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ARSTRACT

Shelter is one of the baic mecessities of life and affers provection aguirs! inclemers weszher
o the occupants. One of the problems in the pravision of public hewsng in Nigeria and
irdecd other developing countries Is that of the low gualify of housing. Mol goverrsrt
harve dome well in public housing provirion, but still, qualitarive hosxing with atiendar safcty
have comtimeed 1o elude the popedoce. Qualitative housirg focilitates and erxures howsing
scfery. Aftempi was made fo cxamine the flows lnrhpm'iﬂnﬂﬂfﬂ"”'fmm'm#
qualiny and safery and aplore the quality of comstruction and mctersals used in the Talba
hoxing extate clony Bido-Minna road Minna Niger sate. The methodology sdopted o the
shaty oreg empirical observation fo ascertain the condilions of the Rouiny wls The
Jindimpy show thai penerally many of materials wred ore subsondard and there U poor
qualiry construction of the howusing wnits in the snady area. The paper opiney (3 raparacy o
the public housing probless (quality and safety wisc) had faled in Nigeria Largely due to the
we of mon-profesionals or gquocks likewise poor mechonizws of mortonmg ke
implemeriarion and construction process. The paper corcludes that the we of siandard
m=erizly ond quclitctive corstruction s o major ardidote to qualiny ond ssfe kouorg
provision problems in Nigeria while recommending participatory process imvolving comples
syxtemy of inderaction berween irtiiufiors, profesionals, ariuome el rexiderty

Keywards: Public, (Muzlay, Safery, Housiag, Aoexsment

1.0 INTRODUCTION
Howsing can be defined a5 the proces of income camers (NHP: 2004). Adoguase,
providing a large number of readential safe and qualittive housing therefore
aldi on 3 pomancal basis with should provide protection from the neptive
adequate physical infrastructure and social clomenis, minimize the sk of discase and
amenities, (services) © pluned, decem injury, and cootributc o the physical
safc, and sanitzry neighbourhoods o meet mental and social wellbcing of the
the basic and special needs of the oCoupanty.
population especially the low and medium
Housing qualiy = 3 mamer of great  contradictions w e overall content of the
concern. especially in Lo Developed urbanizuion processes.
Cnumxsﬂ-ﬂtﬂmddndnpngm Talba bousing estate which is yet o be
like Nigeria. The magnitude of the howsing ~ occupied as @ the time of swvey hes
needs of the populace in these coumics  curacied a lot of comments on the ability of
riscs dﬂr by day. Generlly, most third the contractors handling the project over the
warld cilics possesses one or more slums as quality end safety (from inclement weather)
:ﬂm_ﬂfﬂqlnﬂhﬂmmurh of the evenmal occupicrs. On the fim
an housing cnsis, the degree of urban windstorm, most of the soenme
social impoverishmenl  and  (he —
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med 2 advancod siage started  giving
reac

1II'I|I'I1|]|:| papcs aims al asscsing e quality ol

aork done amd maderials used o lln.-l
project and  passibly SuRpest ways .uI
improvieg e quality of such  projecls
comscguenily ensunng the wlety al 1he
evenisl oscupanis

10 A REVIEW OF RELATED
LITERATURE .

Poblic housng for the fact that ol is usually
prototype for o particolar social I:ld.l'l_:, mirsl
tmss is tarpoied wwands the low inconic
cemers and the poor s Uk wealthy can
afford benter accommodatinn clarwhore,
Omuojime. E O (2000) & Dabade, T,
(2003) cited in Atser, J, et al (2007) agreed
that Nigerian Housing Policy thrus had not
olien been favouruble 1o the poor and the
qualitative & the poor barcly have the voice
o question s iy w0 design
requurements and ecmstruction.

Olstubara, C.O. a1 al, (2006) assencd that
ipproach hus often been uwsed o define
quality in construction und the evaluation of
s commences immedigely  afler
occupation
'ﬂqmul'lltnmlimlhllfhhnﬂp.
set0r 13 lo improve the quality of the
mﬁlmidhulumpnm[.
MMMWMHhmu
Hhumumm

nm:_m:n' Views oo the quality of the
housing being produced.
I-lﬂlmmur}-muumi
of the performance of the housing sector
Mfdwmhlmuurm

Quality in any housing project is o key tha
mn}nhmnmﬂtullum:.:mmaflhul
projeet and that is facilitated by regulatory

Measures,
Mwﬁ_ﬂ

ol
et (2007),

shown that despitc ghe
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existence ol regulotory LT
govermmenl I LLTHTRR m’ I,
development,  unregulaied oy "y
created negalive Impacts gy .
illect bath the quul“}' of |Hlllll.l|||y_,,‘ “":J I
living envirommenl. In mos ty
stalutory  procedures Mgy
specified in the relevant laws gre
into consideration in  the e,
providing accommadition.

