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1. Introduction   

Urban justice has re-emerged as a critical framework 

for understanding how cities distribute resources, 

rights, and opportunities among different socio-

economic groups. Rooted in the intersection of 

distributive and procedural justice, it examines how 

institutional arrangements and governance processes 

shape inclusion and exclusion in urban development 

(Fainstein, 2010a; Harvey, 2012; Lefebvre, 1991). In 

recent years, scholars have expanded this debate to 

engage with the realities of the Global South, where 

informality, state fragility, and uneven urbanisation 

complicate notions of fairness and equity (De Satgé 

& Watson, 2018; Nygren & Quesada, 2020; Pieterse 

et al., 2018). 

Within this broader discourse, housing occupies 

a central position. Access to adequate, affordable, 

and well-located housing reflects the distributive 

ethics of urban policy and the city's inclusiveness. 

Housing is not simply a commodity; it embodies 

citizenship, belonging, and the right to urban life 

(Alhassan, 2025; Morange & Spire, 2019; UN-

Habitat, 2021). In many African cities, however, the 

rapid pace of urbanisation has widened the gap 

between housing demand and supply, deepening 

social exclusion and spatial inequality (Obeng-

Odoom, 2020; Tola, 2023). 

In Nigeria, and particularly in Abuja, the nation’s 

purpose-built capital, these contradictions are 

sharply visible. Conceived in the late 1970s as a 

symbol of national unity and modern planning, 

Abuja was expected to model equity and spatial 

balance. Instead, its urban trajectory reflects 

persistent structural inequality. Planned neigh-

bourhoods serve elites and the political class, while 

informal settlements accommodate the majority of 

the urban poor (Makinde, 2014; Oduwaye, 2013). 

The resulting urban form reproduces what Fainstein 

(2010b) termed “the unjust city,” where spatial 

privilege mirrors economic hierarchy and access to 

infrastructure is mediated by income and power. 

Despite multiple housing policies, the 2012 

National Housing Policy, the National Housing 

Fund, and several Federal Capital Territory 

Administration (FCTA) -led initiatives, the housing 

gap continues to expand. Studies attribute this failure 

to weak institutional coordination, corruption, land 

speculation, and exclusionary finance models 

(Lawal & Adekunle, 2018; Umana et al., 2024).                                    
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Consequently, state-led housing provision, intended 

to correct market failures, often reinforces inequality 

by privileging middle- and upper-income groups. 

Globally, other regions provide contrasting 

experiences. Singapore’s Housing and Development 

Board (HDB) demonstrates how strong governance, 

integrated finance, and spatial planning can sustain 

large-scale housing equity (Yuen, 2009). In Brazil, 

Minha Casa Minha Vida (MCMV) expanded 

housing access but simultaneously deepened 

peripheralization and segregation (Biderman et al., 

2018). Rwanda’s Imidugudu initiative underscores 

the significance of community participation and 

spatial integration in post-conflict housing strategies 

(Kanai & Schindler, 2022). These comparative 

models highlight that while state intervention 

remains vital, its justice outcomes depend on 

transparency, inclusivity, and adaptability to local 

contexts. 

This study situates Abuja within these global and 

regional debates on urban justice and state-led 

housing. It interrogates how current housing policies 

and governance frameworks shape low-income 

earners' experiences in accessing formal housing 

opportunities. By linking theoretical insights from 

Fainstein’s “just city” model with the empirical 

realities of Nigerian urban governance, the paper 

seeks to determine whether Abuja’s housing 

interventions advance or undermine the pursuit of 

justice. The ultimate aim is to contribute to the 

theorisation of urban justice from an African 

perspective, foregrounding the interplay between 

state power, socio-economic inequality, and spatial 

transformation. 

 

2. Literature Underpinning the Study 

2.1 Theorising Urban Justice 

Urban justice extends beyond equitable access to 

housing; it represents the moral and institutional 

imperative that urban systems function fairly for all 

citizens. Early contributions by Lefebvre (1991) 

introduced the right to the city as a collective claim 

to urban space, foregrounding participation and 

inclusivity as hallmarks of justice. Harvey (2012) 

expanded this notion, situating justice within the 

political economy of urbanisation, where capital 

accumulation and state power produce spatial 

inequality. Building on these foundations, Fainstein 

(2010) proposed the concept of the “just city,” 

linking justice to three interrelated values: equity, 

democracy, and diversity. 

Contemporary urban theorists have reinterpreted 

these ideas to address the realities of the Global 

South. Pieterse et al. (2018) and Geyer (2024) 

highlight how African urbanism is shaped by 

informality, state fragmentation, and socio-

economic precarity. In this context, justice cannot be 

confined to distributive fairness alone. However, it 

must encompass recognition and procedural 

inclusion, ensuring that marginalised groups are 

meaningfully engaged in shaping the urban future 

(Alhassan, 2025). 

