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Abstract 

Housing is one of the major needs of man. It was on 

this basis that this work sets out to evaluate Niger state 

public housing development strategies. In order to 

achieve the aim of the study, the research thereby 

identifying the responsibilities of NSHC in public 

housing development, evaluate its capacity, evaluating 

housing developments Vis-a vis strategies adopted by 

NSHC and factors responsible for poor performance of 

PPP in Niger State. The data used for the study primary 

and secondary data. Questionnaire was used to collect 

data from the residents of selected housing estates. An 

interview was used to gather information from official 

of Niger State Housing Corporation. A total number of 

17 principal officers were purposively selected while a 

total number of 285 residents were randomly selected 

from the two housing estates. The research shows that 

the responsibilities of the Housing Corporation are 

clearly defined in the law that established it.Public-

private partnership (PPP) as housing strategy being 

adopted from 1999-2019 achieved only 10.96% and 

89.04% failure, with a completion of 1,710 housing 

units out of 15,596 units planned leaving 13,886 units 

uncompleted at various stages of development process 
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and Government and developers responsible for the 

poor performance of PPP. The study recommends 

restoration of autonomy and provision of grant to 

Niger state housing Corporation and also that the 

government should revoke the contract of non-

performing developers and sell them on the basis of 

rebus-sic-stantibus (as it stands).   

 

Introduction 

Housing has been described to be more than a mere shelter, a four walls with a 

roof thereon and a mere protection from vagaries of weather elements to include 

services, amenities and facilities that makes life comfortable, it is a singular 

factor that plays a fundamental role in the promotion of good health, work 

efficiency, productivity, high socio-economic standard, general welfare as well 

as the development of individuals, societies and nation (Aluko, 2004; Jinadu 

2007 and Nubi 2008).The Federal Government with the states and Local 

Governments has been making several efforts through policy formulations and 

evolving different strategies at solving and improving the provision of adequate 

and affordable housing for Nigerian citizens especially the low income.In 1980, 

a National Housing Policy was lunched with   the goal of providing affordable 

housing to accommodate Nigerian households in a liveable environment, in 

1991another housing policy was lunched with the goal of ensuring accessibility 

to decent housing accommodation for all Nigerians at affordable cost by the 

year 2000 which aims at solving the lapses of the previous policy and with the 

obvious failure of this second policy, another housing policy was launched in 

2006.  

The NHP (1980) identified eight (8) strategies to be engaged in solving housing 

problems; NHP 1991 identified eighteen (18) strategies while the NHP 2006 

identified twenty-two (22) strategies totaling forty-eight (48) strategies that 

were identified, and documented (Jinadu, 2007). These policies, goals and 

objectives and the numerous strategies notwithstanding, housing deficits has 

continued to be on the increase for   the low, medium and high income 

categories.It has therefore emerged that housing problems in Nigeria are not as 

a result of absence of housing policies and strategies but that the delivery 
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strategies being employed were not effective and sustainable over time due to 

the absence of post-implementation   evaluation (Olusola, 2014).  

In some instances, evaluation has been reduced to postulations, opinions, 

academic cum intellectual brainstorming rather than reality and this leads to 

continuousengagement of ineffective and unproductive housing delivery 

strategies (Obashoro 2002; Sanusi 2003 and Adedeji 2005). 

In Niger State, a total number of 660 housing units were constructed by the 

Federal Government and Niger State Government constructed 1,381 housing 

units with 1,500 housing units under construction at Minna, Bida and kotangora 

as at 2009 through Public Private Partnership. (Niger State Government) while 

Abdullahi (2015) stated that a total of 3,000 housing units were developed to a 

population of 3,954,772. 

There is therefore an urgent need for a realistic evaluation of public housing 

development strategies in Niger State with a view to evolving effective, 

efficient and result oriented public housing delivery strategies that will both 

reduce housing deficit to the barest minimum and promote adequate and 

affordable public housing in Niger state and Nigeria at large which is the task 

that this study attempts to solve.It is therefore appropriatetoevaluate Niger State 

public housing development strategies from 1999-2019. Thereby identifying 

the responsibilities of NSHC in public housing development and evaluate its 

capacity ,evaluating housing developments  Strategies adopted by NSHC and  

factors responsible for poor performance of PPP in Niger State. 

