 3-floor storey 

buildings and over the time several people started erecting buildings adjacent to 

it till it merged together as a unit with two sections. This couple with the 

influence of College of Environmental Studies (CES), Kaduna institution 

Barnawa Campus which accommodates several number of students at low cost, 

cheap and in proximity to students while at the same time built in a sub-standard 

manner organically. There had been no any planning intervention at the area 

that is neglected. This settlement has become an eye sore that is faced with 

numerous planning problems such as poor environmental condition and 

overcrowding. 

 

Aim and Objectives 

The aim of the study is to examine and analyzed the set-up of the area with a 

view to making recommendations for better and livable inhabitants. To achieve 

this aim, the objective is to examine the study area and to make 

recommendations.  

 

Theories and Concepts of Disparity  

In 1992, the first Earth Summit was held in Rio with many of the world leaders 

who gathered accepted that focusing solely on economic growth was no longer 
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possible. It is remarkable that in a world of finite resources, economic 

development had to go hand-in-hand with social progress and protecting the 

environment (Brundtland, 2012). 

This had brought about the concept of equitable development that draws on both 

environmental justice and smart growth and generally refers to a range of 

approaches for creating communities and regions where residents of all 

incomes, races, and ethnicities participate in and benefit from decisions that 

shape the places where they live (Trong, and Thuat, 2020). According to Bazan-

Krzywoszańska, Lach, Mrówczyńska, (2020), Equitable development 

emphasizes that all residents should be protected from environmental hazards 

and enjoy access to environmental, health, economic, and social necessities 

such as clean air and water, adequate infrastructure, and job opportunities. To 

achieve this equitable development approaches is to integrate people-focused 

strategies such as efforts that support community residents with place-focused 

strategies such as efforts that stabilize and improve the neighborhood 

environment (Adenaike, Opoko, and Kosoko, 2020). Equitable development 

typically calls for a regional perspective in order to reduce health and economic 

inequalities among localities and improve outcomes for low-income 

communities while building healthy metropolitan regions (EPA, 2014). 

Sharmin, and Hossain, (2020) has also observed that access to water, sanitation 

and other basic amenities has been recognized as a human right by the United 

Nations. Ensuring access to water and sanitation for all, which has now become 

an obligation to all UN member countries. There are three major dimensions 

included in the concept of equitable access to water and sanitation including 

geographical differences in service provided, discrimination or exclusion in 

access to services by vulnerable and marginalized groups, and financial 

affordability by users (Eley, 2003). 

As Brennan, (2008) said, if equitable development for all is to be achieved, 

special attention needs to be paid to redress those inequities early on. Some 

policymakers are not aware of those inequity dimensions, but trust that the 

general approach to improve access will deal with them. Though some 

policymakers recognize that as usual will unjustly leave certain people unsaved 

for much longer time, but are afraid that the specific efforts needed to deal with 

those inequities which are unaffordable and resulting in slower aggregate 

progress. Enlightened policymakers recognize progress is not real unless it is 
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progress for all and make a point of fighting inequities in access to Facilities, 

Utilities, Services and sanitation by all (Sharmin, and Hossain, (2020). 

 

Tools for Measuring Disparity between Settlements 

Drawing on the neoliberal and equity planning literature as observed by 

(Tiesell, 2005), There are categories of planning tools, especially recasting the 

instrumentality of planning tools by examining what opportunities exist to 

foster more transparent and inclusive management of the urban change process, 

both from theoretical and practical perspectives. Focusing specifically on urban 

intensification of existing larger cities, tensions is embodied in delivering 

planning outcomes equitably in a neo-liberal planning context, and the unique 

role that planning ‘tools’ can serve in ameliorating these challenges. 

