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Says challenges of in planned urban sprawl, inadequate infrastructure should be addressed 
Urban centers are responsible for 27% of Nigeria’s total carbon emissions - Dangiwa 
Concerted, collabora�ve efforts needed to combat challenges - Ondo Governor Akure, Ondo State, Nigeria

DANGIWA CHARGES TOWN PLANNERS 
ON INCLUSIVE, SUSTAINABLE CITIES 

he Honourable Minister of Housing and TUrban Development, Arc. Ahmed Musa 
Dangiwa has called on Directors and 

Heads of Town Planning Organiza�ons in 
Nigeria to champion the development of 
inclusive, sustainable ci�es that promote 
economic growth and resilience. 

Dangiwa made this charge in his keynote 
address at the Opening Ceremony of the 2024 
Na�onal Conference of Directors and Heads of 
Town Planning Organiza�ons organized by the 
Federal Ministry of Housing and Urban 
Development in Akure, Ondo State from 
Monday 14  to Wednesday 16 October 2024.

The Minister lauded the theme of this year’s 
conference, " Effec�ve Physical Planning as a 
Panacea for Integrated and Sustainable Urban 
Development in Nigeria”, no�ng that it has 
aligned with the Renewed Hope Agenda of 
the current administra�on, which seeks to 
build equitable and resilient ci�es across the 
country. 

Highligh�ng Nigeria’s rapid urbaniza�on, 
Dangiwa pointed out that the na�on’s urban 
popula�on has risen sharply, growing from 
15% in 1960 to 54% in 2022, with  projec�ons 
indica�ng that by 2050, 70% of Nigeria’s 
popula�on will reside in urban areas.  
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On his part , Ondo State Governor,  Lucky 
Aiyeda�wa stated that concerted and 
collabora�ve efforts are needed to combat 
challenges in Nigerian ci�es.

The Ondo State Governor was represented by 
his Commissioner of Physical Planning and 
Urban Development,  Gbenga Olaniyi. 

The Governor men�oned that, Ondo State, as 
a case study, has taken deliberate measures 
which include; effec�ve waste management 
and development of master plans for major 
ci�es as modali�es to ensure healthy 
environment. 

Minister Dangiwa emphasized the urgency of 
addressing the challenges of unplanned urban 
sprawl, inadequate infrastructure, and 
environmental sustainability. 

“Nigeria is urbanizing at a rate of 3.8% 
annually, and we are now over 50% urban. By 
2030, nearly 60% of our popula�on will live in 
ci�es. This rapid urban growth has resulted in 
unplanned expansion, which has nega�vely 
impacted infrastructure, mobility, and access 
to basic services,” Dangiwa stated. 

He cited the emergence of more than 360 new 
urban agglomera�ons between 2015 and 
2020 as evidence of the spa�al expansion that 
con�nues across the country. 

The Minister further noted that Nigeria’s ci�es 
are not only growing but are also contribu�ng 
to environmental challenges, including 
increased carbon emissions and inadequate 
waste management systems.

“Urban centers are responsible for 27% of 
Nigeria’s total carbon emissions, with energy, 

transport, and industry being the main 
contributors. We must act now to address 
these challenges if we are to build sustainable 
and livable ci�es.

”Dangiwa outlined the Ministry's strategic 
ini�a�ves to address these challenges. These 
include the comprehensive review of the 
2012 Na�onal Urban Development Policy, 
which is soon to be approved by the Federal 



04

Execu�ve Council, as well as the development 
of a Na�onal Policy on Rural Se�lement 
Planning and a Na�onal Physical Development 
Plan aimed at promo�ng integrated and 
sustainable urban development.

H e  a l s o  a n n o u n c e d  t h e  M i n i s t r y ’s 
collabora�on with the World Bank on key 
projects, including the Urban Livability and 
Mobility Programme and a Na�onal Land 
Registra�on, Titling, and Documenta�on 
Programme, which seeks to streamline land 
administra�on in Nigeria.