Michuel K. ef al (Z010) observed gy,
wre severnl isdues thal need w by Fesly,
when  consldering  the  mssepspey
housing quality, "T'wo ol the mast imipo
to specily are the contextual level
oulcame areas o housing Yuality Ty
contexival level recognises that the heyy
safcty ond sustainability owcomes ohser,g
e o product of dwelling (housing) rely.
flaciors oy well as contnbutions i
individual and houschald chunicien e
ind featuns of the community
ncighbourhood — within  wider Meglamal
national und ghohal contexls,

In their sssessment tools developed s
England nnd New Zealand, they are of ik
opinion that & housing qualily-assessna:
lool should only measure fentures of o
Immediatcly cretes

Cilingy ,

1 ik,

of the house and the behaviour of
OcCupants,
The overll goal of developing a housiny
uality-asscanment  1ogl Is W improc
i but this goal Ig oflen achicvo
indirccily, One .
Ommandy 2002, Is (e Engligh aj
Mealth and  Sufery Rating
(HIL&SRS),  which s the  statuiag

pr-:u:_rib-:.d method o iImproving  rens
housing conditions via (the threm of
cnlorcement acting by local councils, Tk
further opined (hy there are fow othe
cxumples of housing qualily asscssmes
thust explicitly focus on the improvement o
housing conditions which have results
health, wfety, ang sustinability outcomes

I
i
|
|
i
|
|
|



Ihe wiility of housing (udilily -asscxsmenl
touls Is currently limitcd by ther lack of
whlcspread use and InCmnislency across
Jurisdictions Jnl.:rnuuumlllj,_ the approach
o assessing housing quahity could be
describod as (rugnented, reflecting a luck
of mnatlunal agreement asboul whal s
important in housing guality. The USA, lor
example has  several  different  housing
hasard asscasment  prowcols;  (Jacobs,
3006), This simtion cin be conrasicd D
intcrmational agroed standands  ropanding
austalnability; (Jacobs 200K),

[Leenagu, (2000) subsumed all by asscrung
that housing 15 an evolunonary and
panicipaiory process involving complex
sysicms of interaction between institutions.
professionals, artisans and resdents.

1.1 THENDS IN THE PROVISION
OF FUBLIC HOUSING

The housing programmes of successive
Nigenan governments covering six major
development periods arc summarised. The
periods include - the pre-independence
penod; Fist Nauonal Development Plan
penod  (1962-0K); Scoond  National
Development Plan Penod (1970-74); Thind
Nutionul Development Plan Period (1975-
K0); Fourth Natonal Development Plan
Period (1980-85); Post Founth Plan Period
(1985-1990); and the cumrenl democratic
dispensation.

111 Pre-lndependence (Coloaial Era)

Public Housing in Nigeria cvolved during
the colonial regime when the colonial
udministration embarked on the pDVision
of sl Quarters for its st who could not
build their own houses. In most Regional
und Provincial capitals, both Junior and
i““‘“'nﬁ“ﬂﬂunm were bullL Hﬂ'-'-ﬂtrl:n

clion was made by Governments

general public; Olayiwola ct al (2010),
Etlle. inlervention in the form of direct
housing construction evolved during this

212 First National Development Plan

!I!J' l indcpendent  period saw  the
5= 1

drfcllr;?m:m and cxtenmon of the GRJ"I:!-

and the inuoduction of special public

housing programme exclusively for the

scnior public servants at federn] and siate

levels.