Planning tools are the mechanisms that urban planning uses to achieve a desired 

end. As Fainstein (2005) argues, the desired end is to create a just city. However, 

the concern is that as cities become increasingly urbanized in an economically 

vulnerable climate of post-global financial crisis, planning become a 

mechanism of addressing inequity in cities. Without which it takes the form of 

disadvantaged society of reduced access to jobs and services by virtue of where 

a household is located and is indeed proving challenging (Rhiney, (2012). With 

the emergence of collaborative forms of planning, equity planning has a 

procedural dimension that is more transparent (Burton, 2002). In inclusive 

planning decision-making, processes are considered to be fairer in delivering 

legitimate planning decisions as compared to the alternative rational 

comprehensive top-down approach (Beer, 2007). 

To understand the nuances of these challenges, we consider Tiesell, (2005) who 

define planning tools as ‘the policy actions or initiatives intended to affect the 

decision environment (and, in turn, the behavior) or market actors to achieve 

desirable societal, outcomes’. There are no special tools to be employed in 

unique circumstances, rather, they are tools that may challenge how we practice 

planning on a day-to-day basis, and recast the instrumentality of planning, and 

its capacity. These are potential to shape more equitable and inclusive cities. 

These tools include, but are not limited to, policy tools, market tools, 

technological tools, and community engagement tools. 

1. Operational Planning Tools 

Planning tools are instruments which can assist planners and developers in their 

formulation of policy and, subsequently, in implementing, evaluating and 
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monitoring its impact. Change resulting from policy implementation can occur 

in numerous ways. Market-driven change can take an ad hoc trajectory, while 

government-led change can be more structured and more aligned to public and 

urban policy goals. The tools highlighted in this special issue tackle both 

government-led and market-led influences on cities and recognize that change 

rarely occurs so innocently (Purcell, (2009).  

2. Shaping Tools 

Shaping tools find themselves within the framework of existing cities but then 

help to move cities forward to accommodate broader political, economic and 

social influences which impact on cities. Such tools include regulatory plans, 

implementation plans and other guiding documents that provide an overarching 

context within which planning decisions and market transactions take place. It 

is not uncommon over a period of a decade for cities to experience a number of 

such plans that shape segments of the city in both a macro and more micro sense. 

The City of Melbourne, Australia’s second largest capital city, for instance, has 

experienced change over the past decade in terms of how planners conceptualize 

growth management through a lens of urban intensification by a number of 

strategic plans. According to (Eley, 2003) such strategic plans are nothing more 

than political plans.  The plan-making process is often used by a newly elected 

government as a tool to legitimize their planning mandate and, when that party 

loses power, the new incumbent is inclined to embark on a new plan-making 

process to mark its ideological footprint on planning history. This has been seen 

not only in Melbourne, Sydney and Perth but also in many other cities across 

the globe. The cycle of partisan planning continues and is exacerbated even 

further in cities where the election cycles are short (2–3 years), giving these 

plans little time to be implemented. However, the recent experience in Australia 

is not echoed everywhere. In Vancouver (as this special issue highlights) 

experience in the celebrated City Plan survived changes in government for over 

15 years. In an effort to meet this challenge, cities look to these plans to steer 

decision-making over a period of 20 to 30 years and so overcome short 

sightedness by accommodating the likely scenarios including a carbon 

constraint future (Friedmann, 2004). 

3. Regulatory Tools 

Law and more particularly, regulation, strive to provide order, certainty and 

consistency (Purcell, 2009). This accords with the underlying tenets of the rule 

of law and based on the expectation that all parties who come before the courts 
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and the law will be treated equally. Regulatory controls, such as land-use codes 

and planning schemes, dictate the manner in which a parcel of land can be used 

and developed by its owner. 

 Regulation can, at times, hinder a more liberal approach, by providing 

restrictions on what an individual household can reasonably build on their 

parcel of land. For instance, the restriction of the colour or a front wooden 

residential fence to heritage colours, and to city planning in more broadly 

setting, height controls along main streets. Government-imposed regulation of 

this kind should not be too restrictive and should allow for an equitable outcome 

to be attainable which is inclusive of all stakeholders. 

