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ABNTRACT ‘

Nielter is one of the basic necessities of life and offers p! '0'(3_‘:”'0’1 against inclement weather
10 the occupanis. One of the problems in the provision <.)f Pi-i{?ﬁc housing in Nigeria and
indeed other developing countries is that of the low qualily of housing. Most governments
Bave done well in public housing provision, but still, qualitative housing with attendany safety
have continued 1o elude the populace. Qualitative housing facilitates and ensures housing
safery. Atiempt was made 1o examine the flaws in the provision of public housing in terms of
quality and safery and explore the quality of construction and materials used in the Talba
fiousing estate along Bida-Minna road, Minna Niger state. The methodology adopted in the
Study area empirical observation to ascertain the conditions of the housing units. The

Jindings show that generally many of materials used are substandard and there is poor

quality construction of the housing units in the study area. The paper opines that responses to
tie public housing problems (quality and safety wise) had failed in Nigeria largely due to the
use of non-professionals or quacks likewise poor mechanisms of monitoring the
implementation and construction process. The paper concludes that the use of standard
materials and qualitative construction is a major antidote to quality and safe housing
provision problems in Nigeria while recommending participatory process involving complex
systems of interaction berween institutions, professionals, artisans and residents.
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1.0 INTRODUCTION

Housing can be defined as the process of income ecarners (NHP: 2004). Adequate,
providing a large number of residential safe and qualitative housing therefore
buildings on a permanent basis with should provide protection from the negative
adequate physical infrastructure and social elements, minimize the risk of discase and
amenities, (services) in planned, decent, injury, and contribute to the physical,
safe, and sanitary neighbourhoods to meet mental and social wellbeing of the
the basic and special needs of the occupants.

population especially the low and medium
Housing quality is a matter of great  contradjctions in the overall content of the
concern, especially in Less Developed urbanization processes.

Countries (LDCs) and developing countries Talba housing estate which is yet to be
like Nigeria. The magnitude of the housing occupied as at the time of survey has

needs of the populace in these countries attracted a lot of comments on t_he ability of
rises day by day. Generally, most third the copgractors handling the project over the
world cities possesses one or more slums as quality and safety (from inclement weather)
a reflection of the level and context of the

of the eventual occupiers. On the first
urban housing crisis, the degree of urban Windsgoym, most of the structures that had
social ~ impoverishment  and  the :
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The utility of housing quality-assessment
tools is currently limited by their lack of
widespread use and inconsistency across
i grisdictions. Internationally, the approach
to assessing housing quality could be
described as fragmented, reflecting a lack
of national agreement about what is
jmportant in housing quality. The USA, for
example has several different housing
hazard assessment protocols; (Jacobs,
2006). This situation can be contrasted to
international agreed standards regarding
sustainability; (Jacobs 2008).

Ezenagu, (2000) subsumed all by asserting
that housing is an evolutionary and
participatory process involving complex
systems of interaction between institutions,
professionals, artisans and residents.

21 TRENDS IN THE PROVISION
OF PUBLIC HOUSING

The housing programmes of successive
Nigerian governments covering six major
development periods are summarised. The

periods include — the pre-independence
period; First National Development Plan
period  (1962-68); Second  National

Development Plan Period (1970-74); Third
National Development Plan Period (1975-
80); Fourth National Development Plan
Period (1980-85); Post Fourth Plan Period
(1985-1990); and the current democratic
dispensation.

2.1.1 Pre-Independence (Colonial Era)

Public Housing in Nigeria evolved during
the colonial regime when the colonial
administration embarked on the provision
of staff Quarters for its staff who could not
build their own houses. In most Regional
and Provincial capitals, both Junior and
Senior Staff Quarters were built. However,
no effort was made by Governments to
build houses either for sale or rent to the
general public; Olayiwola et al (2Q10).
State intervention in the form of direct
housing construction evolved during this
Period,
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2.1.2  First National
(1962-68)

The post- independent period saw the
development and extension of the GRAS
and the introduction of special public
housing programme exclusively for the

senior public servants at federal and state
levels.