Accordingly, he explained the ongoing efforts 
of the Ministry in slum upgrades, urban 
renewal, and the housing sector, men�oning 
that 6,612 housing units across 13 states and 
the FCT are currently under construc�on 
under the Renewed Hope Ci�es and Estates 
Programme, with addi�onal  projects 
underway in Lagos, Kano, and Enugu.

He urged par�cipants to embrace innova�ve 
approaches to physical planning and urban 
governance, stressing that effec�ve planning 
is key to crea�ng ci�es that are resilient, 
produc�ve, and capable of driving economic 
growth. He also challenged par�cipants to 
iden�fy and address the systemic issues that 
hinder Nigeria’s urban development.

“ Let us commit to building ci�es that work for 
all Nigerians – ci�es that are resilient, 
produc�ve, and sustainable. I urge you to 
par�cipate ac�vely in this conference and take 
full advantage of the discussions and 
presenta�ons. The future of our ci�es 
depends on the decisions we make today,” he 
concluded.

In a goodwill message, Chairman House of 
Representa�ves Commi�ee on Planning and 

Regional Development,  Hon Dr Abiante 
Awaji, described the theme of the conference 
apt and in line with providing a healthy 
environment.

Hon Awaji blamed absence of standard 
master plans in ci�es and plans altera�on 
causing huge challenges, encouraging 
partnership of stakeholders in design and 
development control in order to get 
excellence in our ci�es. 

Easier,  in a welcome address, Permanent 
Secretary of the Federal Ministry of Housing 
and Urban Development,  Dr Marcus 
Ogunbiyi,  stated that , the Conference 
provides a pla�orm for the par�cipants to 
ruminate over issues that would posi�vely 
reshape the human se�lements ' systems of 
Nigeria. His address was read on his behalf  by 
Director Urban and Regional Development in 
the ministry, Tpl Dr. Olakunde Akiona Dabid.

In a�endance at the "Akure 2024' Conference 
were Directors and Heads of Town Planning 
Organiza�ons in Nigeria,  including, officials 
of the Nigerian Ins�tute of Town Planners 
(NITP) and Town Planners Registra�on 
Council of Nigeria (TOPREC).

The 2024 Na�onal Conference of Directors 
and Heads of Town Planning Organiza�ons 
con�nues over the next few days in Akure, 
w i t h  t o w n  p l a n n e r s ,  e x p e r t s ,  a n d 
government officials discussing solu�ons to 
Nigeria’s urbaniza�on challenges.

Salisu Badamasi Haiba 
Director (Informa�on and Public Rela�ons) 
Monday,  October 14th, 2024.
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His Excellency, the Execu�ve Governor of Ondo 
State, Lucky Orimisan Aiyeda�wa,

Chairman, House Commi�ee on Urban 
Development and Regional Planning, Hon. Dr. 
Abiante Awaji

Honourable Minister of State, Housing and 
Urban Development, Alhaji Abdullahi Tijjani 
Gwarzo,

Dis�nguished Members of Ondo State 
Execu�ve Council here present,

Permanent Secretary, Federal Ministry of 
Housing and Urban Development, Dr. Marcus 
Olaniyi Ogunbiyi,

President, Nigerian Ins�tute of Town Planners 
(NITP),

REMARKS BY THE HON. MINISTER OF HOUSING AND 
URBAN DEVELOPMENT, ARC. AHMED MUSA DANGIWA, 
AT THE NATIONAL CONFERENCE OF DIRECTORS AND 
HEAD OF TOWN PLANNING ORGANIZATIONS IN NIGERIA 

Monday and Wednesday, 14th -16th October, 2024

President, Town Planners Registra�on Council 
of Nigeria (TOPREC),

Permanent Secretary, Ondo State Ministry of 
Physical Planning and Urban Development,

Eminent Resource Persons, Subject Experts,

D i r e c t o r s / H e a d s  o f  To w n  P l a n n i n g 
Organiza�ons and other respected Delegates 
from across the Country, 

Gentlemen of the Press,

Dis�nguished Ladies and Gentlemen

1. I want to begin my address by expressing 
my profound apprecia�on to the Execu�ve 
Governor of Ondo State, His Excellency, 
Lucky Orimisan Aiyeda�wa, for graciously 
accep�ng to host this event. 