However a highly regulatory approach towards town planning may not always 

provide the best or speediest solutions or outcomes in the most effective and 

just manner (Stein, 2008), nor is the market best placed to deliver such equitable 

outcomes. There is an opportunity to consider other strategies that somehow 

bridge the collective wisdom that regulation offers and the efficiency the market 

offers, but without compromising what is just and fair. According to Healey, 

(2011), there are endless opportunities for planning instruments that could be 

trialed. However, the transferability of planning practice must proceed with a 

degree of caution as contexts may differ. It is still possible again to learn from 

and share comparative experiences and mistakes in planning law and praxis. 

Planning agreements, for example, could be used in a new form, even allowing 

for a fresh expression of zoning, which are more private and contractual in 

nature, rather than quasi-regulatory contracts, as many are today (Arnold, 2012)   

4. Stimulation Tools 

Stimulation tools seek to spark the economy and to steer consolidation towards 

designated growth areas. However this incentive needs to occur in combination 

with stricter development controls (Woodcock, 2011). Market based tools, such 

as density bonuses, inclusionary zoning and development contributions, may be 

used to deliver a social outcome such as more affordable housing. Other tools 

such as tax incentives and subsidies may encourage development in areas not 

considered before by developers. Important to all of this, is that in cities, where 

the market plays a significant and important role in urban intensification 

programmes, markets should not be ‘relied upon to make judgments about 

fairness and equity’ (Beer, 2007), but rather there may need to be some 

regulatory involvement to ensure that the process to change the built form is 

kept as equitable and inclusionary as is possible. 
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One way in which governments may stimulate growth and coordinate urban 

regeneration through working with the market is through the use of land 

development agencies. Their remit is to attract private investment and create an 

environment that is conducive to growth. These agencies have the potential to 

ensure affordable housing delivered on these tracts of land. However, as recent 

research has shown (Davison, 2011) said land development agencies have 

acquired a more commercial existence, whereby they must return a profit, which 

compromises their ability to deliver on broader social and environmental 

imperatives. Furthermore, critical appraisal of the land development agency’s 

role in urban redevelopment has shown that these processes lack sufficient 

transparency and inclusive governance arrangements. This raises questions 

about how inclusive recently renewed places are, and the extent to which they 

embrace diversity, particularly where developers’ and land agencies’ main 

focus may be on selling properties at the best possible prices or even market 

rate. 

5. Capacity Building Tools 

To accommodate growth and the changing demographics in cities, urban 

managers continue to look to urban intensification policies to meet the growing 

need for housing and infrastructure. Developing cities more intensely has 

consequences for the residents currently and in the future. Tensions may arise 

from existing residents about how development might meet their current and 

future needs and the needs of future residents such as providing access to jobs, 

social services, low-cost transport, affordable housing, parks, and other 

infrastructure and engaging them in the process. This is a huge challenge which 

are undergoing re-zoning where the new community has yet to move to the new 

area (Woodcock, 2011). 

There are some planning jurisdictions, such as the situation in the State of 

Victoria, Australia and in Ontario, Canada, which allow for highly inclusive 

(though not necessarily deliberative) engagement through a form of third party 

involvement in the planning process. (Arnold, 1992) stipulates that  a planning 

tool and process does not provide for unrestricted involvement from the public, 

but rather, it is limited to those who will suffer a ‘material detriment’ from the 

proposal. That is why the proposed use or development of land will materially 

affect them. Such detriment, has legal precedent and cannot be based on an 

economic advantage but the process is also reflected in the procedures that 

municipalities must take to inform citizens about a planning proposal. Only 
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those parties deemed to have a material interest will be notified. Only if you 

suffer a material interest can you lodge an ‘objection’ to a proposal, thereby 

excluding the rest of the world from a say in the merits of that planning proposal. 