Development Plan

2.1.3 Second National
Plan (1970-74)

This is the first post civil war plan. This
plan witnessed the period of reconciliation,
reconstruction and rehabilitation. It was
unique because government accepted
housing as part of its social and political
responsibilities. It emphasizes housing
provision for all social groups whether
displaced or not from the competitive
housing market.

Development

To fulfil the aim and objectives of the

housing policy during the second

development plan period, the military
administration made the following

pronouncements: .

(1) “Immediate construction of housing
units by the Federal Military and state
Military Governments for rent at
affordable prices”.

(2) “Increase in the construction of houses
for government workers”.

(3) “Development and expansion of loan
for private housing (This case favoured
the most privileged social group who
already had access to the banks through

collateral security and employment
stability)”.
(4) “Increase in investment in local

production of cement and other necessary
building material. Increase in the
importation of cement to supplement the
needs created in the housing construction
sectors”.

At the completion of the plan period
government was only able to produce

(a). Ninety Staff Quarters of various sizes
in Lagos area.




' * Flats as transit
(b). Four Blocks of s
residence for officials of the Ministry of

External Affairs.

2.1.4 Third National Development Plan
- 80 '
r(fll?lzs peri)od is associated with ICZII
emergence of public housing. The fefleral
government produced the first I\.Iauon.
Housing Policy for the country. During t_hlS
plan period, government mafie poh_cy
statement on the need to bring relief
especially to the low-income groups, by
obtaining a situation where no 1.1rban
worker paid more than 20% of his/her
income on house rent.
The rise in the oil economy and local
political ~ pressures  influenced 15116
reappraisal of the National Housing Policy
in 1976. Similarly, the installation of the
Shagari civilian regime saw another
reappraisal of the housing programme. The
Federal Government involved itself in
direct housing construction through the
Federal Housing Authority, which was
established in 1973.

2.1.5 Fourth National
Plan (1981-85)

The Plan emphasised, among others, the
need to balance development of the
different sectors of the economy and of the
various geographic areas of the country. To
this effect, housing received more
commitment on the part of the Federal and
State  Governments through  massive

investment in the housing sector during this
plan period.

Development

2.1.6 Fifth Plan Period (1986-1990)

At the end of the Fourth Plan period, the
foundation for sustainable growth and
development was yet to be laid. The
productive base of the economy and
sources of government revenye were yet to
be diversified. The €Conomy did not have
its own driving force and was therefore

highly susceptible to externa] shocks
(Okojie 2002: 362).

With the enormity and Perpetyy)
housing problems facing the % nalure :
Government nonetheless, toq) anm-nry’ thf
at housing and thus launcheq h :ther l%e
Housing Policy in February 1993 ,N'r}ti%al
a comprehensive documeng + Thig Wy
“ensuring that all Nigeriang Almeg
access to quality ang
accommodation at affordapje cogt “Sing
year 2000 A.D.” This goal g o by t
with the United Nationg resoly Slstent
Housing for all by the yeay 20004 1o -
Policy also suffered major sey,
implementation.

It is however important to noge thay |
marked a rethink of i1'994
Government  to  addressing h()ultfiry
provision. Hence in an Addregg on Jansmg
20, 1994 by the Minister of Works"ﬂry
Housing titled “The Beginning of R
Dawn” unveill a Nationg] HOusiiW
Programme for 1994-1995 to pe S
under the Ministry. To engyre Drope
execution of this programme, i
Government formed a 16- man Commie
to study the National Housing Policy

terms of its provision, compliance and
implementation.

ad{s ln ilt:

2.1.7 The Democratic Lra (1999 to
Date)

Federal Government set up a new Ministry
of Housing and Urban Development to deal
with housing and urban development which
demonstrates government’s commitment to
continue to assume a paternalistic approach
to housing. Federal Government also
embarked on the construction of prototype
housing scheme in order to increase fhe
nation’s housing stock and to set 8
minimum standard of construction. T
scheme was on a revolving fund basis and
ensures that proceeds from sale ©

completed units are ploughed back int0 the
scheme.