 

2.2  Housing, Inequality, and State Intervention 

Housing represents one of the most tangible 

manifestations of urban justice. The availability, 

location, and affordability of housing determine how 

individuals access livelihoods, education, and 

services. In both theory and practice, state-led 

housing has historically been conceived as a tool to 

correct market failures and promote social equity 

(Adebayo, 2021; Boelhouwer, 2020). Yet, as recent 

studies show, many such initiatives in the Global 

South reproduce exclusionary patterns due to elite 

capture and poor governance Obeng-Odoom, 

(2010). 

In Nigeria, the failure of successive housing 

schemes reveals the disjuncture between policy 

formulation and execution. Lawal & Adekunle 

(2018) found that federal housing programmes 

largely cater to middle-income earners, while the 

poor remain confined to informal settlements. The 

National Housing Policy (2012) and the Federal 

Mortgage Bank’s initiatives have been criticised for 

bureaucratic rigidity and affordability gaps (Umana 

et al., 2024). Li et al. (2024) further argue that 

corruption in land allocation undermines the social 

objectives of state-led housing. 

Emerging evidence from other African nations 

suggests that policy innovation and institutional 

reform can recalibrate state intervention. Rwanda’s 

Imidugudu model demonstrates how planned 

settlement can enhance both equity and social 

cohesion when supported by community 

participation (Kanai & Schindler, 2022). Similarly, 

Ethiopia’s Integrated Housing Development 

Programme (IHDP) has shown that mass housing 

can succeed when aligned with inclusive finance and 

spatial integration (Tola, 2023). However, without 

continuous monitoring and adaptive governance, 

such schemes risk producing peripheral settlements 

disconnected from employment and services. 
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2.3 Global Lessons on the Just City 

Comparative literature from Asia and Latin America 

offers valuable insights into aligning housing policy 

with justice-oriented planning. Singapore’s Housing 

and Development Board (HDB) model continues to 

exemplify strong state capacity in providing 

affordable housing across social classes, combining 

efficient finance, design quality, and accessibility 

(Yuen, 2009). Conversely, Brazil’s Minha Casa 

Minha Vida initiative, despite delivering millions of 

housing units, has been criticised for siting 

developments on peripheral lands, reinforcing 

segregation (Biderman et al. 2018; Müller, 2022).                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                               

Research has highlighted the importance of 

institutional accountability and participatory 

governance in achieving housing justice (De Satgé 

& Watson, 2018; UN-Habitat, 2014). Scholars such 

as Moroni (2020) and Nygren and Quesada (2020) 

emphasise that justice-oriented planning requires 

balancing redistributive measures with democratic 

participation, ensuring that planning processes 

reflect diverse urban realities rather than 

technocratic prescriptions. 
 

2.4 Gaps in Knowledge 

While the theoretical corpus on urban justice is rich, 

there remains limited empirical engagement with 

how state-led housing policies operate in African 

capitals under conditions of rapid urbanisation. In 

Nigeria, most studies emphasise affordability and 

access but rarely integrate these within justice 

frameworks that foreground rights, participation, 

and equity (Oduwaye, 2013; Reuter, 2019). This 

study, therefore, contributes to filling this gap by 

situating Abuja’s housing experience within the 

evolving discourse on the just city. It explores how 

policy rhetoric of inclusivity interacts with 

institutional practice, revealing the structural 

barriers that sustain inequality. 
 

3. Methodology 

This study employed a convergent mixed-methods 

design to investigate how state-led housing policies 

in Abuja influence access to affordable housing for 

low-income earners. The mixed-methods approach 

enabled the integration of quantitative and 

qualitative evidence, providing both statistical and 

experiential insights into the dynamics of housing 

justice. The combination of survey data, interviews, 

focus group discussions, and field observations 

allowed for a multidimensional understanding of 

affordability, accessibility, and institutional 

performance in the housing sector. 

The research was conducted in the Abuja 

Municipal Area Council (AMAC), the 

administrative and commercial heart of Nigeria’s 

Federal Capital Territory. AMAC encompasses 

diverse residential areas, ranging from formal 

estates to informal settlements, making it an ideal 

setting to study inequality and policy outcomes 

within a single urban space. Given the heterogeneity 

of Abuja’s housing market, the study adopted a 

stratified random sampling strategy to ensure 

inclusion across different income levels and 

residential contexts. The sample comprised 220 

adult respondents (aged 18 and above) drawn from 

both formal and informal communities. The 

stratification process considered variables such as 

location, income category, and tenure type, thus 

ensuring representativeness of Abuja’s varied 

housing realities. 