 

The Study Area  

Niger state falls in the north central geo-political zone and it stands between 

longitudes 30 20’E and 70 40’E and longitudes 80 30N, it has a land area of 76, 

469. 903 square kilometers which is 10% of the total land area of Nigeria and it 

is the state with the largest landmass. Niger state has a population of 3, 905, 249 

(NPC, 2006) and it is bounded by Kaduna, kogi, Nassarawa, Kwara, and Kebbi 

state as well as the federal capital territory (FCT) which creates an increasing 

demand on housing in Niger state. Two estates are herein being considered and 

these are. Talba housing Estate Minna,M.I Wushishi Housing Estate Minna as 

shown in Figure 1. 
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Figure 1: map of the study area  

 

Literature Review 

This study has reviewed literatures on the concepts of housing, public housing, 

evaluation, adequacy, liveability and affordability and a review of policies and 

housing programs in Nigerian and selected international communities. 

Researchers had carried out researches on various aspects of public housing 

developments ranging from quality, quantity, adequacy, affordability, 
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infrastructural facilities, services and amenities, financing, management, 

users/tenants satisfaction and strategies of public housing developments.   Some 

empirical studies are reviewed herein below. Eni (2015) undertook a study on 

the establishment of strategies for improving affordable and habitable public 

housing provision in Anambra with focus on Awka, the state capital and 

Onitsha, a major urban centre in the state. 

The findings reveals that urban residents be given more allowance to organize 

housing provisions for themselves which was in line with the recommendation 

of Turner, 1976. Other strategies as obtained by the study order of preference 

by the respondents are: federal government to provide below market interest 

rate for long term, authenticated academic certificate to be accepted as collateral 

such as HND, B.Sc, M.Sc and Ph.D or professional registration licenses issued 

by recognized regulatory bodies, federal government to devote at least 30% of 

Gross National Product or Gross Domestic Product or 30% of its annual budget 

to housing and direct construction of housing with loans from the federal and 

state governments. 

Ibem (2013) carried out a study on the satisfaction with public housing among 

urban women in Ogun State. The study affirm the positions of Doxiadis, 1973; 

Onibokun, 1974; Rapoport, 1980 and Eni, 2015 that women interact with 

housing environment more than men. The study conducted a survey on nine 

public housing estates constructed by Ogun State government between 2003 

and 2010 using structured questionnaire for data collection and descriptive 

statistics for data analysis. 

The study placed its findings within existing body of knowledge. Firstly, the 

study observed that 76% of the respondents had households size of four persons 

and above, a likelihood that larger household size has negative influence on 

housing satisfaction which is in agreement with the finding by Onibokun, 1976. 

The second was the non-consultation of women to take account of their 

preferences and this can be linked to the findings of Gilroy and Woods, 1994. 

The study for the stated that with a Mean Attribute Score (MAS) of 3.96 for the 

level of privacy, 3.6 for the sizes of bedrooms, living and dining spaces and 

3.49 for the level of noise, areas with low MAS scores are proximity challenges 

to shopping facilities (1.88) healthcare facilities (1.98) and prices of goods and 

services within and around the housing   estate (1.97). The study concluded that 

the respondents indicated dissatisfaction with the housing situation but 

management of the estates, sizes of the accommodation units and security of the 
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dwellings were the main factors that determined the satisfaction of the 

respondents. 

The study recommended for more research into housing preferences and 

satisfaction of women so as to provide reliable data for future housing schemes 

which will promote their acceptability and liveability, the involvement of 

women in the entire development stages especially at the planning stage and the 

need to provide adequate facilities, amenities and services. 

Mohammed and Sule (2015) examined the liveability and low-income housing 

in public housing estates in Niger State. The study utilized six broad categorized 

parameters in evaluating the liveability of Public housing estates and these 

were: - Socio-economic characteristics, economic viability, housing 

characteristics, safety situation, neighborhood facilities and social 

interaction.The study discovered that the housing units are adequate and 

affordable and that the respondents are satisfied with the location of housing 

estates, the latter been contrary to the findings of Olutuah and Babadoye, 2009; 

Ibem 2013. The study also indicates that age bracket and employment status are 

the two characteristics out of eleven characteristics engaged by the study that 

influences the liveability perception of the respondents. The study 

recommended for the provision of adequate security facilities and maintenance 

strategies. 

The empirical studies have reviewed serves a means of evaluation of public 

housing development and delivery strategies which has the capacity of 

increasing the effectiveness and efficiencies of housing policies as well as 

public housing programs if the studies are considered by the appropriate 

authorities and recommendations implemented. 

 

Methodology 

Sources of data were based on both primary as well as secondary source of 

information. These consist of information derived from existing literature was 

consulted to collect secondary data, while questionnaire was used to collect data 

from the residents of selected housing estates. An interview was used to gather 

information from official of Niger State Housing Corporation. In addition, 

photographs of the estates and the study area were taken including personal 

observation. A total number of 17 principal officers which includes the General 

Manager, head of departments of estate, Planning, Works/Maintenance and 

Building/Architecture and other principal officers were purposively selected 
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while a total number of 285 residents were randomly selected from the two 

housing estates.  

