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Abstract 
The study aimed at examining planning implications of 

public land encroachment in Mubi metropolis with a 

view to determine the extent of encroachment on public 

lands in Mubi Metropolis and proffer physical 

planning measures for proper management of public 

lands in Mubi Metropolis. The pressure on land in 

mubi resulting from population upsurge due to the 

Boko Haram crisis which translates into demand for 

available land to house settlers displaced from 

neighboring settlements has cause challenges of 

encroachment on the various public lands in Mubi. 

Public lands numbering about 35 were considered for 

the study and 10% was used as sample. Spatial data on 

original sizes and nature of lands, existing 

characteristics of the land including developments 

were collected using questionnaire in which 342 

respondents were drawn randomly. High resolution 

imagery was also acquired to show the extent of 

encroachment on public lands in an interval of five 

years beginning from 2004 to 2017 which were 

analyzed using triangulation to calculate spaces and 

extents of land encroachment within the study period. 

The findings reveal that public lands are still prone to 
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encroachment even as the population increases and the 

means of land acquisition has not improved. The study 

shows that public lands are not properly controlled and 

managed and the control agencies have not done 

enough to protect parcels of land in their control 

thereby making it porous for land grabbers and 

speculators. The implication for planning is that these 

encroachments will distort planning documents and 

render public agencies powerless to discharge their 

constitutional objectives to the community. 

Recommendations suggest that Government should re-

evaluate the processes of land allocation, strengthen 

the synergy between relevant authorities as well as 

have all remaining portions of public lands fenced and 

developed and also to provide master plan document 

for all government agencies to avoid further 

encroachment. 

 

 

Introduction  

State land management is the management of all state and public land (Thiel, 

2009). Public land is basis of development for any country. Public land is highly 

important for public benefit. If it is properly managed and preserved, it can be 

an important resource can be a tool for sustainable development based on a 

rational stability of social needs, economic activity and ecofriendly 

management (Grover, 2008).It is directly related to income generation and 

access to land for poor people of nation. Public Land Management is the better 

technique for optimum utilization of natural resources of country. Scholars, 

Gordon, Demsetz, and Hardin exploded a general concern that when property 

rights related to a valuable resource did not exist, the resources would be over 

collected (Ingram & Hong, 2009). The concept ‘Tragedy of Commons’ is more 

relevant with state and public land management. There appears some truth in 

the conventional belief that everybody’s property is nobody’s property. The 

property and wealth easily available for all is valued by none because he who is 

impulsive enough to wait for its proper time of use will only find that it has been 

taken over by another (Gordon, 1954). In agrarian cultures, the social owner of 
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common land is consistently a community.  Urbanization in sub-Saharan Africa 

(SSA) is reshaping the political, economic, spatial and environmental 

landscape. Globally, more than 50 percent of the world’s population now 

resides in urban areas, placing pressure on resources and challenging traditional 

approaches to development, as well as spurring the next generations of citizens 

to re- imagine, re-design and re-work how urban areas are established, function 

and managed. Nigeria, the most populous African country and admittedly on 

the fast-track of rapid urbanization, is confronted with the development 

challenge to provide appropriate places, spaces and economic and social 

opportunities for all residents, thus resulting into land grabbing. 

Mubi urban area is characterized by settlements formed through unplanned, 

rapid urban expansion despite the attempts of governments and agencies to 

promote planned developments since its inception. This has resulted in multiple 

urban challenges such as proliferation of informal settlements, urban poverty, 

informality, and significant levels of inequality among different socio-

economic groups. Another problem is limited land access options for the 

marginalized such as women and the poor, unmet needs for infrastructure and 

other basic services and acquisition of lands (Ogbazi, 2013). Furthermore, the 

land encroachment, planning and governance systems are part of blame 

development problems (Egbu et al., 2008; Adeloye and Rustum, 2011; Ogbazi, 

2013). Conversely, continuing urban growth and spatial expansion demonstrate 

that considerable resources channeled largely through informal processes lead 

to increased wealth for some sectors of society.  