Data collection involved the use of four 

complementary instruments. A structured 

questionnaire captured socio-demographic 

information, income, rent, tenure status, access to 

services, and awareness of government housing 

schemes. The instrument was pre-tested for clarity 

and reliability before being administered through 

face-to-face interviews in English and local 

languages. To enrich the survey data, five focus 

group discussions were conducted across different 

communities. Each group comprised six to eight 

participants representing a balance of gender, 

occupation, and tenure type. The discussions 

explored perceptions of fairness in housing 

allocation, affordability challenges, and lived 

experiences of inequality in accessing formal 

housing. 

In-depth semi-structured interviews were held 

with 25 key stakeholders, including officials from 

the Federal Capital Development Authority, the 

Federal Mortgage Bank of Nigeria, urban planners, 

private developers, and civil society representatives. 

These interviews provided institutional perspectives 

on the implementation of housing policies, 

governance bottlenecks, and strategies for 

expanding access to low-income housing. In 

addition, participant observation was conducted in 

selected formal and informal settlements to 

document physical conditions, infrastructure 

availability, and neighbourhood characteristics. 

Field observations offered direct evidence of the 

contrast between planned and unplanned 
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environments, complementing the perceptions 

gathered from respondents. 

Quantitative data from the survey were coded 

and analysed using the Statistical Package for the 

Social Sciences (SPSS, version 23). Descriptive 

statistics such as frequencies, means, and 

percentages summarised respondent characteristics 

and housing patterns. Inferential analysis, including 

correlation tests, examined the relationship between 

income levels, rent expenditure, and daily transport 

costs as indicators of affordability and spatial equity. 

These tests provided an empirical basis for 

evaluating the extent to which income determines 

access to formal housing and urban opportunities. 

Qualitative data from focus groups and 

interviews were transcribed and analysed 

thematically with the aid of the Atlas.ti 24 software. 

Coding combined both deductive and inductive 

approaches, guided by concepts of urban justice and 

emerging themes from participants’ narratives. 

Patterns relating to affordability barriers, 

bureaucratic inefficiencies, corruption, and percep-

tions of fairness were systematically identified and 

compared across participant categories. The 

integration of quantitative and qualitative findings 

enhanced the study’s validity by revealing how 

numerical patterns of inequality correspond with the 

lived realities of low-income residents. 

To ensure credibility and reliability, the 

instruments were carefully piloted, data were cross-

checked for consistency, and triangulation was 

maintained across all methods. Field notes, 

transcripts, and survey datasets were systematically 

verified to minimise error and bias. Ethical approval 

for the research was obtained from the University of 

Lagos Institutional Review Board, and informed 

consent was secured from all participants. 

Respondents were informed of their right to 

withdraw at any stage, and anonymity was 

maintained through the use of pseudonyms. 

While the study’s cross-sectional design 

provides only a snapshot of housing conditions, the 

methodological triangulation strengthens the 

robustness of its conclusions. Self-reported income 

and rent data may involve minor recall bias, but 

including multiple data sources mitigates this 

limitation. Overall, the research design provided a 

sound empirical foundation for assessing how state-

led housing interventions shape access, 

affordability, and justice outcomes in Abuja’s 

evolving urban landscape. 

 

4. Findings and Discussion  

The findings of this study provide an empirical and 

interpretive understanding of how income, rent, 

transport costs, and state-led housing initiatives 

interact to shape urban justice outcomes in Abuja, 

Nigeria. The results reveal a structural disjunction 

between policy intent and lived realities, exposing 

both distributive and procedural inequalities in the 

city’s housing system. By linking statistical 

evidence with qualitative insights, the analysis 

highlights how economic, spatial, and institutional 

factors converge to perpetuate housing injustice 

despite state interventions. 
 

4.1.1 Weak Correlation between Income and 

Rent 

The quantitative analysis revealed a weak positive 

correlation between income and rent expenditure, 

with an 𝑅2Value of 0.1326. This suggests that only 

13.26% of rent variation can be explained by 

differences in income levels. Rent prices are thus 

poorly aligned with residents' earning capacities, 

especially those in low-income brackets. 

The data indicate that low-income earners spend 

well above 100% of their income on rent annually, 

confirming that Abuja’s rental market is 

unaffordable for most residents. Qualitative 

evidence supports this pattern: respondents from 

informal settlements reported that rent payments 

often consumed all available income, leaving little 

for food, healthcare, or education. Such findings 

align with Boelhouwer (2020) and Obeng-Odoom 

(2021), who emphasise that unregulated housing 

markets in African cities often reproduce inequality 

and exclusion. 

