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Abstract 

As peri-urban regions undergo urbanisa�on, there arises a need to scru�nise the influence 

of moderniza�on and urban expansion on tradi�onal housing within these areas. This study 

delves into the web of spa�al evolu�on within the housing development of Tse-Ayu village 

in Makurdi, Nigeria over 18 years. Employing a qualita�ve research methodology, this 

inves�ga�on seeks to delve deeply into spa�al transforma�on in housing development 

within the study area. The research collected diachronic data from 2004 to 2022 u�lising 

Google Earth's historical imagery feature. This comprehensive data compila�on enabled 

the observa�on of gradual shi,s in housing development, building materials, and building 

typologies throughout this temporal spectrum. Addi�onally, the study conducted interviews 

with five key informant interviewees (KII), each with over 18 years of residency, to provide 

insight. Contextual analysis was subsequently conducted to decipher the emerging pa3erns 

and trends associated with the evolu�on of housing development. Findings unveiled a 

transforma�on in the housing landscape, characterised by an upsurge in housing density 

and a transi�on from tradi�onal structures to contemporary buildings and materials. 

Changes were primarily mo�vated by prac�cal considera�ons, including termite damage 

mi�ga�on and the dwindling availability of thatch for roofing, alongside aspira�ons for 

enhanced living condi�ons and security. 

 

Key Words:  Housing transi�on, Modernisa�on, Housing typologies, Tradi�onal 

architecture, Peri-urban 

 

Introduction  

Housing, beyond offering shelter and 

safety, shapes individual identity, 

ownership, and a sense of "being at home" 

through satisfaction and emotional 

connection to space, people, and quality of 

life (Preece et al., 2020). It serves as an 

extension of residents, manifesting their 

distinct personalities and expressing a 

society's cultural, social, and economic 

ideals (Henna and Mani, 2022). This 

historical phenomenon has evolved from 

ancient caves and bone huts to 

contemporary shipping containers and 

3D-printed homes, impacting human life 

universally across cultures and times 

(Kayode et al., 2021). The evolution of 

housing responds to cultural, social, and 

This work is licensed to the publisher under the Creative Commons Attributions License 4.0 



56 

 

environmental factors and has become a 

focal point of contemporary research. 

The global shift from rural to urban 

living, with over 54% of the world's 

population residing in cities, has given rise 

to peri-urban zones as primary habitats for 

urban residents, posing challenges in 

providing affordable and adequate 

housing  (Izar, 2022; Olubi and Aseyan, 

2022). In Africa, with a 5000-year history, 

dwellings reflect cultural adaptations, 

emphasizing human resilience in crafting 

shelter that aligned with needs and 

circumstances (Ezennia et al., 2021; 

Henna and Mani, 2022; Ohiaeri, 2020). 

In recent decades, significant 

transformation in housing development 

patterns characterizes spatial transitions in 

traditional African peri-urban settlements, 

dating back to the colonial era (Cividino et 

al., 2020; Henna and Mani, 2022).The 

emergence of Nigerian traditional 

architecture, influenced by indigenous and 

British styles, led to a transition from 

traditional to contemporary architectural 

styles, inducing changes in housing 

patterns and incorporating modern 

amenities (Wanjiku and Maina, 2020). 

The evolving peri-urban housing stock 

reflects the dynamic adaptation of human 

settlements to socioeconomic shifts, 

necessitating a delicate balance between 

modernization and cultural heritage 

preservation. 

African countries are in the early stages 

of peri-urbanization, presenting an 

opportunity for inclusive development 

through strategic policies and investments 

(Anane, 2022; Henna et al., 2021; Tusting 

et al., 2019), The literature highlights key 

processes and spatial changes, revealing a 

marked transformation in African housing 

between 2000 and 2015, influenced by 

factors like land demand, speculation, 

commodification, and infrastructural 

projects. The peri-urban process involves 

modernization, urban restructuring, and 

individual home aspirations. 