Mubi metropolis is not left behind, as it is experiencing massive land grabbing 

and encroachment on public lands within the town. There are a lot of public 

(government) lands and open spaces that have been illegally encroached and 

occupied as time went further. Among the public lands that have been 

encroached are the Adamawa state water board distribution and supply office 

and its land initially allocated for the reservoir, the former airstrip, and the Mubi 

burnt bricks etc. 

These public lands in question some years back, were very large land that could 

enable these government establishments to expand if the need arises and they 

are lands allocated to activities that do not support compatibility with residential 

land use in close proximity. But as people move into the urban center of Mubi 

in search of better livelihoods, they occupy parts of these lands through other 
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means of allocation, i.e. traditional council, notwithstanding the aftermath to 

such establishments.   

Mubi town is the second largest urban center in Adamawa State and many 

public agencies, bodies and parastals are sited in the town. These agencies 

/bodies are allocated lands for their uses etc. These lands were provided based 

on the forecast made in consideration of the progressive growth of the town. 

However, with rapid development and limited layouts which leads to higher 

demand. Thus public lands that were allotted to many parastatals especially, 

Mubi Burnt Bricks Industry, Water Board, Air Strip, the polytechnic, 

Government Technical College, Adamawa State University, etc. were 

encroached and are still being encroached. This situation has created a setback 

for the development of the town and also rendered the agencies and parastatals 

ineffective in the discharge of their responsibilities and services to the general 

public. This situation has become worrisome and a burden to agencies of 

physical development and professionals thus, the need to undertake this study 

to ascertain the planning implication of encroachment and to determine a way 

forward out of this challenge. Preliminary observations in Mubi reveal that 

public lands allotted to water board in Tudun Wada and Mubi Air Strip in GRA 

has been encroached so much that they are no longer functioning. This has made 

the agencies less effective in the discharge of their responsibilities. It is in view 

of this that this research work looked into the issues that has caused these 

encroachments. Why is the pervasive encroachment on public lands in Mubi? 

Why is the apparent failure of public and planning institutions in the provision 

of land for purpose of development?  

The aim of this research examined extend of public land encroachment in Mubi 

town with a view to proffer workable remedy to curtail encroachment on public 

land. 

To achieve the above stated goal the following objectives must be followed. It 

specifically examined the processes of land allocation in Mubi and also 

identifies public lands currently located in Mubi urban environment and 

assesses levels of encroachment on some selected public lands in Mubi.   

 

DEFINITIONS OF PUBLIC LAND 

Public land is commonly defined as a land owned by all (government) and hold 

in trust by a central government or agency, represented by the government 

(town, county, state, or federal). Jamarkattel and Baral (2008) states that, public 
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land can be defined as the land outside national forest and owned by public 

institutions such as local government, body, schools or religious institutions. It 

is widely accepted that public roads, footpaths and spaces are in the public 

domain and are to be managed for the benefit of all users. Wollongong City of 

Innovation (2014) Published and adopted its encroachments policy and defines 

encroachment as illegal extensions of private property boundaries and/or 

structures onto public land. Although at an individual level encroachments may 

appear minor in impact, cumulatively encroachments are responsible for 

detaining and degrading hectares of the Council/community reserve system. 

The Oxford Advance Learner’s Dictionary (8th Edition) (2010) also defines 

‘encroachment as the act of slowly begin to cover more and more area.’ 

Similarly Rockhampton Regional Council (2015) defined encroachment as ‘A 

situation in real estate where a property owner or permitted occupant(s) violates 

the property rights of a neighbour (Council) by making improvements or 

erecting structures on or over the neighbour’s land.’ Encroachments onto public 

land are considered when a property owner or permitted occupant(s) advances 

a private land use activity from private land into the adjoining public land. These 

encroachments may be as simple as a mowing strip and as complex as 

unapproved building structures installed in, on, across, under or over public 

land. Rockhampton Regional Council (2015) further stated that in assessing the 

impact or constraint of the various instances of encroachments on the 

community or Council, three major steps were adopted to determine the severity 

of the problem thus: 