Focus group participants described housing 

insecurity as a constant threat. Many cited 

experiences of “rent shock,” arbitrary increases, and 

eviction pressures. These dynamics illustrate 

distributive injustice, where housing access depends 

not on social need but on the ability to withstand 

market exploitation. 
 

4.1.2 Spatial and Economic Dimensions of 

Urban Inequality 

The weak correlation between income and rent 

reflects broader spatial inequality across Abuja’s 

urban landscape. Originally planned as an 

egalitarian capital, Abuja has evolved into a dual 

city, with well-serviced central districts for elites 

and under-serviced peripheral zones for low-income 

earners. 
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Table 1: Relationship Between Annual Income and Annual Rent in Abuja (N = 220) 

Income Bracket (₦) Mean Annual Rent (₦) Rent-to-Income Ratio (%) Respondent Category (%) 

Below 400,000 687,500 148 26.4 

400,001–800,000 970,000 121 33.6 

800,001–1,200,000 1,350,000 104 21.8 

1,200,001 and above 1,900,000 73 18.2 

Overall mean 1,213,125 112 100 

Source: Authors' field survey, 2025 

Table 2: Residential Area and Housing Condition of Respondents 

Residential Zone Type of Settlement 
% of Total 

Respondents 

Average 

Monthly Rent 

(₦) 

Access to Water 

& Electricity (%) 

Perceived 

Housing 

Adequacy (%) 

Maitama/Wuse/Garki Formal 14.5 250,000 98 91 

Kubwa/Dutse/Bwari Semi-formal 26.8 150,000 74 61 

Lugbe/Nyanya/Karshi/Kuje Informal/Peri-urban 58.7 65,000 49 36 

Total (N = 220)  100 130,000 62 54 

Source: Authors' field survey 2025 

Note: “Perceived Housing Adequacy” is measured by respondents’ self-assessment of space, quality, and safety (Likert scale, 1–5). 

This distribution clearly shows that nearly 60% of 

respondents live in informal or peri-urban 

settlements with inadequate services. Only 36% of 

these residents rate their housing as adequate, 

compared to 91% in the high-income formal zones. 

These disparities demonstrate how spatial injustice 

manifests through unequal access to infrastructure 

and to quality of life. 

The findings echo De Satgé & Watson (2018) 

and Moroni (2020), who argue that spatial inequities 

in African cities result from the interplay between 

market-driven planning and institutional exclusion. 

Interviews with government officials further 

revealed that public housing projects are often 

captured by middle- and high-income earners. One 

FCDA planner observed, “Lists of beneficiaries 

often arrive from political offices before selection is 

finalised.” Such statements confirm procedural 

injustice, in which state mechanisms intended to 

promote equity are undermined by political 

interference. 
 

4.2 Transport Costs and the Burden of 

Spatial Exclusion 

The study also revealed a weak correlation (𝑅2 =

0.0974) between income and daily transport costs, 

indicating that commuting expenses are almost 

uniform across income levels. 

The uniformity of transport costs across income 

levels indicates that mobility is a regressive burden. 

Low-income earners spend up to 43% of their 

income on transportation, often commuting from 

distant settlements. These results correspond with 

studies by Cervero (2013) and Nygren & Quesada 

(2020), who note that inadequate public transport 

systems disproportionately affect poorer 

populations, reinforcing spatial marginalisation. 

Respondents recounted long daily commutes and 

limited transport options. As one low-income 

worker explained, “I leave home at 5:30 a.m. to 

reach work by seven; to avoid the traffic, if I am 

stuck in traffic, my body scent changes when I reach 

the office due to the tightness in the car and the 

pollution from the cars.” Such accounts reveal how 

the spatial mismatch between affordable housing 

and employment hubs perpetuates social exclusion. 
 

4.2.1 Policy Inefficiency and Market Capture 

Despite successive housing interventions, including 

the Federal Integrated Staff Housing (FISH) 

scheme, the National Housing Fund (NHF), and the 

Abuja Mass Housing Programme, affordability gaps 

persist. The study found that these programmes have 

limited reach and are often captured by elites. Table 

4 highlights the disparity between intended and 

actual beneficiaries. 
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Table 3: Average Daily Transport Cost and Monthly Income 

Monthly Income (₦) 
Mean Daily Transport Cost 

(₦) 

% of Income Spent on 

Transport 

Mean Commute Time 

(Minutes) 

Below 50,000 1,800 43 125 

50,001–100,000 2,100 28 108 

100,001–200,000 2,500 19 87 

Above 200,000 2,700 11 62 

Overall Mean 2,275 25 96 

Source: Field survey, 2025 

Note: Commute time represents the average round-trip duration 

 

