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THE FUTURE OF PUBLIC PRIVATE PARTNERSHIP HOUSING
IN NIGERIA

Ph.D. student Suleiman Bolaji
University of Economics — Varna

Abstract: The paper reviewed the situation of housing delivery system in
Nigeria. Study revealed that while Nigeria population and urbanization are
increasing, housing situation is deteriorating and government direct housing
provision efforts through various housing policies and programmes at deferent
time since independence achieved little in providing adequate and affordable
houses for the low income earners. Therefore, the paper suggest an efficient use
of Public Private Partnership as a viable procurement option for achieving
affordable and sustainable housing delivery in Nigeria.

Keywords: housing delivery, housing policy, public private partnership.

Introduction

Challenges of providing affordable houses for Nigerians seems to
defer all logical solutions, 65 years after independence, as housing
situation continuously deteriorating. Direct government provision of
houses, the land laws reviews, the housing finance reforms including re-
engineering of mortgage institutions at various time in our history have
little impact on housing delivery. The enabling strategies advocated in
HABITAT 1 in Vancouver 1976, and also HABITAT 11 in Istanbul 1996,
supported in Johannesburg 1995 where Nigeria and other African
countries, adopted the enabling strategy for housing development in
Africa seems to have little or no impact on our housing policy that aimed
at ensuring that every Nigerian own or have access to adequate and
suitable housing at affordable cost. This rescarch therefore, reviewed the
housing delivery policy and present Public Private Partnership (PPP) as a
viable solution to the Nigeria housing problem at this period of economic
crisis and also in the future.

1. Urbanization in Nigeria

Nigeria has the highest population in Africa. The population now
stands at about 178.50 million [1] and the land size of about 936,930
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km’. The high rate of urbanization in the country continues to.z’lttra.ct
global attention as it was reported that there were al?out 56 ilt}es }1:1
Nigeria in the 1950s in which 10.6% of the pop.u]atlon lives. In 1)6;,;28
urban population was 19.1%, it was 24.5% in 1985 and out 0.
million people in 1991, 30% live in the cities. In the year 20()00, it we(1)s
43% and 50% in 2015 and this is expected to increase to 60% by 202h;
The unprecedented increase in our city pop.ulat.lon has 1e:ad go ‘t cf
development of slums and shanty toyvn‘s in Nigeria. The urg)dn ias o
government in location of public infrastructures, lalck 0.1“ econf)mkllc
development, poor economic Conditions,. as .been identified ETS the
courses of massive rural-urban drift, w}.nch‘ In turn createc{ severe
housing problems and made 60% of Nigerians .to be classified asf
homeless persons. Abuja was planped to aYOId the 'problem }(1)
congestion, overcrowding and populgtlon explosmﬁn expenencec\l in thc
formal capital Lagos, but today wnth about 4_10 0 developmunt(i tte
population is 2.4million where risc, /_\b.UJa v:as designe Th.(?
accommodates 3.20 million residence when it is 100% developed. 1§
cver-growing population in the city creatcs‘ urban. developn.mnt prob}'em;
which adversely affect the provision of housing and its assocmte
infrastructure. It is therefore importam to develop strgtcgles anld
formulate policies for mass housing deh.very and pop}JlaFlon Comlré)f
Globally we are in urban millennium, with negrly half of thc0 wor ht
population leaving in cities compared to _30% in 1950 a.nd 47% in tlu‘
year 2000. With the high rate of urbanization and populatlgn gr.o‘wt.h, tul‘
urban population is projected to reach 60% by 293(). The 1mpllc‘at10n o‘
this is that housing crisis is likely to worsen in the future for most
developing countries.

2. Concept of Housing

Housing is a complex subject, because knowlcdgé conccrm]n;v»
housing (Natural and Physical scicnccs,. Economlcs', .Laws, Gcg)gra}?n;
Sociology, Technical, Design and Planning, Humamtws, Manu aC‘ll‘ll'll‘l}‘
and Construction) are so diverse, complex and 1ntcrwo.ven.. A. housc 1.\.‘:
product and a process. It is not just a structpre but an 1nst1tl}110n crcil‘l.(‘«l
for a complex set of purposes. It 1s the totallty. of thc_ 1mmcd1atc_ p‘h‘yzu A
environment. A house as a product is essentl‘al, unique and. dlf'ﬁyc‘u l l<;
acquire. Therefore, it is enshrined under the fundamental objectives i
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directive principles of state policy, Section 16 (2) (d) of the constitution
of the Federal Republic of Nigeria (1999) provide that “the state shall
direct its policy towards ensuring that suitable and adequate shelter is
provided for all citizens™. This provision require huge financial resources
which the government alone cannot bear or may be possible in the
former socialist countries where the state either owns or has the
controlling shares in the construction companies and subsidized housing
inputs to provide affordable houses for its citizens [3].