213 Sccond Nationsl Development
Plan (1970=74) ‘
This is the first post civil war plan. s
plan witnessed the penod of reconcilistion,
recunstruction and  rehabilistion. [t was
unique because govermnment  acoepled
housing as part of its social and political
responsibilities. [t emphasizes housing
provision for wll social groups wheihcr
displaced or pot lrom the compcuuve
hoising markel

To fulfil the aim and objectives of the
housing policy dwing the second
1k:ﬂ:lﬂ|'l'll|‘_nl plan period, the mllim
administrition  made  the  [ollowing
prunguncemenis:

(1} “lmmediste construction of housing
uu.'tl.i by the Federul Military and suuc
Military Governmems for renl
aifordable prices™,

(2) “Ingrense in the construction of houses
for government workers”™,

(3) “Development and expansion of loan
for private housing (This ense fMvoured
the most privileged social group who
m Il'nd ceess 10 the banks through

Sccurn and ymen|
stability)", < e

(4) “Increase in  investment in  local
pmdur:uun of cement and other necessary
building ﬂm{[ﬂﬂnl Increase  in  the
imporiaton of cement 1o supplement the

needs created in the hous; nstructi

scclors”™, e X
At the completion of (he lan i
{:ﬂ;:;lqmml was only able 1o m&mmm
\B). Ninely Stafl Quarters of varj i
< e Varnous sizes



a= mn.'[-jl
Blocks of Flats %,
(o). Four BECE s of the Minisiy O

readenss l'ur_

Housing Policy for the gounin.
priod,  govermment
Iidﬂ?lm on the I'mil Ly h,l
ﬁﬁﬂiﬂlr to the low-1pSOme F:I}Illﬂ‘
worker paid more than 20% of his'her
yncame on bouse renl
The rse in the oil cconamy and local
polingl ll:lﬂr.ltlrlﬂi ih:
reappraiss] of the National Howsing Policy
o 1976, Similsrly, the installston of the
. gvilian regme saw another
reappraiml of the housing programme. The
Feders] Governmem involved itscll in
Fedoral Hewming Awhority, which was
established in 1973,
215 Founb

Natiwgal Development
Flan {1951-85)

The Flan emplasised, smong others, the
pied o balsnce development of the
different sectors of the economy and of the
virnow geopraphic aneas of the country. To
this effect lowung  received more
conuniumen on lhe part of the Federal and
Suite Govormments  through  mussive
wmvestment in the hewsing sector duning thig
plan period.

116  Fifth Plan Period (1986 1990)

At the end of the Fausth Plan penod, the
foundation for susiginable growih apd
development was yol (o be laid, The
productive buse of the economy and
sources of governmenl revenue Were yel 1o
be diversified. The cconomy did not have
its own driving forec and was there fore
highly susceptible 1o external shocks
(Okojie 2007: 162).
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with the enomuty “"‘4 Perpeluy| .y
housing problems facing thc muﬁ-_rf"
Govemmenl nonctheless, took WNothe | *
at housing and thus 'aunched the .
Housing ['ulil:.}r_in February 199) Thg, ¢
g comprehensive :_i.nm_mu:nl iy
uwcnsuring that pll Nigenans owy g, , !
ccess 10 quality and safe 3 "
jon at aflfordable cos p, )
year 2000 A.D." This goal is conyjp
with the United Nations resolug. :
Housing for all by the year 200041y Th
Policy also sullered major setbacks i
: mentalion
Enﬂl:m mmportint o nole hat 155,
marked 3 rethink of Iﬂ“-' Milne
Govemnment 10 addressing Iuru_u'_.;
:sion. Henee in an Address on Jany,,
1994 by the Minister of Works o
Iousing ttled “The Beginning of o he,
Dawn” wunoved a National Hous,
Programme for 1994-1995 0 be excouws
under the Mipisry. To ensurc prope
exccution of this  progrumme, (e
Government formed a 16~ man comming
to stdy the National Housing Policy =
terms of its provision. compliance o
implementation.