Table 4: Access to State-Led Housing Initiatives Among Respondents 

Housing Scheme Awareness (%) Applied (%) Benefited (%) Main Reason for Non-Access (%) 

Federal Integrated Staff Housing (FISH) 46.4 18.2 7.3 Income ineligibility (41.6) 

National Housing Fund (NHF) 58.6 22.7 10.9 Lack of collateral (37.2) 

Abuja Mass Housing Programme 39.1 11.4 5.9 Political bias (34.6) 

Source: Field survey 2025

Only a small fraction of respondents (below 

11%) has benefited from any form of government-

led housing initiative. This aligns with findings by 

Umana et al. (2024), who observed that Nigerian 

housing finance programmes disproportionately 

favour salaried workers in the formal sector, thereby 

excluding informal earners who form the bulk of the 

urban poor. 

The study interprets these findings as evidence of 

state-enabled market capture, where policy 

frameworks stabilise elite interests under the guise 

of social intervention. The Abuja housing sector thus 

exemplifies Harvey’s (2012) notion of the 

entrepreneurial city, where urban planning serves 

private accumulation rather than public good. 

Reviewed4.3 Socio-economic and Gendered 

Implications of Housing Injustice 

The social implications of these inequities are 

profound. Housing insecurity generates not only 

economic hardship but also social alienation. Low-

income respondents consistently expressed feelings 

of exclusion, echoing Lefebvre’s (1991) idea that the 

“right to the city” encompasses participation and 

belonging. 

Female-headed households emerged as 

particularly vulnerable, reporting higher rent-to-

income ratios and limited access to mortgage or 

tenancy rights. This mirrors the gendered dynamics 

identified by Alhassan (2025), who emphasises that 

women in African cities face intersecting economic 

and cultural constraints. 

Spatial segregation also perpetuates 

intergenerational inequality. Poorly serviced peri-

urban communities lack schools, healthcare, and 

reliable transport, producing what Mitlin and 

Satterthwaite (2013) describe as “urban poverty 

traps.” Abuja’s peripheral zones thus serve as 

containment areas for the city’s working poor, 

preserving a façade of order at the expense of 

inclusion. 

 

4.4 Urban Justice in Practice 

Viewed through Fainstein’s (2010) Just City 

framework, the Abuja housing system exhibits 

deficits in equity, democracy, and diversity. Equity 

is violated by the weak link between income and 

housing affordability; opaque allocation systems 

undermine democracy; and diversity is eroded by 

socio-spatial segregation. De Satgé & Watson 

(2018) concept of formalised informality aptly 

describes Abuja’s paradox, planning and policy 

mechanisms exist but function selectively to benefit 

elites. Similarly, Harvey’s (2012) idea of 

accumulation by dispossession explains how 

housing policy becomes a vehicle for capital 

accumulation rather than redistribution. 

The Abuja case, therefore, confirms Lefebvre’s 

(1991) proposition that access to urban space 

without participatory rights constitutes a hollow 

form of citizenship. The city’s low-income residents 

inhabit the physical space of the capital but remain 

excluded from the decision-making processes that 

shape it. 

The evidence demonstrates that urban injustice in 

Abuja stems from the intersection of market forces, 

institutional weakness, and spatial segregation. 
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Income fails to determine access to decent housing, 

governance processes fail to uphold fairness, and 

planning systems fail to integrate housing with 

mobility and opportunity. Abuja thus epitomises the 

contradictions of postcolonial modernity: a city 

conceived as a national symbol of equity but 

functioning as a mechanism of exclusion. Consistent 

with Fainstein (2010) and Harvey (2012), this study 

concludes that without structural reform, urban 

development in Abuja will continue to reproduce 

rather than reduce inequality. Nonetheless, Abuja’s 

institutional resources, planning history, and 

emerging policy reforms present a foundation for 

transition toward a more equitable housing system. 

Integrating affordability, accessibility, and 

participation into urban governance remains the 

central pathway toward achieving the just city in 

Abuja and Nigeria. 

The study’s objectives were fourfold: (1) to 

assess the relationship between income and rent 

affordability; (2) to evaluate how transport costs and 

housing location affect urban accessibility; (3) to 

interrogate the inclusiveness of state-led housing 

programmes; and (4) to interpret Abuja’s experience 

through the theoretical lens of urban justice. These 

objectives have been systematically achieved. The 

quantitative analysis demonstrated a weak 

correlation between income and rent, revealing that 

rent prices in Abuja are detached from earnings and 

driven primarily by speculative market behaviour. 