2. Your Excellency, we appreciate this 
gesture of support, the warm welcome 
and hospitality of Ondo State to delegates 
of the 2024 edi�on of the Na�onal 
Conference of Directors and Heads of 
Town Planning Organiza�ons in Nigeria. 

3. We are convinced that we are all going to 
have a great �me over the next couple of 
days here in Akure. 

4. This is my first �me of a�ending this 
Conference as the Hon. Minister of 
Housing and Urban Development. And I 
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am happy to be here because I believe the 
knowledge, experiences, insights as well 
as perspec�ves that experts, resource 
persons, will share, and exchange will be 
rich and useful. 

5. The theme for this year's Conference 
“Effec�ve Physical Planning as a Panacea 
for Integrated and Sustainable Urban 
Development in Nigeria'” is not only apt 
but also �mely and relevant. This is 
because it aligns with the current 
administra�on's Renewed Hope Agenda 
to create ci�es that are not only modern 
and efficient but also equitable and 
resilient. 

6. As we all know, Nigeria is experiencing 
rapid urbaniza�on. According to a World 
Bank Study, Nigeria is urbanizing rapidly at 
a rate of 3.8% annually and is over 50% 
urban; by 2050, Nigeria is projected to be 
70% urban.  Nigeria has surpassed the 
annual average urban popula�on growth 
rate of the Sub-Saharan Africa (SSA) region 
since 1982. At the country level, Nigeria's 
urban popula�on has risen from 15% in 
1960 to 54% in 2022, while that of Sub-
Saharan Africa went from 15% to 42% 
during the same �me frame. 

7. Nigeria's urban popula�on has mul�plied 
by almost 14 �mes over the past sixty 
years - from less than 7 million people in 
1960 to 117 million in 2022. Growth 
projec�ons indicate that by 2030, Nigeria 
will be nearly 60% urban and by 2050, the 
urban popula�on will reach 70%. Urban 
popula�on growth is a�ributed mainly to 
natural growth and migra�on. 

8. Dis�nguished ladies and gentlemen, 
urbaniza�on in Nigeria is occurring on a 
massive scale – there are more than 1,200 

ci�es and towns across the country, 19 of 
which have more than 1 million residents.  
In 2020, 1,236 urban agglomera�ons 
(wi th  10 ,000+  inhab i tants )  were 
iden�fied. Lagos is the largest city by far 
with 13-27 million inhabitants and is 
considered a megacity (with a popula�on 
over five million). By 2035, Nigeria is 
projected to have four addi�onal 
megaci�es: Kano, Abuja, Ibadan and Port 
Harcourt.  Currently, there are 19 ci�es 
with over one million inhabitants, 15 ci�es 
with popula�on ranging between 500,000 
up to 1 million persons,16 small ci�es with 
a popula�on of 300,000 to 500,000 
inhabitants and over 1,000 smaller towns 
with a popula�on from 10,000 up to 
300,000.  

9. Urbaniza�on in Nigeria is characterized by 
both the spa�al expansion of exis�ng 
built-up areas and the development of 
new towns - between 2015 and 2020, 360 
new agglomera�ons emerged throughout 
the country.  Na�onally, built-up areas 
approximately tripled between 1985 and 
2015, at an annual average growth rate 
generally between 3-4%.  Urban areas 
have been spa�ally expanding, with the 
rate of built-up area growth in all of the 
top 10 most populous ci�es having 
increased in the 2000-2015 period over 
the 1990-2000 period (except for Kano). 
Abuja remains the fastest expanding city. 
However, urban popula�on growth has 
substan�ally outpaced built-up area 
growth in all 10 of the most populous 
ci�es (in 2015), poten�ally indica�ng 
insufficient infrastructure to meet the 
demands of growing urban popula�ons. 