2.2 PROBLEMS OF PUBLIC
HOUSING PROVISION UNDER THE
PLAN PERIODS

The review of government activities in
housing provision was made to highlight
the nature of responses to the nation’s
housing problems. However, in terms of
physical — manifestation,  the  entire
programme fell short of the targets set in
cach Plan Period. The quality of housing
produced is as important as the number
pmduccd in solving the housing problem.
Our past and current housing programmes
have not paid adequate attention to quality
and other aspect of housing need. The
reasons were because of the following
flaws in the implementation of the earlier
stated programmes. These include the
following;

2.2.1 Poor quality construction

The poor performance of contractors posed
a serious problem 1o housing delivery as is
the case of this study arca (Talba Estate).
This is usually aggravated by minimal,
inconsistent or at  worst inexistent
monitoring and supervision. Houses were
often poorly constructed hence endangering
the intending users’ safely.

2.2.2 High monetary value

Houses built by the Federal Government
and the State Housing Corporation that are
meant for the low-income group (i.e. low
cost housing) are very expensive and far
from the financial reach of the low income
earners. e.g. The 2 bedroom and 3
bedroom flats in a sister housing estate
(M.I. Wushishi Housing Estate) also in
Minna goes for #1.9 million and #2.9
million respectively as at the time of
survey.

2.2.3 Location

According to Atser, J. et al (2007), some of
the housing units in Uyo were not occupied
because the concepts, design and locations
of those housing are at variance with the
cultural  needs and  developmental
aspirations of the target population. Many
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of the housing units especially the Federal
Units were located at the urban fringes or
outside the functional and active boundaries
ol the cities. This could be attributed to the
availability of vast land for such projects.
Ibadan, Ondo, Akure, Ife and Osun are
striking examples.

2.2.4 Diversified strategy of housing
construction

There are other means of encouraging home
construction, e.g. site and service scheme,
core housing scheme etc, apart from direct
housing construction. Attention in this
regard was less during the National
Development Plan periods; Olayiwola et al,
(2010).

2.2.5 Ineffective Programme of Action
and machinery

Many government measures introduced in
the past were not accompanied by effective
programme of action and appropriate
institutional  arrangement  for  their
execution. Examples of recommendations
that were not implemented include the
affordable land, especially for the poor, the
provision of locally produced building
materials like burnt bricks at affordable
prices and supervision of construction.
These recommendations will lessen the
total cost of owning a house for the poor.

2.2.6 Narrow Conception of Housing
Need

Olayiwola et al, (2010) were of the opinion
that adequate attention was not placed on
housing quality, safety and other aspects of
housing need in the periods before the
1990s. Housing need in Nigeria is reflected
in the socio-cultural group in the country
and therefore varies with each ethnic group.
The focus of housing programmes in the
past particularly the low-income housing
has not adopted the broad interdependence
of housing need.

2.2.7 Inadequate Data Base
Housing need is the extent to which the
supply of adequate housing falls short of



the demand of household in terms of their
psychological and physiological needs.
Data needed to establish housing need in
the country is inadequate. In general the
Country lacks reliable comprehensive up-
to-date data base on housing.

2.2.8 Politics

Politics plays a major role in hindering
housing delivery in the country as
politicians at Federal and States level
manipulate  or  influence  housing
programmes to suit their selfish interests
(Olayiwola ‘et al, 2010). Housing
programmes were apparently executed.
Evidence is the location of many housing
estates around the country claiming
completion but on a closer look is grossly
uncompleted as evidenced in the study area
where the approach of some units had
already been painted where as plastering
and other stages were yet to be completed
either at the rear or even inside; see plate 2.
In some cases, contracts for housing
projects were and are awarded on political
basis not minding the capability of the
contractors.