The lessons is that the more inclusive and equitable method of engagement, the 

more appealing and possible through engagement tools. These are large 

stakeholder engagement events, where the focus is on face-to-face engagement 

facilitated around multiple small tables connected through computer 

technology. This innovation has allowed large numbers of stakeholders to 

participate in discussions about the future of cities, for example, this technique 

was used to bring 4,500 stakeholders together to discuss the redevelopment of 

the New York World Trade Centre in 2002).  Both the larger stakeholder, 

community and smaller citizen’s or juries are an adaptation of traditional forms 

of decision-making. The former is the local government public meeting and the 

latter is derived from the jury used in legal proceedings. Their ascendance has 

been followed by a growth in the use of geographical information systems (GIS) 

as a tool to convey complex planning challenges and solutions both visually and 

spatially (Rhiney, 2012 and Ospina, 2019). 

The concept of a ‘smart city’ is not just any how but use planning tools to 

empower the public  engagement in a more robust fashion planning matters that 

affect them on day-to-day basis (Evans, 2012). Williams, (2010) opined that in 

the light of the prominence of information technology, smart cities are fusion 

of ideas about information and communications technologies in improving the 

functioning of cities, enhancing their efficiency, competiveness, and providing 

new ways in which problems of poverty, social deprivation, and poor 

environment might be addressed as earlier observed by Forster, (2006). 

The pervasive reach of electronic data and media has enabled the development 

of planning tools using mobile applications and social media such as Twitter 

and Facebook to inform citizens about planning projects (Walters, 2011). These 

tools can also be used to encourage citizen and developer debates on planning 

proposals. In fact, the complex challenge of engaging future citizens remains a 

perennial concern across planning practice. 

There is no hard and fast rule as to what planning tools should be or how they 

should operate. Rather, there is the on-going opportunity for such tools to work 

together not merely to shape, regulate, stimulate or build capacity to address the 

challenges of urban intensification for cities within a just, equitable and political 

context Newton, (2010). One motivation for this special issue is to open the 
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discussion globally to share knowledge on the use of innovative tools and 

showcasing the implementation of some of the tools in other planning 

jurisdictions. It is anticipated that through such shared learning, planners and 

other management actors can draw out experiences highlighted in this issue and 

further innovative planning tools that can be used equitably to accommodate 

urban intensification. 

Reflecting on Gehl’s logic of straight forward and diverse design called ‘city 

for the People’, advocates for sustainable communities went on operating 

equitable development. This is necessary in understanding the principles that 

contribute to the synergy of equitable development and just like smart growth, 

equitable development is the sum of its parts. 

 

Techniques for Development 

The techniques of development through market forces are efficiency criteria and 

profit and non-profit use of land which represents the private costs, benefits and 

social costs benefits (Friedman, 2004). The efficiency Criteria signifies that if 

out of a given quantity of land, one action produces more goods and services 

than another, then the first action is better or more economically efficient than 

the second one. Again, if a given amount of goods and services can be produced 

with less resources and land bone action rather than another, then that action is 

more efficient for the better utilization of land achieved. The problems again is 

that the measurement of quantities produced may vary over time both 

quantitatively and qualitatively. New commodities may also be produced while 

production of some others ended. The value of money also changes over time. 

The development through planned intervention such as Layouts in sub-division 

regulation in any area the consideration of whether land should be used for 

profit or non-profit making uses. As stated by Cheshire and Sheppard, (2005) 

under private enterprise, the land terms to be used is its highest and best uses. 