10. The rapid popula�on growth of ci�es 
coupled with the loosely connected 
nature of land use and economic 
development policies has led to increased 
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urban sprawl. Unplanned urban expansion 
impacts livability, with development 
t a k i n g  p l a c e  w i t h o u t  s u ffi c i e n t 
infrastructure and access to basic services 
and in disaster-prone areas. Other 
associated impacts of sprawl include 
increased travel distances between 
housing and job centers and increased 
dependence on private vehicles due to 
insufficient urban mobility systems, 
resul�ng in increased conges�on and 
carbon emissions.  

11. Reports also show that Nigerian ci�es are 
not only facing increased disaster risks 
associated with rapid growth and 
insufficient infrastructure; unplanned 
growth has made urban centers major 
contributors to carbon emissions in the 
country, contribu�ng to climate impacts. 
Urban centers are responsible for 27% of 
Nigeria's total carbon emissions.  By 
sector, ci�es contribute over 70% of the 
country's energy-related emissions and 
over 40% of residen�al-related emissions. 
In ci�es, energy, industry and transport 
contribute the highest per capita carbon 
emissions, while underdeveloped waste 
management systems also contribute 
s ignificantly  to GHG emiss ions as 
consump�on and waste produc�on 
increases with growing urban popula�ons. 
Transport is the main contributor to local 
air pollu�on in major urban areas in 
Nigeria, which has tremendous social and 
economic impacts. 

12. We a k n e s s e s  i n  t h e  i n s � t u � o n a l 
framework with respect  to urban 
g o v e r n a n c e  r e s u l t  i n  p o o r  c i t y 
management, while weaknesses in the 
u r b a n  p l a n n i n g  sys te m  re s u l t  i n 
fragmented development, hampering 

urban livability. Nigeria's decentralized 
governance system is dominated by 
rela�vely strong and autonomous state 
governments and weak and o�en 
e l e c t o ra l l y  u n a c c o u n t a b l e  l o c a l 
governments. 

13. There is no cons�tu�onal recogni�on of 
municipal or metropolitan administra�on 
of services, which makes it par�cularly 
challenging to manage the growth and 
development of large metropolitan ci�es 
like Lagos, Ibadan, Kano, and many others 
- as the administra�ve boundaries of 
t h e s e  c i � e s  c o n s i s t  o f  m u l � p l e 
independent LGAs.

14. The governance system is o�en rendered 
incapacitated to perform statutory 
responsibili�es of urban service provision, 
with capacity constraints at both the state 
and local levels leading to poor opera�on 
and maintenance of urban services. 

15. The Urban and Regional Planning Law 
(1992) is the na�onal legisla�on to guide 
physical planning in Nigeria. However, 30 
years on, full implementa�on of its 
provisions is yet to be effectuated: Only 11 
of the 36 states have adopted the law, 
with most states yet to establish a Board 
to coordinate urban planning as indicated 
in the law. State and local governments 
face plan implementa�on challenges due 
to administra�ve bo�lenecks; in Lagos, 
plans lack regulatory instruments to 
e n f o r c e  c o m p l i a n c e  w h i l e  t h e 
complicated and cost-prohibi�ve planning 
permit and building approval process 
contributes to the prolifera�on of 
informally constructed buildings.
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16. Also, State and local governments lack 
fi n a n c i a l  c a p a c i t y  f o r  n e e d e d 
infrastructure investments to keep up with 
the rising demand for services in urban 
areas - closing the infrastructure gap, 
which is es�mated to cost US$2.3 trillion 
over the next 20 years, requires annual 
investments of US$100 billion.  

17. The mul�tude of development challenges 
contribute to poor livability in Nigerian 
ci�es. Interna�onal indices rank two of 
Nigeria's major ci�es low in terms of 
livability compared with other global 
ci�es. According to the Mercer Quality of 
Living Ranking (2023), out of 241 global 
ci�es, Lagos ranked 218 and Abuja ranked 
221.  Accord ing  to  the  Economist 
Intelligence Unit's Global Liveability Index 
2023, Lagos is the fourth least livable city 
out of 173 global ci�es.  