 

Discussion of findings 

The Responsibilities of Niger State Housing Corporation and Capacity. 

This section identifies the responsibilities of the Corporation as per the law that 

sets up the organization and evaluates both the legal and operational capacities 

of the Corporation. The responsibilities of NSHC are stated in the Edict No. 5 

1979 which established the organization. 

The highlights of the responsibilities are contained in the table 1; IE OF NSHC 

 

Table 1: Responsibilities of Niger State Housing Corporation (NSHC).  

S/No. Description of responsibilities Section of the law 

1 Recruitment of staff, staff welfare and 

discipline, payment of salaries and other 

sundry issues 

Section A (i-xv) 

2 Development of housing for the public 

and management of housing estates 

Section B (6-9) 

3 Generation of revenues (internally and 

externally) through borrowing, 

debentures etc, provision for expenditure 

, assets and liabilities 

Section B (10-17) 

4 Powers for acquisitions of land and 

compensation 

Section B (20-21) 

5 Operation of mortgage bank and staff 

housing loan scheme 

Section B (m) 

Source: Niger State Edict No. 5, 1979. 

 

It can be inferred that it was the intent of the law for the Corporation to operate 

as an autonomous body with the powers granted to it as contained in the table 

above. It is also the absolute responsibility of the organization to increase the 

availability of housing in the state for members of the public either for rent or 

purchase. The Corporation is also responsible for determining development 

issues such as location, design, quantity, quality and the choice of strategies to 

be used from the strategies provided in the edict. As an autonomous 

organization, it was thus empowered to generate revenues and make 
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expenditures to acquire assets necessary for its operation and defray liabilities. 

To complement the direct construction of housing and contractor financing 

strategies provided by the edict for the Corporation, the edict provided for the 

establishment of Niger State Building Society (NSBS) and Staff Housing Loan 

Scheme both under the auspices of the Corporation for the purpose of granting 

mortgage loans for home ownership. 

 This study revealed that the Corporation operated as an autonomous body in 

line with the law that established it between 1979 – 1998 before the eventual 

loss of the autonomy in 1999. This study further revealed that between 1979-

1998, when the Corporation operated as an autonomous body in accordance to 

the intent of the edict, the Corporation recorded 100%success in its housing 

development activities as shown in table 2 and also operated the Niger State 

Building Society (NSBS) and staff housing Loan scheme. It was further 

gathered that the mortgage bank folded up when Niger State government did 

not meet the recapitalization requirement of Central Bank of Nigeria. 

 

Evaluation of the Capacity of Niger State Housing Corporation  

The capacity of the Corporation is being considered from the standpoint of the 

law that established it, the resources (human, financial and equipment) at its 

disposal for the achievement of its mandate of providing adequate and 

affordable housing for members of the public and the extent of achievement of 

the recorded in its housing developments. 

 

Legal Capacity 

For the Corporation to achieve its main function of increasing the availability 

of housing for members of the public, the law empowered the Corporation by 

the provision of the edict in sections A(i-xv),B (6-9),B(10-17), B (8)(m) and 

Section B (20-21) which deals with fundamental issues that will aid the smooth 

operations of the organization. Thus, the Corporation had adequate legal 

capacity for the delivery of its mandate. 

 

Operational Capacity 

The operational capacity of the Corporation was evaluated in three ways. 

Firstly, the housing delivery by the Corporation between 1979-1998 when the 

Corporation operated in tandem with the law that established it. Secondly, 

housing delivery by the Corporation between 1999-2019 which is the 
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democratic period when the Corporation appears to have been ripped-off of its 

legal capacities and thirdly, the analysis of the responses from the 

questionnaires administered to selected principal members of the Corporation. 

 

Table 2: Housing Delivery by NSHC between 1979-1998 

S/No Description of 

housing 

development 

Location  

 

No.  

planned 

No 

constructed 

% 

achievement 

1 Coorporative 

housing 

Minna  50 50 100 

2 Coorporative 

housing 

Bida  50 50 100 

3 Traditional 

housing 

Minna  52 52 100 

4 Oduoye 

housing Estate 

Minna  90 90 100 

5 Lowcost 

housing 

Minna  200 200 100 

6 Intermidiate 

housing Estate 

Minna  50 50 100 

7 Dustsen-kura 

housing Estate 

Minna  70 70 100 

8 AwwalIbrahm 

Housing 

Estate 

Suleja  300 300 100 

Source: Field Survey, 2019. 