Low-income earners spend more than 100% of their 

annual income on rent, confirming severe 

affordability gaps. Qualitative evidence from 

interviews and focus groups indicated that state-led 

housing schemes, such as the Federal Integrated 

Staff Housing (FISH) programme and the Abuja 

Mass Housing Project, have failed to reach their 

intended beneficiaries. The majority of respondents 

cited political bias, income ineligibility, and 

procedural inefficiency as barriers to access. The 

relationship between housing location and transport 

cost revealed an equally profound injustice. 

Transport expenses are nearly uniform across 

income groups but represent a far greater burden on 

the poor, accounting for up to 43% of monthly 

earnings. The resulting “time–cost trap” confines 

low-income earners to long commutes and 

peripheral settlements, reinforcing their economic 

and spatial marginalisation. 

Theoretically, these findings affirm the relevance 

of Fainstein’s (2010) Just City framework, which 

identifies equity, democracy, and diversity as the 

core components of urban justice. Abuja’s housing 

system fails across all three dimensions. The 

principle of equity is undermined by the disjunction 

between income and housing cost; democracy is 

compromised by opaque policy implementation and 

elite capture; and diversity is eroded by spatial 

segregation that confines low-income populations to 

poorly serviced peripheries.  

 

4.4.1 Synthesis of Empirical and Theoretical 

Insights 

Abuja’s experience illustrates a broader paradox of 

postcolonial urbanism: a city conceived as a symbol 

of modern planning but constrained by structural and 

political forces that perpetuate inequality. The data 

show that the problem is not the absence of housing 

policy, but the disjuncture between policy design 

and implementation. 

This disjuncture can be understood through three 

interrelated mechanisms: 

i. Market distortion and speculative urbanism. The 

commodification of land and housing has 

transformed Abuja into a rent-driven economy. 

Land allocation and development are often 

speculative, leading to oversupply in luxury 

housing and undersupply of affordable units.  

ii. Institutional weakness and procedural injustice. 

State-led programmes fail to deliver equitable 

outcomes due to fragmented institutional 

structures, political interference, and limited 

transparency.  

iii. Spatial segregation and the erosion of 

accessibility. The physical geography of Abuja 

entrenches inequality. Low-income communities 

are concentrated in peripheral areas with 

inadequate transport, water, and electricity.  

The findings reaffirm that urban justice is not an 

abstract ideal, but a set of actionable principles 

embedded in governance, planning, and everyday 

urban life. As Fainstein (2010) and Lefebvre (1991) 

argue, achieving justice in the city requires both 

distributive fairness and participatory agency, the 

right to access urban space and to influence its 

production. 

Abuja’s case demonstrates how justice is 

undermined when these principles are not 

institutionalised. The housing market rewards 

speculation; the policy environment privileges 

elites; and spatial planning reinforces segregation. In 

this sense, Abuja embodies a “planned inequity”, a 
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city shaped by modernist ideals but governed 

through exclusionary practices. 

Nevertheless, the study also identifies 

opportunities for reform. Abuja’s structured 

planning history, institutional capacity, and growing 

public awareness offer pathways toward 

transformation. Learning from both regional and 

international experiences, a justice-oriented housing 

system can be achieved through coordinated, 

transparent, and participatory governance. 

 

5. Conclusion and Policy Recommendations 

This study concludes that Abuja’s housing 

challenges are not merely technical but structural, 

rooted in the political economy of land, governance 

practices, and planning ideology. The weak 

correlation between income, rent, and accessibility 

reflects the disconnection between state-led housing 

policy and social equity outcomes. The evidence 

reveals a city where the formal housing market 

excludes the poor, state interventions are captured 

by elites, and spatial planning perpetuates 

segregation. However, Abuja also holds the 

institutional and infrastructural potential to 

transform its trajectory. Realising a just city in Abuja 

requires a paradigm shift from housing provision to 

housing governance, where transparency, inclusion, 

and spatial integration define policy priorities. 

This study examined the dynamics of urban 

justice within Abuja’s housing sector by analysing 

how state-led housing policies, income levels, and 

spatial configurations shape access to affordable 

housing for low-income earners. The findings reveal 

that, despite ambitious national housing policies and 

large-scale state interventions, the intended goals of 

equity, inclusion, and affordability remain largely 

unachieved. Instead, Abuja’s housing system 

reproduces inequality through weak policy 

implementation, market capture, and spatial 

segregation. 

The study therefore recommends that; 

(i) Institutional Reform and Governance 

Transparency is the first step toward achieving 

housing justice in Abuja, which is 

comprehensive institutional reform. Current 

housing administration is fragmented among 

multiple bodies, the Federal Ministry of Works 

and Housing, the Federal Mortgage Bank, the 

Federal Capital Development Authority 

(FCDA), and various private developers. This 

fragmentation fosters duplication and opacity. 