3. Government housing delivery efforts

Before the colonization, a communal system of housing delivery
was in practice in most communities in Nigeria, the colonial period
witnessed the building of houses for the colonial masters and the senior
indigenous staff in protected areas called Government Reservation Area
(GRA). The first urban renewal attempt was the slum clearance after the
bubonic plague of 1928-1929. The construction of additional houses in
Surulere and other parts of Lagos in preparation for the independence,
the Nigerian Building Society (NBS) was established in 1956 to provide
mortgage loans to both public and private Nigerians, but the impact was
felt only in the then capital Lagos and its environ due to inadequate
funding. Also during the period government introduced African Civil
Servants Staff Housing Fund, and the regional governments established
Housing corporations to provide housing for its people.

Housing Delivery Efforts in Nigeria (1960 to Date)

Several housing policies and strategies have been adopted to solve
the housing problems of Nigerians which ultimate goal is to ensure that
all Nigerians own or have access to decent, safe and healthy housing at
affordable cost. According to Taiwo [4] housing delivery over the years
has been plagued with the problems of availability, accessibility and
affordability as government for a very long time accepted the enormous
responsibility of providing housing for the citizen. Several rescarch

studies indicates efforts by government to provide houses for Nigerians,
Table 1.
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Table 1

Shows the government effort in the provision of houses

i Actual 0 Budgetary Actual
Housing d e udgetary
policies and E:frrrl)‘tl)ir number achieve | allocation :amount
programmes | o oo | of houses | T T 0 ition | disbursed.
(years) built. -
NDP 1962-1968 | 24000 500 2.10 84 -
NDP 1970-1974 | 59000 N/A N/A N/A | /,
NDP 1980-1985 | 202000 47200 234 1.8 billion N/A
N/A
NHP 1991-2000 | 700000 N/A N/A N/A
A
NHP 1994-1995 | 121000 1014 0.8 N/A N/
N/A
NHP1979-1983 | 40000 8000 20 N/A

Source: Enhancing Financial Innovation & Access (EFIA) (2010) [4]

The first period - post independence 1960-1979 ) 196
In 1962, the first National Development Plan' NDP (.1‘9()1 - 208
was introduced aimed at producing 24000'h0uslpg u‘mti (Ltllrmygz .
planed period. Unfortunately, only 500 ho-u§mg unhlts ELprL?CHII;% ihc
% were built, before the outbreak of thc Cl\"ll war in 1967. n r; e
National Council on Housing, consisting of all statg cgljlm1551or(;edireCI
housing was established and that markfl:d the hrs? Slgm’nca'nt ?1;] e
attempt by the Federal Government to 1.ntervenc in the arca of ho o ﬂ)
This led to the establishment of a National Housing Pr(l;grflgn;?j()m,
in1972 during the second National De.vleloplem Pla}n \ND, (‘t, oo
The plan emphasized housing provision fo.r all 111@01111;[,(‘5(;;8[”’]‘ "
society and as part of efforts to achle\/ej thlS,. the.RO' ,N. ,,rial -
Romania was engaged, to study hoqsmg .51tuat10n Xm‘ 15; rt H "
reccommend a  programme  for its improvements. af =
ROMCONSULT’s recommendations was the establfsh‘mcnt ;)W”H
housing estate with a coordinated and planneq ex‘pagm((i)’n (())glll \'Hh
electricity, sewage, transportation, waste cqllectlgn and disp 1‘9(7.) H
administration planned to build 59,000 housing qn]ts belwe‘zlz11 il‘;(;lll'
1973 at 60%, 25% and 15% respectively fo'r low income. 111211 . Cb o
and high income Nigerians. 15,000 housing units wou Thc‘ ll -
Lagos and 4000 each in the remaining 11 state capitals. The Feder.
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Housing Authority was established in 1973 to directly construct and
supervise the program.

The second period - The civiliag administration (1979-1983)

The third National Development Plan (1980-1985), planned to build
202000 housing units annually: 46000 in Lagos, 12000 in Kaduna and
8000 each, in the remaining 18 state capitals and directed the State
governments to be directly involved in the construction while the Federa]
Housing Authority would provide the necessary infrastructures. The
efforts of the government yielded little success, as most of the projects
were abandoned because the programme was over politicized. The
second civilian administration embarked on elaborate housing
programmes based on the concept of affordability and citizen
participation. The target groups were the low income earners who’s the
annual income did not exceed N5, 000 for the one bedroom core houses
and N8, 000 for three bedroom houses meant for medium income group.
40,000 housing units were planned to be built annually throughout the
federation, with 2,000 units each in the 19 state capital including Abuja,
the federal capital territory (FCT). Out of the state allocation, 80% were
carmarked for the low income carners. However, only 20% of the plan
was achieved at the end of the administration in December 1983 Some
of the factors attributed to the failure - include the adoption of single
design for the entire country, over politicization, choice of sites having
little or no relationship to the effective demand for housing, the
appointment of the contractors were based on party patronage.