Rapid spatial growth brings unplanned 

transitions in housing development, 

risking the loss of authenticity in 

architectural elements. Despite the 

predominantly sub-Saharan data on 

housing transitions, this study focuses on 

Tse-Ayu village, a peripheral settlement in 

Makurdi, tracing spatial transitions and 

addressing the gap in knowledge. Tse 

Ayu, historically agricultural, undergoes a 

transition from agricultural to residential 

land use, driven by peripheral 

urbanization (Iortyom et al., 2020, 2022; 

Sunday et al., 2020). 

Observing these transitions, 

modernization theory provides insights 

into spatial shifts in housing development 

across peri-urban areas in most African 

cities. Originating in the late 20th century, 

this theory describes processes leading 

from traditional settlements to 

modernized communities, emphasizing 

the incorporation of Western social, 

economic, and political systems (Power, 

2018). Transitions in the built 

environment, marked by changes in 

practice, design, and construction 

materials, characterize the shift from 

traditional to modernized styles 

influenced by global and socio-cultural 

factors (Henna and Mani, 2022).This 

transformation leads to the evolution of 

once-familiar traditional building 

configurations into Westernized 

characteristics, denoted as 'transitions' in 

the literature (Gong et al., 2022) 

Historically marked by agriculture and 

rural identity, peri-urban settlements 

undergo rapid transformations into 

diverse development zones, introducing 
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new housing typologies in response to 

modernization (Anane, 2022). These 

housing transitions deviate from 

established indigenous typologies and 

materials, impacting traditional 

settlements that once reflected local 

values, customs, and architectural 

diversity (Feng and Xiao, 2021; Mai and 

Khalil, 2019). Traditional African 

architecture, inherently sustainable, varied 

across regions due to climatic elements, 

terrain, cultural beliefs, and local material 

availability (Feng and Xiao, 2021; Mai 

and Khalil, 2019). 

The ongoing evolution from traditional 

to modern housing underscores the impact 

of global trends on local building practices 

and cultural expressions. Henna and Mani 

(2022), and Udoudoh and Bassy (2021) 

identify three distinct materials used in 

traditional African construction—stone, 

straw, and earth. On the contrary, 

Ikudayisi and Odeyale (2021) note 

contemporary African traditional 

architecture's modernization in style and 

construction material. Ezennia et al. 

(2021),  Wanjiku and Maina (2020) affirm 

that traditional African architecture 

evolves and is influenced by foreign 

cultures, affecting building typology and 

construction materials. Scheer (2019) 

confirms changes in African building 

typology as evidence of transitions. 

Notably, Ohiaeri (2020) highlighted 

the traditional dwelling type "Ate" among 

the Tiv people in Benue State, Nigeria, 

while Jaiyeoba (2021) noted controversy 

over the existence of distinct African 

architecture. Transitions are prominent in 

Asia and Africa, marked by rich local 

culture, colonization, and post-

independence industrialization. The 

colonial era introduced foreign structures 

in urban areas, disregarding native 

customs (Igwe, 2021). Post-

independence, linear growth models 

emulated the West, influencing urban, 

peri-urban, and rural areas. 

Therefore, this study aims to examine 

the transition of housing development in 

Tse-Ayu village. In a view to provide a 

comprehensive understanding of how 

housing has evolved in this settlement 

over the last 18 years.  Hence the objective 

of this study is to (i) observe and analyse 

the evolution of housing development 

from 2004, 2009, 2012, 2016 and 2022; 

(ii) investigate the transitions in building 

material and building typology over the 

years. This research is necessary to offer 

important insights into the dynamics and 

development trends of peri-urban 

settlements in Makurdi and throughout 

Africa. 