18. Dis�nguished ladies and gentlemen, I 
have taken �me to go through these 
background and context so that we can all 
understand where we are and the task 
ahead of us. 

19. I want to assure you that at the Federal 
M i n i s t r y  o f  H o u s i n g  a n d  U r b a n 
Development, we are implemen�ng 
several ini�a�ves to achieve inclusive, 
r e s i l i e n t  a n d  i n t e g r a t e d  u r b a n 
development in Nigeria. 

20. One of the foremost efforts is the 
comprehensive review of the 2012 
Na�onal Urban Development Policy, 
which is now prac�cally ready for approval 
by the Federal Execu�ve Council (FEC). 

21. Other policy-oriented efforts at the level 
of our Ministry include the ongoing 

processes to prepare a common Na�onal 
Physical Planning Standards Guideline as 
well as the development of a Na�onal 
Policy on Rural Se�lement Planning for 
Nigeria. Both ac�vi�es are driven by 
inclusive par�cipa�on of the widest range 
of stakeholders and are directed at 
promo�ng the integrated and sustainable 
development of our human se�lements 
space.

22. In addi�on to the above, the Federal 
M i n i s t r y  o f  H o u s i n g  a n d  U r b a n 
Development is vigorously driving the 
prepara�on of a Roadmap for Nigeria's 
Housing and Urban Development Sector. 

23. Another indicator of this Ministry's 
commitment to advancing vibrant policy 
o p � o n s  f o r  s u s t a i n a b l e  u r b a n 
development across Nigeria is the 
ac�va�on of the process of producing a 
Na�onal Physical Development Plan 
(NPDP).

24. The NPDP aims to aggregate the 
principles enmeshed in Strategic Regional 
Development Plans (for specific regional 
areas) and Physical Development Plans 
for iden�fied Ci�es and Townships to 
produce a final set of guidelines for 
sustainable resource u�liza�on and 
human se�lements development across 
Nigeria. 

25. As you may be aware, the produc�on of 
all regional and some ci�es's  plans are 
sponsored by the Federal Government in 
the form technical  ass istance to 
respec�ve States and urban LGA's. As part 
of this Conference ac�vi�es, I will be 
presen�ng one of the Township's Physical 
Development Plan to His Excellency, the 
Execu�ve Governor. 
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26. In addi�on to the above efforts, we are 
also driving the process of streamlining 
land administra�on in our country. We are 
currently reviewing the submissions of the 
Land Reforms Task Team, which we set up 
early this year so we can begin the process 
of implementa�on. We are also working 
with the World Bank on two cri�cal 
projects. One is the Urban Livability and 
Mobility Programme and a Na�onal Land 
Registra�on, Titling and Documenta�on 
Programme to bring clarity and sanity in 
the Land sector. 

27. Beyond the reform processes, I am glad to 
announce that Federal Ministry of Housing 
and Urban Development is ac�vely 
involved in the implementa�on of 
transforma�onal physical programmes 
targeted at promo�ng sustainable 
se�lements growth and development 
across Nigeria. 

28. We have also made significant progress on 
the implementa�on of the Na�onal Urban 
Renewal and Slum Upgrade Programme. 
Under this programme we are focusing on 
infrastructure improvements such as 
roads, drainage systems, solar ligh�ng, 
water supply and sanita�on as well as 
waste management. Overall, we have 
completed 53 projects na�onwide and 54 
projects are currently ongoing at various 
levels of comple�on.

29. Dis�nguished Ladies and Gentlemen, our 
country has a massive shor�all in housing 
supply across Nigeria is a major aspect of 
the  cha l lenges  of  integrated and 
sustainable urban development in Nigeria. 
I t  should therefore command the 
a�en�on of this Workshop. 

30. As you may be aware, the housing 
challenge in our country is immense. 

Sta�s�cs show that to address this 
problem, we need to build approximately 
550,000 housing units annually over the 
next ten years, which would require about 
N5.5 trillion per annum.