2.1.7 The Democratic Erm (1999 w
Dmte)

Federal Government set up a new Ministn
ol Housing und Urban Development to de!
with housing and urban development whict
demonstrlcs

20,

housing scheme in onder |
nation's  housing stock and 1o
minimum standwd of construction.
scheme was on a revolving fund basis und
ensuires  thoat procesds from  sale ol
completed units are ploughed back into the
sehieme,



p B | PRODLEMSS ik FLUBLIC
HOUSING PROVISION USDER TIE

PLANS PERIOIXS
The movicw of povemmenl aUVILE i

hoUsiEE [rOVISIOn wEs made @0 haghlighs
(he maiuwe of rCEponcs o he mElon"s
bousing probloms. However, m tams ol
plryae s leslalsor, ibec cnlire

ramere (el]l shor of the Lrpcis sc1 0
exch Plan Ponod. The quality of howomg
mmunlmlﬂﬂ:nmﬁhﬂ
produced m sohang the howang problem
O past ond currcnd howmag procammes
have mol paid adequate sfcmion o qualily
and other sspea of howsng necd The
reasons were becmuose of the followang
flaws in the implementmon of the crlicr
suicd programmes.  Thoe adlode the
[ollowangs

1.2.1 FPoor guality coastroctses

The poor perfurmance of comtracion posad
g serious problem 10 housing dednoy = o
the case of this sudy wres (Talbs Est=t=).
This is woally aggrvaed by mmmal,
inconaislcil oF @ @ wons Sl
moniforing and soporvimon. flowscs werc
olicn poorly construcled bonu calsgnng
the intending users” salety.

1121 lligh mosctiary valus

Houscs buill by the Federal Gowermtuem
and the Stale Housing Conporauon U anc
mcont for the low=mmeome group (16 low
cost housing) are very expensive and Lu
from te Ninancial reach of e low oo
camers eg. The 2 bodmoom and 3
bedroom Mus in 8 sisler bousing estaic
(M.l. Wushishi Housing Esoic) also
Minna goes for #1.9 million and #19
million respectively as m the Ume of
survey.

.23 Lacation

Acconding 1o Aser, J. et al (2007). some of
the housing units in Uyo wore not occupicd
because the concepls, design and locations
of thase housing src al vanance with the
cullural  needs and  developmental
uspirations of the target population. Maoy

of the bouung units especially the I ederal
Units weore located @ the urban [nnps of
outside Uhe Tunctivonal and active b ol
of the atics. This could be anbuted o the
availability of vast land for ﬂ.Hl‘F.Fl'l'l:l'jﬂ:L'l-
Ihadan, Ondo, Akure, lfc and Usun arc
stnking cuamples

224 Divensified sirstegy of bousing
consl Fadlk

There are other means of encouraging homs
construction, cg ule amxl scrvice scheme,
core bouwang scheme cic, apan irom dires
housing construction. Afiention [n  tho
regand was los  dunng  the Natwnal
Development Plan penods; Olayiwola et al
(2010).

3345 Ineffective Programme of Action
and machinery

Many governmenl measures introduced in
the past were not accompanied by effective
pogamme of aclion and appropralc
institutional  armmngement  for e
exccution. Cxamples of recommendations
that were not implemented include  the
affordable land, especially for the poor, the
provision of locully produced bullding
matcrials like bumi bricks al allordable
prices and supervision of construction.
Mes recommendations will lessen e
total cont of owning o house lor the poor,

:lﬂ Nirfow Conceplion of Housing
Olgyrwola el al, (2010) were of the opinion
Ul adeyuale milenton was not placed on
houwsing quality, salety and other aspects of
housing need In the periods befure the
1%¥s, Housing need in Nigena Is rellectod
10 the sucio-culwrul group in the country
and therelore varics wilh cach ethnic group.
The focus of housing progrumumes in the
past paruculurly the low-ingome housing
has not edopled the broad interdependence
of housing need.

217 Imadequaic Dais Base
Housing necd is the extent o which the
supply of sdequate housing falls short of



L

the demand of houschold i termis of thar
psychological and _physiological needs.
Data needed 10 cstablish housing need In
the country is inadequate. In g:nml the
Country lacks rehable comprehensive up-
to=duic data base on housing.

128 [Politics Hin

Politics plays a major role in hindering
bousing delivery in, the counlry od
politicians @ Federnl and Sues level
manipulate or  influence  housing
programmes 10 soit thar selfish inlcrests
(Olaywola e ol  2010), Housing
programmes  were  apparenily  exccuted.
Evidence is (he location of many bousing
olales mound e counlry claming
compiction but oo a closer look is grossly
uscompleied as ovidenced in the study area
whore the approach of some units had
already boon pasited where as plasiering
and other slages were yet 10 be completed
cither ai the rear or even inside; scc plite 2.
ln some cascs, cootacs for i

projects were and arc awarded on political
basis not minding the capability of the

CONTaanrs

13 THE IMPORTANCE OF
HﬂI.IIEI.HE QUALITY AND SAFETY
"-ﬂlhmi 13 = unporant detormiinant of
health (Michael K. ot al, 2010), He
descnbed how  information on  housi
quality can suppont individuals, agenci
Fustunabality of housiog.