 

PUBLIC LAND MANAGEMENT PROCESS 

Public or State land management is the management of all state and public land 

(Thiel, 2009). Public land is the base of development of any country to its social, 

economic and environmental perspective. Public land is highly important for 

public benefit. If it is properly managed and preserved, it can be an important 

resource for populaces and permits for sustainable development based on a 

rational stability of social needs, economic activity and ecofriendly 

management (Grover, 2008).It is directly related to income generation and 

access to land for poor people of nation. Public Land Management is the better 

technique for optimum utilization of natural resources of country. There is no 

universal public land management process, however governments at their 

discretion adopts methods more viable and acceptable to its system of operation.  
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As like the popular saying "Everybody's property is nobody's property"; public 

lands in Nepal being common lands have been ignored. Mostly these are left 

waste whereas in some cases these are used either for grazing land, grave yard, 

playing ground etc. Very rarely in later years, some of the public lands with 

some infrastructure like pond are also managed through contractor in lease. 

Being community based public land management initiative, its' process is 

almost similar with community forest management process (Jamarkattel and 

Baral (2008). It involves identification and verification of public lands in one 

side and identification and organization of potential users in other sides going 

almost simultaneously. Based on the consensus of the community, public land 

management group (PLMG) is formed of the whole community (inclusive 

targeting) or of the poor and marginalized groups (active targeting) identified 

by participatory wellbeing ranking. Better analogy for earlier could be land 

allocation in Community Forest whereas later could be considered as pro-poor 

leasehold approach. In case of inclusive targeting, whole settlement is 

considered as a PLMG but a sub-group of targeted community identified by 

wellbeing ranking is provided with more opportunity through land allocation or 

other enterprise. Sahajkarta (Social mobilizers) and/or the concerned technician 

of District Forest Office (DFO)/ District Soil Conservation Office (DSCO) 

facilitate the whole process. The permission of concerned authority to the group 

for the proposed public land management activities has been considered must. 

Group decides whether the land to be managed as public land management or 

to be managed as community forest. Preparation of constitution and operation 

plan (also called as land management plan) is another steps.  

 

LAND MANAGEMENT PRATICES IN NIGERIA 

The exploding rate of growth of cities poses great challenges to urban planners 

and policy makers. In recent times according to Oyesiku (2015) the intensity of 

city planning and management problems in Nigeria requires urgent attention. 

The land use act of 1978 is the major tool of land management in Nigeria. As 

old as it is, all effort to repeal it or amend it proved abortive. The act vested all 

lands in the custody of the government with the Governor of the State as the 

signatory for all purposes to which land may be required and use. Thus the land 

use act of 1978 is meeting many challenges and also since it has not been 

repealed it still possess constrains to land scale land development and also to 

access to land by commoners. The general provision of the Act states as follows;  
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“Subject to the provisions of this Act, all land comprised in the territory of each 

State in the Federation are hereby vested in the Governor of that State and such 

land shall be held in trust and administered for the use and common benefit of 

all Nigerians in accordance with the provisions of this Act”. 

This indicates the first knowledge in land management in Nigeria. The 

Governor delegates agencies such as ministry of lands and Survey Ministry of 

Environment and Urban Development and Ministry of Agriculture to manage 

land requirement and use in their respective jurisdictions of operations. Thus, 

delegation of power has these ministries and agencies are the second stage in 

land management processes in Nigeria. Okafor and Nwike (2016) concluded 

and found having examined the responses to the research questions this study 

discovered the issues that are problematic in the implementation of Land Use 

Act provisions on rural land; the following findings have been revealed.  

Although the land use Act provides that "all lands in rural areas, be under the 

control and management of the Local Government, within the area of 

jurisdiction of which the land situated, which implies that there will be no more 

open market transaction, yet this is still in practice in the area. The Land Use 

Act which was promulgated barely 30 years ago seems to be unknown to the 

rural people. Despite provisions in section I, people in the rural areas still have 

more power than government in matter concerning use and occupation of land 

as well as other transactions on land. The Land Use Act is legislation enacted 

to control land administration within the urban and Rural Areas. But the study 

has shown that this has not been implemented in the area. The certificate of 

occupancy is an instrument provided under section 9 of the Land Use Act, 

showing the type of interest which an individual has in land. But in the area, the 

certificate of occupancy is only a title document existing in the paper. 