 

From table 2, the Corporation recorded 100% achievement at the housing 

projects undertaken from 1979 -1998. It can therefore be implied that the 

Corporation had adequate capacity in terms of human, financial and equipment 

and other resources necessary to deliver on its mandate especially on the 

number of housing units embarked upon. 

 

Housing Delivery by NSHC / Niger State Government between 1999-2019 

The evaluation of the capacity for the period 1999-2019 is been divided into 

three periods: 1999-2007 (the administration of Engr. Kure Abdulkadir), 2007-
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2015 (administration of Ibrahim BabangidaAliyu and 2015-2019 

(administration of Alhaji Abu Lolo). 

 

The period 1999-2007 

This period witnessed a serious lull in public housing development with only 

50 units of 4-bedroom housing estate been developed in Minna through 

contractor financing without any input from the housing Corporation. The study 

revealed that a private housing developer, Mamu Housing Ltd, developed the 

estate and the State government acquired it on completion. The study further 

revealed that this was the real beginning of the fall in the capacity of the 

Corporation as it was not allowed to function in delivering its mandate with 

both legal and operational capacities being adversely affected. 

 

The period 2007-2015 

This period witnessed the launching of the program “Vision 3:2020 of which 

public housing development was recognized as one of the key sectors of the 

economy with the aim of making housing one of the top three contributors to 

the economy of the state. The strategy for driving the housing sub-sector of the 

vision is the public- private partnership (PPP). 

 

TABLE 3: Housing Delivery between 2007-2015 

S/No Location No planned  No 

constructed 

% 

Achievement 

1 Minna 10,000  1000 10 

2 Suleja 10,000  300 3.0 

3 Kontagora 5,000  250 5.0 

4 Bida 5,000  250 5.0 

5 New Bussa 4,000  100 2,5 

6 Baro 5,000  100 2.5 

7 20other 

localgovernments 

180,000  - - 

 Total 219,000  2,000 0.91 

Source: Field Survey, 2019 

 

The table 3 indicates an overall achievement of 0.91% which is below 1.0%. 

The study reveals that operation of the PPP as a development strategy was 
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politicized and the duties, obligations and powers of the Housing Corporation 

was usurped by politicians thereby reducing the Corporation to a mere 

supervisory agency. This period further contributed to the erosion of the 

capacities of the Corporation. 2015-2019 

 

Table 4: Housing Delivery between 2015-2019 

S/No  Location  No 

planned 

No 

completed 

No 

uncompleted 

% 

achievement 

1  Dogon 

Kurumi, 

Tafa 

1,295 - 1,295 0 

2  JibiTafa 2,000 200 1,800 10 

  Total 3,295 200 3,095 6.07% 

Source: Field survey, 2019 

The position of the Corporation under this period is similar to the period 1999-

2007 and 2007-2015 as shown in table 4. Thus, the capacity of Niger State 

Housing Corporation (NSHC) appears to have been weakened with respect to 

ability to deliver on its mandate to deliver adequate and affordable housing to 

the public. 

 

Evaluation of Housing Developments Undertaken by NSHC/ Niger State 

Government from 1979-2019 

From the table 5, a total number of nineteen (19) housing estates were initiated 

and embarked upon between 1979-2019 with a total number of 16,458 housing 

units to be delivered out of which 2,572 housing units were completed which 

represents 15.63% and 13,886 housing units uncompleted and this represents 

84.37%. 

 

Table 5: Housing Developments by NSHC/ NSMW&H from 1979-2019 

S/No Description of 

development 

Location Year No 

planned  

No 

completed 

No 

uncompleted 

Strategies 

engaged 

1 Corporative housing Minna  50 50 - Direct 

labour 

2 Corporative housing  Bida  50 50 - Direct 

labour 
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3 Traditiona housing Minna  52 52 - Direct 