However, there is always non-profit land user for example land for roads or 

parks or education. Therefore it is clear that a change in the framework of these 

non-profit land uses will affect the site’s highest and best use of land. The only 

way to resolve conflicts is planning through the Town and Country Planning 

(Law, 2013). The Town and Country planning resolves the situation by 

deliberately preparing a plan which considers the inter-dependence between 

land uses.  
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a) The inter-dependence between profit making uses and non-profit uses. The 

profit use of land is dependent on the non-profit uses such as alter the latter and 

this will change the former. One cannot take the profit uses as given and plan 

the road system accordingly. The alteration of the road system do react to the 

pattern of profit uses and alter it in the planning of the road system and 

automatically planning the pattern of profit uses of land. This is why it is 

necessary to plan their pattern consciously and explicitly. 

b) The relationship between profitable used of land. For example if a factory 

with a very noisy or smelly process of production were to establish itself in an 

office building area, it might affect the use of these offices adversely reducing 

their profitability and generally lowering the land value resulting in 

permanently keeping the profitable use of land below the optimum. 

Planning pattern of land use in most urban area lead to non-efficient use of land. 

This could complementarily shows how the profitable use of one site can be 

affect the use of another. A group of land uses can jointly increase their 

values/profits by locating near one another. Thus if planning can bring users 

together it could make increase in profitability and enhance land values. This 

suffice that town planning functions as facilitating complementarily between 

uses thereby leading to a more efficient use of land resources (Purcell, 2009). 

What then will happen to pattern of land uses if there were no planned 

intervention?  

 

Spatial standards   

Uloko and Agbonoga (2005) define space standard as a set of rules that guide 

the use of space for physical developments in other that such development 

might satisfy certain environmental, economic and social targets. The following 

stated below are urban design Standards.  

Table 1: Urban Design Standard 

1. Occupancy ratio      = 2 persons/room  

2. Population growth rate     = 2.5% 

3. Average number of persons/compound  = 6 persons 

4. Average number of habitable rooms/house  = 4  

5. Average compound sizes     = 450m2 

6. Organized open space     =  4 compound 250m 

 7. Primary school     =  4 hectares 

8. Mosque/church or shrine    =  450m2 
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9. Industries      =  450m2 

10. Burial ground for the neighborhood   =  10,000m2 

11. Commercial area     =   10m2/trader  

12. Footpath       =  3m wide 

13. Clinic       =  172m2 

Source: Uloko and Agbonoga (2005) 

 

Table 2: Minimum Plot Frontage by Types of Housing  

Type of Residential Development Detached 

House 

Semi 

Detached  house 

Row house 

Rehabilitation of slum dwellings and 

improvement of sub-standard area  

12 9 7 

Low cost housing urban areas 14 10 9 

Normal housing development  15 12 9 

Obateru (1985): land subdivision guide. Second edition  

 

Table 3: Densities for Residential Development    

Type of dwelling Gross densities 

number of 

dwelling per 

hectare 

Net density no of 

person per 

house 

No of dwelling 

per hectare 

No of person per 

hectare 

Bungalow  

(detached) 

    

Low density  5-6 40-50 6-8 60-70 

Medium  density  6-8 50-60 12-16 70-100 

High density  8-10 60-80 12-16 100-130 

Semidetached and row housing   

Low density  10-12 80-100 16-20 130-160 

Medium density  12-14 100-120 20-24 160-180 

High density  14-16 120-140 24-28 180-240 

Multiple family dwellings  

Low density  16-18 140-160 28-32 240-280 

Medium density  18-20 160-180 32-36 280-320 

High density  20-24 180-200 36-40 320-360 

Special density  24 or more 200 or more 40 or more 360 or more 

Source: Vagale, (1971) 
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Table 4: Allocation of Land Uses in Residential Areas 

S/no Land Uses % of Developed 

Areas 

1 Residential dwelling plots 50-60 

2 Local/Neighbourhoods shopping market 3 -4 

3 Playground, parks and others Organized open spaces (recreational) 10-12 

4 Road and streets (right of ways) 15 – 20 

5 Public/semi-public uses, schools, clinic, workshops centres, 

cemetery e.t.c 

15-20 

 Source: Vagale, (1971) 

 

Table 5: Minimum Size of Residential Plots  

S/No. Density class Frontage (m) Depth(m) Area (sqm2) 