Public land management is a critical factor for ensuring good governance in the 

land administration of a country. There are presently ambiguities in the roles 

and responsibilities, and a lack of accountability or methodology in the systems 

of appropriation, allocation, use and disposal of public land. Public land is often 

mismanaged. In many countries such as Nigeria, the state itself is the primary 

threat to efficient land management as a result of high level corruption of some 

government officials and the political class. Fundamental to the efficient 

management of public lands is development of coherent and appropriate 

strategies for land acquisition, land distribution, land use and land disposal. 

 



 
 

Page 279 of 322        JECM Vol. 19 (4) 2019 ISSN – 2278-8892 

 

METHOD 

The following types of data were required for the study. 

i. Spatial data on public lands in Mubi will be required for the study. 

ii. Data on original size and nature of the lands 

iii. Existing  characteristics of the land including developments  

iv. Management skill and techniques employed by government to secure the 

lands. 

v. Data on levels of encroachment on public lands  

vi. The use to which the encroached lands are put to.  

 

Primary data: Satellite imageries to show the level of encroachment on these 

lands will also be sourced which will also form part of the primary data for this 

study, This will include Thematic Mapper (TM) and Enhanced Thematic 

Mapper Plus (ETM+) Landsat images of the study area for four (4) Epochs; 

2004, 2011 and 2017 was obtained from Global Land Cover Facility (GLCF) 

an Earth Science Data Interface.  

Since the study involve the opinion of people residing in Mubi Metropolis, the 

population of Mubi will be required from which the sample will be drawn. The 

1996 populations census indicates that the population of Mubi is 376,000, (2016 

population Census). Using this figure therefore and hinging the sample criteria 

on the Morgan and Krejice sampling table. Three hundred and forty two (342) 

questionnaires were administered randomly among residents of mubi 

metropolis.  The available public lands in Mubi also matters being the subject 

of study. These lands numbered to 35, namely; Adamawa State University 

Mubi, Federal Polytechnic, Mubi, Mubi General Hospital, Mubi Burnt Brick 

Industry, Ministry of lands and Survey Zonal office Mubi, Adamawa State 

urban planning and development Board Zonal Office Mubi, Adamawa state 

Water Board, Mubi Zonal Office, Mubi Airstrip, State owned Primary and 

Secondary schools numbering 20. Sampling method adopted in this study was 

based on the type of data source. Data from the residents of Mubi were acquired 

through random sampling techniques. Morgan and Krejice sampling table 

indicates a required sample of 342 for a population of 350,000 – 400,000. 

Whereas the sampling of public lands studied was based on 10% (35/10 =3.5) 

approximately 4. The 35 public lands were numbered and handpicked thus; 

Shagari Low Cost Estate, Mubi Air Strip, Federal Polytechnic, Mubi and Mubi 

Water Board were selected.  

Questionnaire was structured into four sections. Section A contains questions 

on general information of respondents, while section B collected information 

on allocation of land and settlement to the occupants of the lands under study. 
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Section C collected information on the effect on settling on the lands under 

study to the discharge of the responsibility of the agency and section D was to 

collect information on the challenges faced by the people of Mubi. The 

questionnaire was used to collect data on demand on land  that leads 

encroachment and the uses to which encroached lands are put to. Interview was 

also used to collect data on management skills and techniques employs by 

government agencies in securing public lands. Observation and descriptive 

methods were adopted in identifying and describing the originals sizes of land 

and the existing characteristics of the public lands including developments on 

them. Data was also collected using satellite imagery in interval of seven years 

beginning from 2004, 20011, and 2017, thus, three sets of data was acquired for 

the study to establish the rate of encroachment on the lands selected for the 

study. While complimentary data was collected through questionnaire 

administration to get the opinions and views of the residents on the issue being 

investigated. The complimentary data include data demographic data of 

residents of mubi metropolis, methods of land acquisition, sizes of parcels of 

land in respondents use and reasons for encroachment on public lands.  