23 THE IMPORTANCE
HOUSING QUALITY AND SAFETY
Housing is an important determinant of
health (Michael K. et al, 2010). He
described how information on housing
quality can support individuals, agencies
and the private sector to make worthwhile
improvements to the health, safety and
sustainability of housing.

Direct effects of poor quality housing have
been identified on: injuries in the home,
deaths from house fires, respiratory
symptoms, coronary events and mental
health problems. The importance of
housing for health and safety is partly
driven by the prolonged exposure people
have to the home environment, an average

Or
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of close to 16 h daily, and a figure that i
quite similar across different developeq
countries (WHO, 1995). Features of
substandard housing that have beey
identified as major concerns include:
structural ~defects, that ranges from
inadequate insulation leading to dampness
and mould to inadequate facilities for food
storage and preparation, etc. (Wilkinson,
1999).

2.4 STUDY AREA

Minna is located at latitude 9 37’ and
Longitude 6 33’ E. It is about 150
Kilometres away from the Federal Capital
City (FCC) Abuja and North-West of
Suleja which is about 100Kms away.
Minna and in fact the whole of Niger State,
lies in the South Guinea vegetation There is
a continuous steep outcrop of granite in the
north-eastern part of the town and this

limits any urban development in that
direction.

The town rests on a geological base of
undifferentiated basement complex of
mainly genesis and magmatite (Minna
Master Plan, 1979) Minna lies on a
relatively high land having a site height of
between 240m-270m above sea level. The
town is surrounded by a range of hills
which stretch from Bosso and Tudun Fulani
to North —East Westwards. The Paida hill
lies at this sector having a peak of 443m
representing the highest point in the town
(map required). River Suka and its
tributaries dissect the town at the lower part
while River Chanchaga lies in the far
southeast of the town. The flow of the river
is westward from the southeast part of the
town. The supply of .water to the
community is mainly from River
Chanchaga. Within the developable part of
the town, there are pockets of hills formed
by outcrops. :



Fig. 1: Site plan of the proposed Talba Estate
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3.0 METHODOLOGY

This paper deals with features of the
dwelling units. Data was generated
empirically through physical observation,
assessment and site survey of the features
which were conducted on already
constructed 350 units out of the supposed
500 housing units. The site plan of the
study area shows 300 units of 2 bedroom
flats and 200 of 3 bedroom flats as shown
in fig. 1 above. These identified numbers
of units as at the time of survey serve as
the adopted sample size and treatment
based on the quality of construction and
material used is generalised.
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On individual units, defects ranging from
poor quality materials to cracks and
breakages resulting from poor construction
were identified. Observations after the first
rainy period showed that the rain/wind
removed some roofs, pulled down some
walls and other menaces on the structures
as shown in plate 1. This drew the
attention of the researcher to critically look

“into what is happening. Photographs were

equally taken to buttress and reflect the
true situation of the units.

Thereafter, the 350 units that were
substantially completed were objectively
examined.



Plate 1: Poorly constructed unit

Source: Authors field work 2010

4.0  FINDINGS

The survey revealed that 350 units were at
some substantial stages of construction at
the time of survey. This adopted sample
size of 350 units had all been roofed. The
remaining units 150 were yet to be erected
or at their earliest construction stage.

Of the sample size, 165 of the units
representing  47.1% were completed
regarding the building components waiting
for habitation. About 52.9% i.e. 185 units
were in their finishing stages that ranged
from fittings (electrical, mechanical, etc.)
to fixing of doors and windows.

Equally, it was observed that construction
was going on in about 32 units of the
sample size.

On building components, the following
were noticed regarding functional and
structural defects. The lounge, master
bedroom, lobby, entrance door, kitchen
sizes from mere observation were
relatively small in very many of the units.
The implication is that free flow of
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occupants will be reduced and also the
space for respective in-house activities will
be limited. The percentage of those that
were not affected was as a result of varied
builders comprising professionals and
quacks used.