1 Low 30 30 900 

2 Medium 25 30 750 

3 High 15 30 450 

Source: Obateru, (1985) 

 

Table 6: Recommended Standard for Urban Road  

Type of Urban 

Road 

Road Reserve 

(Right Of Way 

Meters 

Type of 

Carriage 

Way 

No. of 

Lanes 

Width 

of 

Lanes 

Central 

Divided 

Minimum 

Width 

Side 

Walk 

Width 

(m) 

Expressway 90 Dual 4-6 3.7 3.0-5.0 - 

Ring road 

(outlay pass) 

90 Dual  4-6 3.7 3.0-5.0 3.0-5.0 

Primary 

Arterial road 

90 Dual  4-6 3.7 3.7-5.0  

Secondary 45-60 Dual 2-4 3.7  3.0-5.0 

Distributor 

(collector 

road) 

18-25 Single 2 3.7 - 2.5-3.7 

Service access 

street 

12-15 Single 2 3.7 - 1.8-3.0 
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Cul-de-sac 

(dead end 

street) 

11 Single 2 3.1-3.4 - 1.5-1.8 

Source: Ministry of land and Housing 1975 Table 7.2, HMSD, 1974  

 

Table 7: Standard for health facilities, Radius and Site Area 

S/No Type of Health 

Facilities  

Population to 

be Served  

Radius of 

Catchments 

Area in Km  

Site Area in Hectares 

 

 
    Minimum Desirable 

1 Central or state 

hospital 

The whole of 

state 

An entire state 40 50 

2 General Hospital  ½ million-1 

million 

31-47 20 24 

3 District hospital 100000-

150000 

13-19 6 10 

4 Specialized Hospital     

I Dental clinic 150000-

30000 

19-31 0.8 1.2 

Ii Mental health institute 200000-

300000 

52-62 2 2.4 

Iii Leprosarium 100000-

3000000 

38-52 2 2.4 

Iv Tuberculosis hospital 150000-

300000 

38-52 1.2 1.6 

5 Health centre 30000-50000 9-13 1.2 4 

6 Maternity Home 15000-20000 2-4 2 4 

7 Dispensary 15000-20000 1-2 0.4 2.8 

8 Health office 10000-15000 5-9 2.4 4 
             Source: Vagale, (1971) 

 

Table 8: Standards for Design of Educational Facilities 

S/N              Items   Nursery 

School  

Primary 

school  

Secondary 

school  

Post- sec. 

school 

1 Number of people to be served by 

one school 

1500 

2000 

3000 

4000 

12000 

16000 

50000 

75000 

2 Age group of pupils, students 2 yrs. 6yrs 12yrs 18yrs above 
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5yrs 11yrs 17yrs Above 

3 Maximum number of pupils/student 

per class 

15 30 30 30 

4 Teacher students ration 1:15 1:30 1:30 1:30 

5 Site area in acres 0.5-1 3-4 15-20 25-40 

6 Maximum site coverage 33 1/3% 40% 33 1/3% 25% 

7 Area for playing fields in acres for 

100 students 

0.3 0.5 3-5 5-8 

8 Minimum floor area in m2 per pupil 

student 

 14-16 18-23 23-28 

9 Maximum number of floors without 

lift, maximum 

 

                         Lift but desirable 

 Distance from home to school 500m 1.5k 2.5km 5-10km 

Source: Vagale, (1971) 

 

 Table 9: Standards for Parks 

S/No. Particulars Local 

park 

Zonal 

park 

City 

park 

State 

park 

1 Area in hectares for 1000 

population 

0.6-0.8 0.4-0.6   

2 Total area in Hectares 6-8 40-50 80-100 60 

3 Radius in kilometres 

services 

0.17-

0.31 

0.63-

1.25 

1.25-

3.13 

6.25km+   

4 Number of standing pipes 

(water faucets) 