 

Methodology  

The study adopted a qualitative 

research approach to deepen the 

understanding of the phenomenon of 

spatial transition in housing development 

in the study area. First, the study used 

Google Earth's historical imagery feature 

to collect diachronic data from 2004, 

2009, 2012, 2016 and 2022 for the study 

location to capture the spatial changes that 

have occurred in housing development, 

building materials and building typology 

over time. The choice of these five periods 

was to trace spatial transition over time in 

Tse-Ayu as a comparison of a single place 

at intervals of many years can show the 

patterns of how that place evolved and can 

be useful in understanding why that place 

evolved the way it did (Scheer, 2019). 

Secondly, 5 long-term residents who 

have lived in the study location for over 20 

years were purposively and conveniently 

selected to participate in guided 
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interviews which were conducted to 

gather information about the residents' 

experiences and perceptions regarding 

transitions in housing development in the 

area. The 5 key informant interviewees 

(KII), residents who were selected for the 

interview are statistically adequate as also 

adopted by Knapik (2006). The five 

participants possessed adequate 

knowledge in addition to their ability to 

discuss issues about the spatial transition 

in housing development in Tse Ayu. The 

questions focused on their observations of 

changes in building materials and building 

typology over the past two decades. The 

interviews were conducted in Tiv, which 

is the indigenous language of the people in 

the study area, though the interview 

schedule was structured in English. The 

spoken words were written down and a 

context analysis was carried out by 

transcribing the written words to identify 

patterns and trends related to the evolution 

of housing development, building 

materials, and building typology in the 

study area. Ethical considerations were 

prioritised because the initial point of 

contact was always to obtain informed 

consent from respondents, inform them 

about the goal of the study, and protect 

those who preferred to remain 

anonymous. As a result, no respondent has 

been identified by name. 

 

Results and Discussion 

The data collected analyses the spatial 

transition of housing development in Tse-

Ayu village over 18 years by looking at 

diachronic data from 2004 to 2022 and 

also looking at the lived experiences of 

residents who have spent over 18 years in 

the study location and have first-hand 

experience of the spatial transition in 

housing development in Tse-Ayu village 

in a bid to addresses the aim of this study: 

what is the pattern of transition in housing 

development in Tse-Ayu village. Data will 

be presented based on the diverse 

parameters used in studying spatial 

transitions such as changes in housing 

density, building material and building 

typology over the years. 

 

Evolution of housing development from 2004, 2009, 2012, 2016 and 2022 

   
a            b 
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Fig. 1: Evolution of housing development from 2004, 2009, 2012, 2016 and 2022 
Diachronic data collected from Google Earth images of Tse-Ayu showing the evolution of housing 

development between 2004 and 2022. (a) 2004 image showing a cluster of traditional housing typology of 

the Tiv people; the “Ate” (b) 2009 image shows an ongoing process of modernisation (c) 2012 image, 

indicating an increase in modern housing density (d)2016 image, indicating an increase in modern housing 

density (e) 2022 image, showing a total transition in housing development 

 

Table 1: Pattern in a housing development  
Year 2004 2009 2012 2016 2022 

Housing density 61 109 370 568 1052 

Indigenous buildings  57 43 116 53 19 

Modernised buildings 4 66 254 515 1033 

(Source: Extracted from Google Earth images) 

 

The pattern of change in housing 

development in Tse-Ayu village will be 

looked at under four subheadings; change 

in housing density; expansion of housing 

development; change in housing typology 

and building materials.  

Housing Density  

Figure 1 (a) shows Tse-Ayu village as 

of 2004, the indigenous home of the Ayu 

clan which began at this time was made up 

of five families, all members of the Ayu 

family. Table 1. Indicates that the housing 

density at this time was made up of 61 

buildings in a cluster. 4 of which were of 

modern typology and 57 were made up of 

the Tiv indigenous housing typology, the 

“Ate” as shown in Figure 2. Data collected 

shows a progression in housing density 

from 61 in 2004 to 1052 in 2022.
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Fig. 2: Tiv indigenous housing typology “Ate” 
 