 

RESULTS 

i. Mubi Water Board 

ii. Mubi Air Strip 

iii. Shagari Low Cost 

iv. Federal Polytechnic, Mubi 

 
Fig.1: Base map of Mubi showing sampled study areas. 
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ORIGINA

L (HA) 

ENCROACHED 

2004 (HA) 

ENCROACHED IN 

2011 (HA) 

2017 

ENCROACHMENT 

(HA)  

TOTAL 

ENCROACHED 

(HA) 

% 

FED 

POLY 

749.98 20.12 46.48 153.25 219.85  

AIRSTRI

P 

17.11 0 1.06 2.44 3.50  

SHAGARI 39.56 0.62 2.83 3.38 6.83  

WATER 

BOARD 

19.66 0 2.59 3.33 5.92  

Table.1: Summary of Encroachment on Study Sites 

 

 
Fig. 2: Showing Rate of Encroachment on Mubi Water Board Site in 2004.  
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Fig.3: Showing Rate of Encroachment on Mubi Water Board Site in 2011.  

 

 
Fig.4: Showing Rate of Encroachment on Mubi Water Board Site in 2017.  
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Fig. 5: Showing Rate of Encroachment on Mubi Shagari Low Cost Site in 2004. 

  

 
Fig.6: Showing Rate of Encroachment on Mubi Shagari Low Cost Site in 2011.  
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Fig. 7: Showing Rate of Encroachment on Mubi Shagari Low Cost Site in 2017.  

 

 
Fig.8: Showing Rate of Encroachment on Mubi Air Strip Site in 2004.  
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Fig. 9: Showing Rate of Encroachment on Mubi Air Strip Site in 2011.  

 

 
Fig.10: Showing Rate of Encroachment on Mubi Air Strip Site in 2017  
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Fig. 11: Showing Federal Polytechnic, Site in 2004 
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Figure 12: Showing Federal Polytechnic Site in 2011 
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Fig. 13: Showing Federal Polytechnic Site in 2017 
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SUMMARY OF FINDINGS  

a. the process of land allocation in Mubi 

From the questionnaires administered to both the government agencies and the 

general public it shows that there are basically two method of land allocation in 

Mubi, Statutory and the Customary. The Statutory land allocation is processed 

by the State Ministry of Lands and Survey and it is only on land designated as 

urban lands. This land is allocated after the need arises for a specific land to be 

subdivided and allocated or when there is so much need of land by developers. 

In the Case of Mubi Land and Survey Zonal office, a proposal is sent to the 

governor through the commissioner land and survey for approval to subdivide 

and allocate a specific land. After securing the approval the land and survey will 

prepare the layout and the land allocation committee will sit and consider 

individual applications. Successful applicants and then communicated through 

letters of allocation informing them to complete the process by paying a specific 

amount (grant) before the Certificate of Occupancy will be issued.  

In the case of the Customary Land allocation process, it is the emirate council 

that considers the need for the subdivision and allocation of the land. The 

Emirate will subdivide land and will put a fix price for prospective buyers. A 

customary certificate is generated and given to successful bidders after payment 

of the required amount. It is however important to note that the two methods 

operate in almost every town designated as urban centre.  

b. public lands are  in Mubi? 

Mubi is the second largest town in Adamawa State. It is a zonal headquarters 

for many of the agencies and holds the Police Command headquarter of the 

northern Senatorial District and also a military barracks. It is a home to 

Adamawa State University, The Federal Polytechnic, Mubi, The Adamawa 

State College of Health Technology and many Secondary Schools. It Has land 

allocation for Water Boards, Shagari Low Cost, Mubi Airstrip, Mubi General 

hospital etc.  