(ii) The current state-led housing schemes 

primarily cater to the salaried high-middle 

class. To bridge the affordability gap, future 

policies should explicitly target households 

earning less than ₦200,000 per month, the 

demographic most excluded from the formal 

housing market. Hence, a need for reorienting 

policy toward affordability and inclusion.   

(iii) The findings of this study emphasise that 

affordable housing without accessibility 

perpetuates injustice. Low-income households 

residing in peripheral areas face 

disproportionate transport costs and time 

poverty. Therefore, housing policy must be 

spatially integrated with transport and land-use 

planning. 

(iv) The urgency to enhance participatory and 

inclusive governance, where state actors and 

citizens collaboratively produce knowledge, 

monitor projects, and evaluate outcomes. The 

Federal Capital Territory Administration 

should institutionalise Participatory Urban 

Forums (PUFs) at district levels, where 

residents, developers, and planners co-design 

housing solutions.  

(v) Gender-sensitive and youth-focused policies 

are necessary. These can be achieved through: 

Microcredit access for informal sector workers, 

especially market women and artisans, to 

support rent-to-own arrangements; Legal 

protection against eviction and discrimination; 

Policies must recognise the diversity of urban 

vulnerability. For instance, affordable housing 

for low-income youth could include flexible 

rental units and co-living spaces near education 

and employment hubs. Addressing these 

groups’ unique needs advances both equity and 

diversity, core tenets of the just city. 

Consequently, justice in Abuja’s housing sector will 

emerge not from the construction of more units 

alone, but from the creation of fairer systems, 

systems that recognise all residents as rightful urban 

citizens entitled to access, participation, and dignity. 

The transition from an entrepreneurial to a justice-

oriented city is both a political and moral imperative. 

As this study demonstrates, only by embedding 

justice into the very logic of urban governance can 

Abuja evolve into the inclusive and equitable capital 

it was initially envisioned to be. 



75 Obadoba & Oduwaye 

© Ibadan Planning Journal Vol. 11, No 2, Dec. 2025, 67-75 

References 

Adebayo, P. (2021). Housing Policy and the Post-apartheid 

City: A Tale of Urban Exclusion Through Housing 

Delivery. In H. H. Magidimisha-Chipungu & L. 

Chipungu (Eds), Urban Inclusivity in Southern Africa 

(pp. 251–272). Springer International Publishing. 

https://doi.org/10.1007/978-3-030-81511-0_13 

Alhassan, A. Y. (2025). Rethinking participation in urban 

planning: Analytical and practical contributions of social 

network analysis. Frontiers of Urban and Rural 

Planning, 3(1), 1. https://doi.org/10.1007/s44243-024-

00052-z 

Biderman, C., Hiromoto, M. H., & Ramos, F. R. (2018). The 

Brazilian housing program Minha Casa Minha Vida: 

Effect on urban sprawl. Lincoln Institute on Land Policy. 

Boelhouwer, P. (2020). The housing market in the 

Netherlands as a driver for social inequalities: Proposals 

for reform. International Journal of Housing Policy, 

20(3), 447–456. https://doi.org/10.1080/19491247.2019. 

1663056 

Cervero, R. B. (2013). Linking urban transport and land use 

in developing countries. Journal of Transport and Land 

Use, 6(1), 7–24. https://doi.org/10.5198/jtlu.v6i1.425 

De Satgé, R., & Watson, V. (2018). Conflicting rationalities 

and southern planning theory. In Urban Planning in the 

Global South (pp. 11–35). Springer International 

Publishing. https://doi.org/10.1007/978-3-319-69496-2 

Fainstein, S. S. (2010a). Amsterdam: In The Just City (pp. 

139–164). Cornell University Press; JSTOR. 

http://www.jstor.org/stable/10.7591/j.ctt7zhwt.9 

Fainstein, S. S. (2010b). Introduction: Towards an urban 

theory of justice. In The just city (pp. 1–22). Cornell 

University Press. Cornell University Press. 

http://www.jstor.org/stable/10.7591/j.ctt7zhwt.4 

Geyer, H. (2024). Zoning and the right: The challenges of 

zoning in the Global South and possibilities for unzoning 

informality. International Journal of Urban and 

Regional Research, 48(5), 877–893. 

https://doi.org/10.1111/1468-2427.13270 

Harvey, D. (2012). Reclaiming the city for anti-capitalist 

struggle. In Rebel cities: From the right to the city to the 

urban revolution (pp. 115–155). Verso. 