Expansion of Housing Development 

The data collected also shows a 

horizontal expansion of residential areas 

as observed in Figure 1. (a-e). There has 

been a notable increase in the size and 

extent of residential areas in the study 

location. There has been an ongoing 

conversion of non-residential land to 

residential use, such as the transformation 

of agricultural land into housing 

developments. This data corroborates 

Iortyom et al. (2022) findings that urban 

sprawl had a negative impact on 

peripheral agricultural land in Makurdi 

town, as it significantly reduced peripheral 

agricultural land. This conversion raises 

concerns for the preservation of the 

livelihoods of the indigenous people of 

Tse-Ayu village.  The result also indicates 

the ongoing urbanisation, with its twin 

process of peri-urbanisation (Carrilho and 

Trindade, 2022) in Tse-Ayu village which 

is transforming the rural and agrarian 

landscape of this settlement into an urban 

one as observed in many rural settlements 

across Africa.  

Change in Housing Typology and 

Building Materials 

Tse-Ayu has Over the last two decades, 

Tse-Ayu village has witnessed 

tremendous transitions in housing 

development from indigenous housing 

typologies to modernised housing 

typologies. In the year 2004, images 

retrieved from Google Earth (image “a” of 

fig.1) indicated that there were just 61 

buildings in Tse-Ayu village of which 57 

were of the Tiv indigenous typologies and 

4 were of modernised typologies.  By the 

year 2022, data retrieved indicated that out 

of the 1052 residential buildings in Tse-

Ayu village, 1033 were of modernised 

housing typologies while 19 were of the 

Tiv indigenous typologies. Table 1: shows 

an interesting pattern of housing 

development in the year 2012 which 

indicated an increase in both indigenous 

and modernised housing typologies. This 

pattern of change was a result of the road 

construction which commenced in the 

same year as seen in image “c” of Fig. 1. 

The increase in indigenous housing 

typologies at this time is indicative of the 

disparity in socioeconomic characteristics 

of the residents in the study area. This 

finding gives credence to the 

heterogeneous nature of housing in peri-

urban areas in Africa as noted by several 

other studies (Adedire et al., 2020; 
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Aguilar et al., 2022; Kanai and Schindler, 

2022). 

The findings on transitions in housing 

typologies as seen in Figure 3, are in line 

with Wanjiku & Maina, (2020) studies 

that Westernisation has altered and 

affected African architecture, yet, 

important components of  African 

tradition persist and are evident. In the 

case of housing transitions in Tse-Ayu, the 

burnt bricks are an improvement over the 

mud blocks that were predominantly used 

as walling materials for the Ate. 

 

 
Fig. 3: Housing typologies in Tse-Ayu village. 
 

Transitions in Building Material and 

Building Typology Over the Years 

Length of stay in Tse-Ayu village 

Respondent 1 has lived in Tse-Ayu for 

34 years, Respondent 2 for 60 years, 

Respondent 3 for 64 years, Respondent 4 

for 49 years, and Respondent 5 for 39 

years. 

Description of Interviewee's current 

house typology and materials 

All respondents currently reside in flats 

constructed with burnt bricks and zinc 

roofing. Respondent 1's flat was built in 

2011, Respondent 2 in 2011, Respondent 

3 in 2009, Respondent 4 in 2012, and 

Respondent 5 in 2017. 

Description of Interviewee's old housing 

typology and construction materials  

Respondent 1 lived in a circular Ate 

made of mud blocks with a thatched roof, 

featuring wooden-framed windows and 

doors. They had separate huts for cooking 

and sleeping. Respondent 2 resided in a 

mud-block Ate with no windows, using a 

guinea corn stalk door. They had one large 

Ate for both cooking and sleeping with 

animals. Respondent 3's family occupied 

a round hut with mud-block walls and a 

thatched roof, featuring doors made from 

guinea corn stalks. They had a single large 

hut for cooking, sleeping, and hosting 

visitors. Respondent 4 lived in a round 

mud-block hut with a wooden plank door, 

using separate huts for cooking and 

sleeping. Respondent 5 resided in a 

circular hut with mud walls and a thatched 

roof, wooden-framed windows and doors, 

and separate huts for cooking and 

sleeping. 