Below is the list of public infrastructure in Mubi 

1. Adamawa State University, Mubi 

2. The Federal polytechnic, Mubi 

3. College of Health Technology, Mubi 

4. Adamawa State Water Board Mubi 

5. Adamawa State Zonal Land and Survey office, Mubi 

6. Adamawa State Urban Planning and Development Authority, Mubi 
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7. General Hospital, Mubi 

8. Shagari Low Cost, Mubi 

9. Police Barracks, Mubi 

10. Army Barracks, Mubi 

11.  Mubi Burnt Bricks 

Out of this public infrastructure in Mubi, 35% was adopted as study sample 

which imply that four (4) public infrastructure will be used. Thus, random 

sampling was adopted and the four public infrastructures were adopted as study 

sites, namely; 

i. Shagari Low Cost 

ii. Mubi Air Strip 

iii. Mubi Water Board; and  

iv. The Federal Polytechnic 

 

c. Challenges of Managing Public Lands in Mubi 

There are basically two major bodies/ agencies that regulate the use of land in 

Mubi. These are the Ministry of Land and Survey Zonal office and the 

Adamawa State Urban Planning and Development Authority (ASUPDA).  

Ministry of Land and Survey is saddled with the survey and parceling of land 

according to demand made while ASUPDA is saddled with management the 

use of the lands as zoned in the master plan of the town. To identify the nature 

of challenges in managing land use development in Mubi, an interview was 

conducted with these agencies. The process adopted by the two agencies varies 

to an extent; however, they work hand in hand for proper documentation and 

control. ASUPDA which is the town planning field office requires documents 

from prospective developers to ascertain the ownership of the parcel of land 

seeking development permit. These documents include, the Certificate of 

Occupancy issued by the government or the emirate; in case of customary 

acquisition, sales agreement, site and location plan. These documents enables 

the town planning field office to verify that the plot which development is about 

to take place on is genuinely a property of the prospective developer. But if the 

aforesaid documents are not presented or are found to be faulty or encroaching 

into other lands, the development is halted and development permit is denied 

the prospective developer. The Land Survey field office also employ similar 

procedure as in town planning, however, they hardly embark on field 

development control except where it is reported that there is a conflict on a 
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parcel of land where genuine ownership needs to be verified, then they go out 

and survey the land in question using coordinates and original documents in 

their possession to solve the dispute.  

d. Levels of Encroachment on some selected public lands in Mubi  

The Results of the study (see fig. 2 -13 and Table 1 above) indicated that there 

is encroachment on public lands in Mubi in varying degree according to the 

location of the lands. Study using land sat images of the selected public lands 

i.e. Mubi Air Strip, Mubi Water Board, Shagari Low Cost and Federal 

Polytechnic, Mubi) indicated that all the lands were encroached. In summary 

about 5.92 hectares of land were encroached in Mubi water Boards site which 

amounts to 30% of the total land between 2004 and 2017. While Shagari Low 

Cost witnessed encroachment of about 6.83 hectares making 17.2% of the site. 

Mubi Air Strip situated in the GRA along Digil Road was encroached by 3.50 

hectares which makes a total of 14.5% of the land. While, 291.85 hectares 

(29%) of land belonging to Federal Polytechnic Mubi which is among the first 

public institutions in Mubi was encroached in the south eastern part of the land 

which forced the institution to put up a barrier and forfeit the land encroached 

upon. So far the student village and immediate neighborhood in the location is 

said to be in the original land of the institution which distorted the original 

master plan of the institution. The study thus, finds out that there is 

encroachment on public land in Mubi. 

Information on public land management in Mubi was collated from these two 

bodies using interview method. Outcome of the interviews indicated that both 

the field offices are aware of encroachment going on public lands in Mubi. 

Examples of encroachments by the town planning field office were the case of 

the water board site and the Mubi burnt brick site. While the Land and Survey 

field offices report a case of the Shagari Low Cost Estate and the Adamawa 

State University temporary sites.  From the Interviews it was also found out that 

the public lands encroached are not demarcated in any way. Examples were 

cited in the case of the Mubi General Hospital which is fenced and the Police 

Stations and the Army Barracks. The College of Health Technology also was 

not encroached and it's as a result of clear demarcation. The Two field offices 

indicated that the encroachment was as a result of urbanization, leading to 

demand of livable land and lack of fencing and demarcation of properties. It 

was also indicated that the holders of the public lands i.e. water board, air strip, 
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etc. do not lodge complains of encroachment with the agencies responsible thus, 

before the agencies could find out, sizable land mass has been encroached.  