Kanai, J. M., & Schindler, S. (2022). Infrastructure-led 

development and the peri-urban question: Furthering 

crossover comparisons. Urban Studies, 59(8), 1597–

1617. https://doi.org/10.1177/00420980211064158 

Lawal, A. O., & Adekunle, I. A. (2018). Access to land and 

the delivery of affordable housing in Nigeria: An 

assessment of the Federal Housing Authority (FHA) in 

Abuja, 1991 to 2013. SAGE Open, 8(2), 1–7. 

https://doi.org/10.1177/2158244018777281 

Lefebvre, H. (1991). Social space. In The production of space 

(pp. 68–168). Blackwell. 

Li, X., Li, B., & Jiang, W. (2024). State-led versus market-

led: How institutional arrangements impact collaborative 

governance in participatory urban regeneration in China. 

Habitat International, 150, 103134. https://doi.org/ 

10.1016/j.habitatint.2024.103134 

Makinde, O. O. (2014). Housing delivery system, need and 

demand. Environment, Development   and Sustainability, 

16(1), 49–69. https://doi.org/10.1007/s10668-013-9474-9 

Mitlin, D., & Satterthwaite, D. (2013). Urban poverty in the 

global South: Scale and nature. Routledge. 

Morange, M., & Spire, A. (2019). The right to the city in the 

global south. Perspectives from Africa. Cybergeo. 

https://doi.org/10.4000/cybergeo.32217 

Moroni, S. (2020). The just city. Three background issues: 

Institutional justice and spatial justice, social justice and 

distributive justice, concept of justice and conceptions of 

justice. Planning Theory, 19(3), 251–267. 

https://doi.org/10.1177/1473095219877670  

Müller, F. I. (2022). Housing security: Placing Brazil’s social 

housing program in a violent context. Journal of Illicit 

Economies and Development, 4(3), 390–400. 

https://doi.org/10.31389/jied.177 

National Housing Policy (2012). National Housing Policy. 

Federal Ministry of Housing and Urban Development. 

https://fmhud.gov.ng 

Nygren, A., & Quesada, F. (2020). Imagining cities of 

inclusion - Formulating spaces of justice. Urban 

Planning, 5(3), 200–205. https://doi.org/10.17645/ 

up.v5i3.3465 

Obeng-Odoom, F. (2010). The state of African cities 2008: A 

framework for addressing urban challenges in Africa, 

edited by Alioune Badiane. African Affairs, 109(435), 

340–341. https://doi.org/10.1093/afraf/adq012 

Obeng-Odoom, F. (2020). Property, Institutions, and Social 

Stratification in Africa (1st edn). Cambridge University 

Press. https://doi.org/10.1017/9781108590372 

Oduwaye, L. (2013). Globalisation and urban land use 

planning: The case of Lagos, Nigeria. 1193–1200. 

Pieterse, E., Parnell, S., & Haysom, G. (2018). African 

dreams: Locating urban infrastructure in the 2030 

sustainable developmental agenda. Area Development 

and Policy, 3(2), 149–169. https://doi.org/10.1080/ 

23792949.2018.1428111 

Reuter, T. K. (2019). Human rights and the city: Including 

marginalised communities in urban development and 

smart cities. Journal of Human Rights, 18(4), 382–402. 

https://doi.org/10.1080/14754835.2019.1629887 

Tola, A. T. (2023). Addis Ababa’s sefer, iddir, and gebbi. 

A+BE | Architecture and the Built Environment, 13(14), 

1-330 Pages. https://doi.org/10.7480/ABE.2023.14.7168 

Umana, A. U., Garba, B. M. P., Ologun, A., Olu, J. S., & 

Umar. (2024). The role of government policies in 

promoting social housing: A comparative study between 

Nigeria and other developing nations. World Journal of 

Advanced Research and Reviews, 23(3), 371–382. 

https://doi.org/10.30574/wjarr.2024.23.3.2699 

UN-Habitat (Ed.). (2014). The state of African cities. In The 

state of African cities 2014: Re-imagining sustainable 

urban transitions (pp. 14–38). UN-Habitat. 

UN-Habitat. (2021). The transformational impact of housing. 

1–37. 

Yuen, B. (2009). Guiding Spatial Changes: Singapore Urban 

Planning. In S. V. Lall, M. Freire, B. Yuen, R. Rajack, & 

J.-J. Helluin (Eds), Urban Land Markets (pp. 363–384). 

Springer Netherlands. https://doi.org/10.1007/978-1-

4020-8862-9_14

 

https://doi.org/10.1177/1473095219877670
https://doi.org/10.31389/jied.177