Interviewees' reason for modernization  
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Respondent 1 noted that they 

constructed a new building due to termite 

damage causing frequent roof 

replacements. Respondent 2 explained 

that after selling heritage land due to 

government layout, they used the proceeds 

to build a modern house because of grass 

scarcity for the roof. Respondent 3, who 

also sold heritage land, mentioned 

building a modern house due to concerns 

about grass availability for the old 

structure's roof. Respondent 4 decided to 

change their building out of fear of fire 

incidents and perceived modern houses as 

more comfortable. Respondent 5 

expressed the need for more living space. 

Access to funds for modernization  

Each respondent shared their source of 

funds for constructing their new buildings. 

Respondent 1 and 2 sold heritage land 

inherited from their parents, while 

Respondent 3 obtained funds from the sale 

of inherited land. Respondent 4 combined 

savings from a work scheme with money 

from selling a piece of land. Respondent 5 

used proceeds from selling heritage land 

and earnings from their business for the 

construction. 

Density in Tse-Ayu village up until 18 

years ago 

Respondent 1 mentioned "just about 

five families," while Respondent 2 stated, 

"There were only five families." 

Respondent 4 referred to "four large 

families," and Respondent 5 affirmed, "we 

had just four families here." 

Housing typology in Tse-Ayu up until 18 

years ago 

Respondent 1; the buildings here were 

mostly the Ate. Respondent 2; there were 

only thatched buildings here. Respondent 

3; every family had a thatched house. 

Respondent 4; thatched houses 

Respondent 5; all thatched houses.  

Interviewees' thoughts on current 

housing typology  

Respondent 1; the buildings here now 

are Westernised buildings. Respondent 2; 

the thatched homes have been outfaced we 

now have zinc buildings. Respondent 3; 

they are all modern buildings here now. 

Respondent 4; the buildings here now are 

all modernised houses because of 

development and the desire to keep up 

with modern design Respondent 5; all 

modern and zinc houses.  

Interviewees' source of livelihood over 

the years  

Respondent 1; Back then I was a farmer, 

but since we sold our land, I am now a 

housewife. Respondent 2; I used to farm 

here before, but now I have to hire 

farmland elsewhere to farm. Respondent 

3; I am a farmer, I used to farm here 

before, but currently I rent land to farm 

elsewhere. Respondent 4; I was a 

secondary school teacher then, but I am 

now a civil servant. Respondent 5; I was a 

farmer then, and I am still a farmer now.  

Housing density, building material and 

building typology over the years 

Based on the transcribed interview 

data, here are some findings related to 

housing density, typology, and changes in 

building materials in Tse-Ayu village over 

the years: 

Housing Density 

Until 18 years ago, Tse-Ayu village 

had a small population, with only a few 

families residing there, aligning with the 

sparsely populated nature of other peri-

urban settlements across Africa. 

Presently, although specific population 

numbers were not provided, it is inferred 

that the population has increased, likely 

contributing to higher housing density, as 

suggested by diachronic data. The 

comparison of the small population 
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mentioned in interviews against the 61 

houses observed in 2004 raises a 

discrepancy. This incongruity may stem 

from the interviewees' long residence (34 

to 64 years), indicating their perception of 

a small population dating back several 

decades. The observed 61-building cluster 

in 2004 may have resulted from the 

settlement's growth over time as families 

expanded, and new settlers moved in. 

Housing Typology and Building 

Materials 

Until 18 years ago, Tse-Ayu village 

predominantly featured traditional huts, 

notably the "Ate" and round huts 

constructed with mud blocks and thatched 

roofs, incorporating simple wooden 

frames for windows and doors, aligning 

with traditional Nigerian architecture 

(Henna and Mani, 2022; Ohiaeri, 2020). 