The interview also reveals that the encroachment on these lands has affected the 

functioning and efficiency of the agencies holding the lands, i.e. Mubi Water 

Board is no longer functional, and Mubi Air Strip is no longer operational as 

well.  

e. Why is the pervasive encroachment on Public lands in Mubi Metropolis? 

The encroachment on public lands in Mubi is not unconnected with miscreants 

and greedy fellows who masquerade as members of the traditional council and 

sell off parts of lands belonging to the agencies. However, the problem can be 

address in two angles. Many of the public lands are without a visible 

demarcation thus, makes the lands prone to encroachment. The agencies could 

not fence their lands and the Ministry of land and survey, only put the usual low 

level beacons which shows the size of the land. These beacons are usually 

moved by the miscreants thereby reducing the originals size allocated for use to 

the agency.  Mubi being the second largest settlement in Adamawa State is 

witnessing population explosion due to the displacement of people from their 

homes as a result of the book haram crisis. Mubi is also a commercial center 

which attracts traders from neighboring countries of Chad and Cameroon, thus 

it attracts settlers looking for jobs and businesses leading to demand for housing 

and accommodations.  

f. Why is the apparent failure of public and planning institutions in the 

provision of land for the purpose of the development? 

The ministry of Lands and Survey, the Adamawa State Urban Planning and 

Development Authority and the Traditional Council are responsible for the 

provision of land for purpose of development in Mubi. The Land use Act of 

1978 has clearly demarcated the responsibility between the two i.e. government 

and the traditional council. Thus, lands designated as urban are in the 

jurisdiction of the State government while the lands in the villages are 

designated as communal lands. But it has been a very long time i.e. 8 years that 

the government carries out subdivision of land in Mubi around the Mubi Burnt 

Bricks Industries for the purposes of house and that too was sold at a very 

exorbitant price of N400.00 (four hundred thousand naira). Federal Bureau of 

Statistic and the Population Commission are supposed to have provided the state 

government with the statistics and recommendations for the provision of 

habitable layout for the people demanding housing yet the government could 
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not do that, and as it is now there is evidence of population explosion but the 

government is doing nothing to provide the land for housing.  

g. Planning Implications of Encroachment on Public Lands  

The planning implications of encroachment on public lands in Mubi metropolis 

is evident in the present state of the of the government facilities and agencies 

holding the lands. With the current upsurge in population due to the book haram 

crisis, Mubi has become a safe haven for other people who could not fully return 

to their towns and village. Many houses in these villages and town have 

rendered inhabitable forcing the people to reside in the nearest safe town or 

village. Population of Mubi has grown so much that there are visible 

communities of settlers from Gwoza and Bama and Lassa from Borno State. 

These upsurges have brought about the demand on habitable and vacant lands 

irrespective of their ownership. The settlers’ starts in a makeshift 

accommodation which is temporary but eventually with time begin to erect 

permanent structures. Now considering this fact, at the time people were 

resettling in the displaced areas it is inhumane to treat the people by enforcing 

them to vacate the lands they are occupying. 

The following are areas of concern for physical planning; 

a. Risk of slum development 

b. Encroachment of public spaces such as road reserves and infrastructural 

sites. 

c. Distortion of master plan. 

d. Waste generation and disposal. 

e. Communal land conflict. 

The implication for the facilities sited on public lands encroached, is that the 

facilities may not be able fulfill its constitutional objectives such that it become 

obsolete and useless. For instance the Mubi water board has not visible open 

land for expansion due to encroachment thus presently there is no functional 

water board operations in Mubi. The Mubi Airstrip is only known by name but 

there is not visible facility on ground to even attest that there has been an airstrip 

on the site before now. In Shagari Low Cost the part that was left for future 

project was encroached upon and even the street layout have been distorted and 

the part encroached is characterized by indiscriminate waste disposal.  