labour 

4 Oduoye Estate Minna  90 90 - Direct 

labour 

5 Dutsen-kuro housing 

Estate 

Minna  70 70 - Direct 

abour 

6 Intermediate 

housing Estate 

Minna  50 50 - Direct 

labour 

7 Tumpoowcost Minna  200 200 - Contractor 

financing 

8 Bosso Estate Minna  200 200 - Contractor 

financing 

9 Awwal Ibrahim 

Estate 

Suleja  300 300 - Contractor 

financing 

10 MI Uushishi Estate Minna 2008 500 500 - PPP 

11 Talba housing Estate Minna 2009 500 500 - PPP 

12 AliyuMakama Estate Bida 2012 250 150 150 PPP 

13 BakoKontongora 

Estate 

Kontogora 2012 250 100 100 PPP 

14 Airport city Maikunkele 2013 1,301 50 1,251 PPP 

15 Dogon-kurmi Tafa 2016 1,295 -  PPP 

16 Jibi housing Estate Jibi 2019 2,000 200 1,800 PPP 

17 Maikunkele housing 

Estate 

Maikunkele 2014 500 10 490 PPP 

18 New Bussa Kanji  4,000 100 3,900 PPP 

19 Baro Kanji  5,000 100 4,900 PP 

 Total   16,458 2,572 13,886  

Source: Field Survey, 2019. 

 

Evaluation of Housing Developments by Strategies 

The findings from the field survey as shown in table 6 reveals that direct labour 

and contractor financing as housing strategies recorded 100% achievement 

while the implementation of public-private partnership (PPP) recorded 10.96% 

achievement. 

Table 6: Housing Strategies and Housing Delivery. 

S/No. Name of Strategy No 
planned  

No 
completed 

No 
uncompleted 

Completed 
% 

Uncompleted % 

1 Direct labour 362 362 - 100 - 

2 Contractor 

financing 

700 700 - 100 - 
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3 Public-private 

Partnership (PPP) 

15,596 1,710 13,886 10.96 89.04 

Source: Field Survey, 2019 

 

Factors Responsible for Poor Performance of PPP in Niger State. 

Public-private partnership (PPP) has been widely advocated for in recent times 

as a strategy for delivering goods and services for the pubic because of its 

advantages of reducing the burden of finance on government and prudent 

management inherent in the strategy. However, from 2007-2019 (12 years) that 

the strategy had been engaged in Niger state, it has only recorded 10.96% 

success. The study revealed the following factors as been responsible for poor 

performance of PPP as housing delivery strategy in Niger State and these are: 

 

On the part of Government 

1. Politicization of the contract procedure 

2. Lack of demand for performance from the developer. 

3. Lack of demand for Bank guarantee from the developer and where this 

is supplied, there is lack of verification. 

4. Failure to conduct due diligence on the developers before award of 

contract 

5. Failure of stringent enforcement of the terms of contract i.e.failure of the 

government to prosecute defaulting develops for reasons such as political 

patronage political god fatherism. 

6. Making the housing Corporation a ‘mere” and ‘powerless” supervisory 

agency. 

 

On the part of the Developer 

1. Lack of financial capacity 

2. Preparation and submission of fake profiles. 

3. Lack of technical capacity i.e. not engaging qualified professionals, lack 

of modern machinery and equipments. 

4. Poor work membership. 

5. Use of inferior and cheap materials 

6. Over-expectation from the government. 

7. Using the certificate of occupancy issued by the government in the 

name/company of the developer as collateral to raise finance to 
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prosecute projects elsewhere. The study reveals that this causes 

complexity and difficulty even when the government would want to 

revoke the contract. 

 

Recommendations 

Housing painstakingly analyzed the date obtained from the field survey from 

the questionnaires and intervents, the study hereby proffers the following 

recommendations towards the enhancement of the effectiveness and efficiency 

of Niger State Housing Corporation in delivering on its mandate and will also 

assist Niger State government in taking measures that will assist in tackling the 

challenges of ineffective housing delivery strategy. 

1. Restore the autonomy of Niger state housing Corporation as contained 

in the law that established it. 

2. The general manager of the Corporation should be answerable directly 

to the government to avoid burencracy 

3. The government should provide grant of ten billion Naira 

(N10,000,000,000) to Niger State Housing Corporation. 

4. The government should as a matter of urgency enact state housing 

policy. 

5. The government should revoke the contract of non-performing 

developers and set them on the bais of rebus-sx-stantibus. Therefore, the 

government should constitute a committee of repute professional of 

Estate Surveyors and Valuers, Quantity Surveyors and engineers to 

prepare a comprehensive report on the cost implications of the 

uncompleted Estates and mobilize the housing to complete them by 

direct labour. 

6. For PPP to be implemented government should allow the housing 

Corporation to manage the arrangement professionally 

 

Conclusion 

This study therefore concludes that the public private partnership housing 

delivery strategy adopted in Niger state government in provision since 2007-

2019 as failed to achieve the desire results. Because less than 10% of the 

planned housing units were achieved and the housing unit provided were not 

affordable to low–medium income groups in respect of their salary structures.  
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On the other hand, the housing unit to a greater extent satisfied the livability 

and adequacy of the occupants.   
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