2-3 5-8 15-20 0.4 for 

20 

hectares 

5 For portable water number 

of water closets per 100 

visitor 

1-2 4-6 6-8 Varies 

6 Park furniture number of 

seats per 100 visitors 

6-8 8-10 10-12 Varies 

7 Number of car parking 

spaces per 100 visitors 

2-3 3-4 4-5 Varies 

 Source: Vagale, (1971) 

Tab. 1 to 9 are the standard requirements for design in area of disparity. 
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Methodology 

Survey research design was adopted in this study. The study area is Down 

Quarters, Kaduna South LGA with population 11,754 people. Primary and 

secondary source of data was used. The first thing done was reconnaissance 

survey which involved touring the area after which a special visit was paid to 

the traditional ruler as regard our visit and subsequent coming for information. 

The techniques for data collection is observation and interview to key leaders. 

This was also made possible by acquiring an image of the area which helps in 

analysis and comparison of the two distinct characteristics of the area. The 

secondary source includes the collection of materials from published and 

unpublished books, thesis and dissertations both print and electronic media. 

However, materials were carefully selected and utilized. Data are analysed and 

presented in plates and tables. 

 

Findings and Discussion 

Table 10: Building Condition Survey or Housing Survey 

Variable  New Down 

Quarters   

Old Down 

Quarters  

Remark  

Good 

Houses  

700 (73.1%) 61(6.1%) The number of good buildings 

are above the average while 

too below average in New and 

Old Down Quarters 

respectively based on the 

following: Quality of finishing 

materials, walls, foundation 

and roof. 

Fair 

Houses 

100(10.4%) 855(85.3%) The number of fair buildings 

are below average in New and 

Old Down Quarters 

respectively based on the 

following parameters: un-

plastered walls, 

Environmental quality and the 

aesthetic appearance. This 
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implies that the area need 

upgrading. 

 Poor 

Houses  

157(16.5%)            86(8.6%) The number of buildings that 

are poor are below average in 

the two section of Down 

Quarters based on the 

following: rusted roof, cracked 

walls, sickly looking mud 

houses and weak foundation. 

This means that the two areas 

need upgrading with different 

magnitude.  

Source: Field Survey, 2019 

  
Drainages in Quarters: (1). New   (2). Old     

Source: Field Survey, 2020 

  

Table 10 is a building condition survey showing the status of the buildings in 

the two section of Down Quarters placed concurrently in percentages. While 

there are 73.1% of good appearance of buildings in the New, there are 6.1% in 

the old Down Quarters considering the parameters in remarks column of the 

table. The fair appearance of buildings made up 10.4% in new and 85.3% in old 

Down Quarters respectively. The poor appearance of the buildings in new is 

16.5% and old is 8.6%. These cumulatively signifies there is disparity in 

development in the two distinct areas although both need upgrading with 

different magnitude. The same condition is seen in the environmental condition 

such as drainage and refuse disposal. The plate above are two distinct place; the 

first one is in the new Down Quarters and the second one is in the old. While 
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the drainage is properly constructed in the new, there is absence of the facility 

in the old as it is characterized by waste water surface flow. This could mean 

that either there are more wealthy persons in one than the other or it is disparity 

because of status. 

 

Conclusion  

Disparity simply means disregarding a section because of status or one reason 

or the other. There is disparity in environmental condition, building set up and 

quality of buildings in the same Down Quarters. The neglected area is inhabited 

by students forming the bulk of the population because of its close proximity to 

College of Environmental Studies, Kaduna Polytechnic and cheapness of the 

rent which could be another area of research. There is however, need for up 

grading of the area for the healthy living of the community. This will reduce the 

un-necessary disturbance or pressure on the exceptionally planned area 

especially on the available facilities, utilities and services. Government should 

put a helping hand in this settlement so as to assist as a dormitory extension off-

campus to students since that place grew up because of the railway station  
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