 

RECOMMENDATIONS 

Going by the findings of this research it is pertinent to know that without 

necessary action and commitment all public lands in Mubi and environs may be 
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lost to encroachment considering the fact that factor of population explosion 

especially in Mubi and its environs are active and pushing hard as the population 

of Mubi is growing on a daily basis. These factors are beyond the government 

at the moment and crisis in the northeast part of the country in which Mubi is 

located is a major player in population explosion in Mubi. Thus immediate 

measures must be put in place to create check and balance as this continue for 

the time being, 

At the conclusion of this research it is found necessary therefore to proffer the 

following recommendations. 

i. Government will need to re-evaluate the processes of land allocation not 

only in Mubi, but in general to forestall the challenges of duplicity in 

land allocation and management. 

ii. At the moment, the synergy between the Ministry of Land and Survey 

and The Urban Planning Development Authority in Adamawa State 

should be strengthened to given these two agencies the needed backing 

and awareness to carry out their duties effectively. 

iii. Records of public land allocation to government agencies and parastatals 

should be updated and stored electronically possible in cloud drive to 

avoid tempering with by individuals for selfish purposes. 

iv. Regular review and supervision should be organized by the control 

agencies, i.e. urban planning and Development Authority and the 

Ministry of Land and Survey to check encroachment on Public lands. 

v. Agencies and Parastatals allotted lands for public used should put visible 

demarcations or erect fences that will stand tests of time as they may be 

surrounded by development with time as in the cases of Mubi Air Strip 

along Digil road Mubi GRA and Mubi water Board Opposite GDSS 

Mubi.  

vi. All land holders must register their land with the Urban Planning 

Authority for inspection at the point of purchase or sale to confirm to the 

buyers the extend of the land as approved by government to avoid 

encroachment. 

vii. Government should enforce the implementation of the Urban and 

Regional Planning Law, so as to provided town planners to be employed 

in each agency and parastatal to oversee issues of land development and 

control within the agency. By so doing, the town planner within the 

organization will be saddled with the responsibility to supervise the lands 
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of the agency and to bring to the Town planning Authority the notice of 

individuals encroaching on the public land of the respective agency or 

organization.  

viii. The powers given to agencies to allot lands belonging to the said agency 

for commercial or other uses for the purpose of generating revenue 

should be stopped; for this is the premise used by some agencies to allow 

encroachment on such lands.  

ix. It is important to note also that most public agencies, organization and 

parastatals are under performing because the land projected for those 

agencies and organization for the effective performance which was 

encroached and used by the general public or individuals have rendered 

the agencies ineffective in performance, i.e. the Mubi air strip has not 

seen a single aircraft landing for over 20 years and the water board has 

lost all its installations such that it is only the gigantic overhead water 

tank that stands as a land mark.  

x. Government should as a matter of urgency look into the land allocation 

process of demarcating land between urban and customary institutions. 

it should be only one body to allocated and supervise the use of land in 

urban areas, otherwise there will be constant conflict in the expression 

of interest by different individuals and government organizations which 

may render the control department of Urban Planning Authorities 

ineffective in the discharge of their responsibilities.  

xi. All remaining portions of public land should be fenced immediate to 

avoid further encroachment; the federal polytechnic site after noticing 

that it was been encroached the management of the institution embarked 

on fencing and the encroachment was forestalled.  

xii. The Town Planning Authority and the Ministry of Land and Survey 

should be equipped with modern facilities and vehicles to store and make 

regular and effective supervisions to check encroachment.  

xiii. Professional manpower is required by the Urban and Regional Planning 

Authority and the Ministry of Land and Survey to effectively cover 

Urban centers like Mubi. 

xiv. A catalog of public land in all Urban centers should prepared to include 

location address, coordinates, land size and adjoining land marks as at 

the time of allocation to be supplied to all the agencies responsible for 

development and management of public lands in the state.  
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