D"m.ﬂﬂ:h of poor qualily housing have
boen identificd on: injuries in the

deths  from  bouse  fires, rﬂp-lrﬂnnr:r

h"‘""’i“E for health and safeiy ;

i ¥ s panly
CEHIIURe |

e e

k11

of closc 10 10 h daily, and 4 ligure -

quitc similar across different g, -

countics  (WHO, 1995).  Feyy,, ™
substandard  housing  that  hge |
identificd as major concems

structuml  defects,  thal  runge,
inadequate insulation leading 10 dagtyy,
and mould (o inadequale facilities f,;
stoige and prepartion, etc. (Willj,
1999). '

24 STUDY AREA

Minna is located i latiede 9 37
Longitude 6 33' E. I is abour |
Kilometres awny from the Federal Cap
E:H" {'FEE} Auﬂ“‘ m Nﬂm.-“‘f_“ﬂ
Sulcja which is about 100Kms
Minna and in fact the whole of Niger 51
lies in the South Guinea vegetation There
a continuous steep outcrop of grani in &
nonb-casiem part of the town and
limits any wurban development in G-
direction.

The lown rests on a geological basc o
#Em m ﬁm‘tplr_:. of
Y peocus and i (Mio

Master Plan, 1979) Minna lics on :

ity i3 mainly from R
EI'II.I.H.I:I . 1 h- IVET
bz m“:tlﬂl ihin the rln-glnmhlf_ part of

there are pockets of

by oulerops, bulls formed
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g I: Slic plas of the propased Talba Estale

Somree: Purzles Construction and Engnecring Company, 2010.

10  METHODOLOGY
This paper deals with festures of the
empincally through physical obscrvation,
m'”“ﬂﬂﬂurﬂ:m
which were cooducted on  already
500 housing units. The site plan of the
study arca shows J0O0 units of 2 bedroom
flars ond 200 of 3 bedroom (lats as shown
in fig. | above, These identified numbers
of units as af the tme of survey scrve as
the adopled sample size and ircatmeni
matenal used is generalised.

On Individual units, defects ranging from
poor quality materials W cracks .d
removed some mofs, pulled down some
walls and other menaces on the structures
as shown in plaie 1. This drew the
attention of the rescarcher o critically look
intoe whal Is happening. Photographs were
true situation of the units. refloct

Thereafler, the 350 units that were
substantially completed were objectively

cxamined.



it 1 Poorly constructed uml

sindroe” Authors Dicld work 2010

40  FINDINGS
I'he suvey revealod e 130 umits were al
saife subsianual siages of cosstruction af
line limig afl swrvey, This adoped skmplc
slze of 3530 ynies bad all becn roofed. The
respering wils 150 were ya 1o be erected
ar al 1oy earlied constructign flagr

Or e ample siee, 165 of the units
mprosraung 470L0% were oomplaed
regaidung the baliding componsnts warlng
for habitsilon. Abowl S29% L. |BS unils
were (o thiear Gnistisg stapes thal mnped
from (unagy (electncal, mechanieal, cic)
o fulung of doors and wundaws

Equally, il wns obscrved B3 camtruction

was golng on in gbow 3O umts of he

sunple &l
Om building components, the following
were  motcesd regxrding (umcional  amd
sirpciural  delfects The lounge, masier
bedroom, lobby, éntfante door. Kilchen
siz= from mee obsefvalicn wepe
relatively small m very many ol Use whls
The implication s that [ree low o

occupants will be reduced and ol
space for respective in-house activiile

be limited. The percentage of (hos
wore mol alfected was 6s & resuli of van:
bl liders comprising  prolcssionals
el Koy sl