31. This huge housing deficit is the result of 
ineffec�ve implementa�on of housing 
policies, subop�mal performance of 
hous ing  de l i ver y  ins�tu�ons ,  an 
undeveloped housing market ,  an 
untapped secondary mortgage market, 
and, of course, a tough macroeconomic 
environment.

32. L ike a l l  other  systemic  problems 
hindering our na�on's development, the 
administra�on of  His  Exce l lency, 
President Bola Ahmed Tinubu, GCFR, is 
boldly and frontally addressing the 
housing deficit to change the narra�ve for 
good.

33. Already the results are visible. In just over 
one year, under the Renewed Hope Ci�es 
and Estates Programme, we have 
commenced construc�on work for a total 
of 6,612 housing units across 13 states 
and the FCT, with many of these units now 
at advanced stages of comple�on. We 
intend to complete most of them by 
December, so Nigerians can begin to own 
these homes.

34. Addi�onally, work has started on 3,500 
housing units across three new Renewed 
Hope Ci�es, including 2,000 units in Lagos 
(South West) and 1,500 units in Kano 
(North West). In the South East, we 
selected Enugu for the development of a 
2,000-unit Renewed Hope City, which will 
be delivered as part of the MoU we signed 
with a consor�um of developers for 
100,000 housing units na�onwide.
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35. We have also launched an online renewed 
hope housing delivery portal to ensure 
easy access and transparency for 
prospec�ve homeowners. Using the 
pla�orm, Nigerians can search for the 
homes of their choice, ascertain their 
affordability, make ini�al payments 
online, and get a provisional le�er of 
alloca�on. 

36. Ladies and gentlemen, I want to assure 
you that under the Renewed Hope Agenda 
of His Excellency, President Bola Ahmed 
Tinubu, GCFR, our passion in the se�ng up 
of an enduring legacy of all-round policy 
direc�on in the human se�lements sector 
of Nigeria is unflagging. 

37. We have come to the very firm convic�on 
that robust strategies, mutually agreed 
guidelines, well-proven standards and 
broad statements with empirical support 
should be garnered. 

38. Henceforth, these should be made to 
serve as tools to moderate all the physical 
development ac�vi�es by all par�es 
across our country. We solicit that all other 
government and non-government 
stakeholders come on board this train 
because we remain supremely confident 
that the development and applica�on of 
over-arching policy guidelines is the sure 
pathway to sustainable development, 
including the arrest of loss of biodiversity 
and reduc�on of impacts of climate 
change, amongst others.

39. As you con�nue the discussions at this 
mee�ng, I challenge you to resolve to find 
be�er ways of doing things, for the 
immediate future. As we proceed, the 

subject ma�er of the workshop should be 
dis�lled into topical issues that shall be 
presented by seasoned resource persons.

40. Also, topical issues should be discussed by 
carefully selected discussants and the 
general body of par�cipants. I believe that 
Posi�on Papers to be presented by State 
Government delegates shall serve as a 
good guide in exposing challenges and 
iden�fying prospects of developing 
effec�ve physical planning strategies for 
integrated and sustainable urban 
development in Nigeria.

41. Ladies and Gentlemen, in concluding my 
Keynote Address, may I remind us that our 
ci�es must be designed and managed in a 
w a y  t h a t  f o s t e r s  i n t e g r a � o n , 
sustainability, and inclusivity. As we 
navigate the challenges and opportuni�es 
of urbaniza�on, let us commit to building 
ci�es that work for all Nigerians - ci�es 
that are resilient, produc�ve, and 
sustainable. 

42. Once more, I challenge you all to 
par�cipate ac�vely and maximize the 
benefits accruable from discussions at 
this mee�ng. I look forward to receiving 
your decisions and conclusions. 

43. I wish you all frui�ul delibera�ons and 
thank you for your kind a�en�on.

Arc. Ahmed Musa Dangiwa
Hon. Minister, Federal Ministry of Housing 
and Urban Development,
Abuja
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