The store of about 12% of the sampled
units i.e. 42 units does not have window
while about 25 units had their windows not
aligned thus reducing the functional
quality of the units. It was also noticed that
the wash hand basin location in about 127
units representing 36.3% was wrong as it
does not allow full swinging of the
adjacent doors.

4.1  Structural defects

Building depression and cracking of floors
could occur as a result of the continued
uneven settling of the laterite fillings of the
substructure among others. 44 units were
noticed not to be horizontally aligned i.¢-
slanting (depressed) and floor cracking 15



prevalent in 61 units. A total of 5 units had
some of their parts collapsed as a result of
cither the reason above or windstorm. The
major implication of these is that the
health and safety of the eventual users
would be put on risk. 47 units were noticed
to have their doors fallen and
dismembered while 70 units representing
(20%) have dismembered windows.

Plate 2: Partly plastered unit
Source: Authors field work, 2010

Plate 3 above shows cracks on one of the

units. It was observed that 207 units had

varying degrees of cracks in their walls.
This is a clear manifestation of a hurried,
substandard and very unsafe work as
cracks could occur as a result of poor
mixture.

On a closer observation, the survey
revealed that dampness was seriously
noticed in about 119 units (34%) implying
that Damp Proof Course (DPC) membrane
Wwas not used. About 72 units (20.6%) had
their entrance high suggesting that the
aged or some physically challenged were
Dot put into consideration. Probably as a
result of the incompetence of the builders,
Il units were found to have crooked

i
i
i
]
i
i
{
i
i
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10.8% of the sampled units i.e. 37 units
were partly plastered, not plastered or
wrongly plastered as shown in plate 2
below. This could be attributed probably to
the greedy nature of the contractors who

paint pictures of g completed work to
collect their money.

Plate 3: Cracked wall
Source: Authors field work, 2010

columns reducing the aesthetic quality of
the units.

The survey equally revealed that 114 of
the sampled units representing 32.6% had
problems with their roofs either as a result
of the use of substandard roofing materials
or poor construction work allowing them
to be blown off during the wind storm.
(See plate 4). 90 units (25.7%) of the
sample units had either their ceiling
sagging or completely dropped. This could
be attributed to the substandard wood
members used or as a result of below
average construction. Out of the 350
sampled units in the study area, 35.7% of
painted units had the problem of their
paints peeling or flaking off implying the
use of low quality paints. (See plate 4)
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Plate 4: Roof and Paints givin

Source: Authors field work, 2010
RECOMMENDATIONS AND

5.0
CONCLUSION
51 RECOMMENDATI ONS

med at faulting the

This study is not ai
he housing needs of

nation’s responses to t
its people, but an attempt to highlight the
flaws made in meeting the quality and safe
housing needs of the Nigerian people.
Housing provision involves large sums of
money to attain its aim and objectives.
Such financial commitment could go down
the drain if the quality of construction falls
below standard.

Solution to the problems of quality and
safe housing, especially public housing
estates that are still under construction or
are yet to be occupied cannot be achieved
without complete involvement of the stake
holders in the building industry. Therefore

the paper recommends participatory
process involving complex systems of
interaction between institutions,

professionals, artisans and residents.

{&lso the indispensability of state
intervention regarding supervision must be
greatly emphasised. This is so imperative
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e the private developers will stand
the risk of not being paid or contract
cancelled when their jobs are not properly
and/not completely done.

There should be a round the clock
supervision and monitoring of contractors
to forestall the use of substandard building
materials and construction proper. This
will make such housing units not to be

seen as death traps.

becaus

52 CONCLUSION

Having observed and noted  the
shortcomings on the study area, it can be
inferred that the contractors were either
incompetent or corrupt and the project Was
not closely monitored. The windstorm that
ravaged the study area revealed the
dangers that the eventual occupiers would
have faced after they must have moved
and further revealed the poor quality of
materials used in the construction.
Qualitative construction is a major antidote
to quality and safe housing provision
problems in Nigeria.
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