I'bve store of aboul 12% of the sam
units le, 42 unils does nod have wiml
While about 25 units hud thelr windows i
aligned s reducing  the  funclion
Quality of ihe units, [| was also noticed L
the wash hand basio logation in abouy |2
unils feprescnling 36 3% wax wiong o
does not wllow [l swinging of
afjacent doors

d.| Siruciursl defecis

Building lepresasnn And cracking ol Hloomn
coilld ofcur aa @ resul] of e conlniess
WEven 'utll.'l.ll,; ol the lalenie |'||||||t-_'| ol ke
cubstruciure amang Olhers. 44 umils Wt
pobiced not to be honzontuly wligned
slanting (depressed) and Noor cracking



prevalent in &1 unls. A 1olal ol 5 uniis had
some of thew parls collapsed as a result of
ariher the reason above or windilorm. The
|n.|i||| i|11|::||-:.1.:|-.!|r1 of these 13 thal ihe
healith and salfety ol the eveniual users
would be put on nsk. 47 units were noticed
o have ther doors fallen and
dismembered while 70 unns reprosenting
{20%%) have dismemberad windows

10 8% of the sampled unis Le 17 units
were partly plastered, not plasicrod or
wrongly plastered as shown m plale 2
below This could be attnbuted probably 1o
ihe greedy natwre of the conireciors who
pant pictures of & complaed work 10
eolleat thar moncy

Plate 2 Pantly plasiered wnit
Soamnee Auithors Geld work, X000

Plaie 3 sbove shows cracks on ane of the
unuls. It was observed that 207 units had
varying degrees of cracks in ther walls
ThIS 18 a clear mamicstation of & harried,
substandard and very unsafe work =
Tacks could ocow 23 a result of poor
LELTE A {0 g

On a closer observation, the aurvey
revealed that dampness  was scrously
notced in about 119 units (34%) waplying
that Damp Proef Course (DPC) membrane
Wis hol wsed, About 72 units (20,6%%) had
their entrance high suguesting that e
3ged or somc physically challenged wore
POl pul irflo consideration. Probably as a
result of the incompetence of the builders,
1l unils were found 10 have crooked

Plaie 3. Cracked wall
Source Authors fleld work, 2010

columns reducing the sestheti i :
o B tic quality of
The survey equally revealed that |14 of
the ulmpi:l:! unils represcnling 32 6% had
problems with thesr roofs cither as a result
of the use ol whstandard roofing malerials
Or puor construction work allawing them
lo be blown off duning the wind storm.
(Sec plae 4). 90 units (25 1%) of the
::;i:l: unznmm citha 1heir ceilin
g or ctely dropped. This could
be allributed 10 1he substandard  wood
members used or &y & eyl af below
Gvenge constuction. Out of 1he 350
sumpled units in Lhe sudy area, 35, 7% of
painted unis had the problem of ther
pain peeling or flaking off implying the
usc of low quality paints, (Sec plate 4)



giving way

Plaic = Rool a8 pPoois

oz Authors [eld work, 2010

50 RECOMMENDATIONS AND

;_ﬂ'\-f-Ll_FIﬂ'?\
<1 RECOMMENDATIONS

r:-if-dtundzn:::d:lmdrjngut
o 3 ":‘Pﬂﬂwu!h:m:ﬂ'_:n:cﬁ-nf

s pooplc g ot o highlight be
quality and safc

Ny e o mocung e
hoceny occds of the Miponas pecrplc
Hogany pronE=om imvolves larps ST ol
r:..:l:f-:.:;:-__-*mm:-duﬂ-j-mu-n
Coch finmncial commitment could g2 down
the drain if the qUay of cosstrucion falls
below mc=d.
Solzion o e problams of qualiry and
f¢ booass. empeci=lly poblic bousng
T =i comsTsion OF

i

withoo complcte Evo

holders m U bpnlding I :
the pap= recormmends EATLICT PRELOTY
alving complcx FYSLEmmS al

,-:rt-:::— laf g
=g L] herwioch st luions
s and reudaTis

profmonals,
Algn BE ind rsperratn Ity ol =alc
a0 reEEnang SEpETVISION mus b
cremly cmpbaased This = 50 imperalive

nchustry. Therefore

h.:ain:lh:_prir:::d.:w:]upax.n.
e nzk of @mot I:I:IHE: F-I‘.'! of Coas
cﬂﬁﬂﬂuﬂmuﬂjﬂhmrﬂ-l—-'f
and/mot completely done

There should bc & round U
“Jrﬂ"mmmﬂ:mmitnfmﬂ::.'

o forestall the use of substandard ol
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