Presently, there has been a transition in 

housing typology, shifting from 

traditional huts to modern structures, 

mainly described as flats with zinc roofing 

and burnt brick walls (Wanjiku and 

Maina, 2020). The transition was 

motivated by the availability and 

durability of materials, with concerns 

about termite damage to thatched roofs 

and challenges in sourcing grass for 

roofing, echoing observations of Alagbe 

and Opoko (2013), on building methods 

among the Nigerian urban poor. Factors 

like a desire for comfortable living spaces, 

spaciousness, and concerns about fire 

incidents contributed to this shift, 

reflecting evolving human aspirations for 

safety and comfort as noted by Preece et 

al. (2020). 

Reasons for Modernization 

The primary motivations for 

modernizing houses in Tse-Ayu village 

included issues with termites damaging 

traditional thatch roofs, a scarcity of grass 

for roofing, and a desire for enhanced 

living comfort. Furthermore, some 

families opted for modern house 

construction after selling their heritage 

land, utilizing the proceeds for the 

building process. 

Livelihood Changes 

Over time, the interviewees' 

livelihoods have undergone changes, with 

shifts from farming to alternative 

occupations like civil service or 

housekeeping. Some individuals still 

engage in farming, although a few rent 

farmland elsewhere due to the sale of their 

heritage land. This aligns with the 

diachronic data's observation of the 

continuous conversion of non-residential 

land to residential use, highlighting the 

transformation of agricultural areas into 

housing developments. This trend raises 

concerns about preserving the livelihoods 

of indigenous people in peripheral 

settlements across Africa. 

Perception of Current Housing 

Typology 

Globalization often drives 

Westernization in developing societies, 

with a desire to emulate the developed 

Western civilization in building practices. 

This preference manifests in homes that 

blend global design with locally 

accessible construction aspects, 

overlooking indigenous practices (Henna 

and Mani, 2022). Interviewees in Tse-Ayu 

village acknowledge a shift from 

traditional huts to modern flats with zinc 

roofing and burnt brick walls. The 

findings reveal a significant 

transformation in housing density, 

typology, and materials over 18 years. 

Tse-Ayu has moved from traditional huts 

to contemporary flats due to practical 

reasons like termite damage and a scarcity 
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of roofing materials, reflecting the impact 

of modernization. 

 

Conclusion and Recommendations  

The study examined the spatial 

transition of housing development in Tse-

Ayu village from 2004 to 2022, utilizing 

diachronic data from Google Earth images 

and transcribed interviews with long-term 

residents. Significant changes in housing 

density, typology, and building materials 

were observed, with the number of 

buildings increasing from 61 in 2004 to 

1052 in 2022 due to ongoing urbanization 

and peri-urbanization. Factors such as 

termite damage, roofing material scarcity, 

and a desire for modern comforts 

influenced the shift from traditional huts 

to modernized flats with zinc roofing and 

burnt brick walls. 

The study recommends adopting 

sustainable development practices to 

balance housing needs with agricultural 

land preservation and indigenous 

livelihoods. Local authorities are urged to 

implement land-use planning and zoning 

regulations to manage urban sprawl and 

protect agricultural areas. It emphasizes 

the importance of preserving cultural 

heritage by documenting and conserving 

traditional building techniques and 

materials. 

Further research is suggested to explore 

the socio-economic impact of the housing 

transition on Tse-Ayu village residents, 

including assessments of livelihood 

patterns, income levels, and overall 

quality of life. Understanding these 

influences can aid policymakers in 

designing targeted interventions for 

sustainable development. Additionally, 

studying social sustainability aspects, 

such as the preservation of cultural 

heritage, social cohesion, and community 

resilience, can provide insights into the 

long-term implications of the housing 

transition on the village's social fabric. 
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