The third period - The military intervention (1984-1999)

In an attempt to correct the failure in implementation and
inadequacies of the past housing policies and programmes, the military
government that took over the administration this period appointed a ten-
man committee to among other things, take positive steps to ensure that
the less privileged members of the society have access to dwelling
houses. This resulted to formulation of a comprehensive National
Housing Policy in 1991, The policy aimed to ensure that all Nigerians
own or have access to decent and safe housing at affordable cost by
2000AD. The strategies for achieving this is the restructuring the

institutions and creating new  structures and promulgation of new
enabling laws.
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The fourth period - The beginning of PPP 1999-date

The civilian administration of this period ad(_)pt(j,d. more mgrket
oriented approach to solving housing prpblcms by 1nv1tlpg the prn}flz};e
sectors to participate in Abuja mass housing development in 2000, while
maintained the role of facilitator, enabler, regulator and not' the prov1de§
of public houses. The Federal Capital Development Authority embarke
on housing development, specifically targeted to low and me@mm
income earners, through the allocation of parcel of land. to private
developer, to build houses and sell them to members of publlcl upder the
condition that will make the low income earners the beneficiaries. The
developers were given lands ranging betwcen 5-100 hectgres to dev(e)i)06p
housing estates Table 2. Similar allocation was made in 2004-2006,
2007T2l(1)609f.0undati0n of private sector lcad housing policy was laid in
2003-2004. The key features of this policy include thf: p\l‘acement of the
private sector in a pivotal position for the delivery of affordable houses
on a sustainable basis. The policy assign to the gpvcrnment, thz
responsibility of developing primary infrastructure, review and.amen
the land use act to ensure better access to land, speedier registration and
assignment of title deed to the developers.

Table 2
Land allocated to PPP dcvelopers
for mass housing development by district, 2000-2003
Lowest Highest Av. size
TOt.al size size Total allocated
District allocation to allocated | allocated | Hectares (Ha)
developers (Ha) (Ha)
Dakwo 20 5 20 204 10.20
g
Galadimawa |21 20 30 460 21.90
Kafe 26 15 100 567 21.817
Lokogoma |61 5 100 73 1 11.98
Mbora 10 10 25 170 17.00
Wunba 46 5 40 478 1(),}‘)
Eotul 184 2610

Source: Ministarial committee on mass housing (2008), adopted from Jibril.nd
Garba 6]
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In summary, the seed of Nigerian housing policy summersault like
that of our present economic crisis (recession) has been planted long ago.
This is evidence as the three National Housing programmes, planned to
contribute over 523,000 housing units to the nation housing stock
contributed about 76,000 (14.5%). 1t is therefore, not a surprise that
United Nation Committee on Human Settlement UNCHS in 1993 noted
that (public housing programme in Nigeria was firmly embraced in
official statements, but very few housing units ever materialized even
during the period of the oil boom).

4. PPP approaches as a solution to Nigerian housing problems

Four models of PPP are commonly used for housing delivery in
Nigeria. They are:

¢ Build-Own-Sell BOS,

¢ Build-Leasc-Operate-Transfer BLOT.

¢ Build-Own-Operate-Transfer BOOT,

¢ Build-Operate-Transfer BOT,

The most commonly used model for public servants is Build-
Own-Scll (BOS) method. In this model of PPP, the developer is the
principal (either a public or private-sector body). If it is the public -
sector, the Housing Cooperation would be the initiator and would work
together with the ministries of housing and urban development- who
provide the blue print for the scheme. The land would be supplied by
the government and the construction works financed through FMBN’s
secondary loans. The FMBN [15] explicated that if the initiator of
housing project is a private-sector body, say an individual or a Primary
Mortgage Institution (PMI), the state government gets mvolved only as
a partner that supplied the required land for the project. The housing
construction works may be founded through FMBN’s secondary loans
acquired by the individual developer or by the PML. On the other hand,
a PMI may solely finance the housing scheme from its resources alone.
then the project is financed through Private Finance Initiative (PFD).
However, as a law, the housing units produced through FMBN's
funding must be sold to NHF-contributor only. The housing unitx
would then be purchased by the NHF-contributors through then
savings alone or through the savings added to FMBN’s loans |hr-
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method guaranteed sustainable housing development if well structured
and implemented.

Conclusion

Housing development has passed through stages with generic
efforts of both individuals and government in an evolutionary manner
and in different proportion. While individual provider approach is
characterised with unsatisfactory, unplanned inadequacy, government
provided housing estates though planned, coordinated with sewage,
estate roads and other infrastructures arc equally are deficient in quality
and quantity with socio- economic problems which make it inaccessible
to the low income earners. The budgeted number of the houses planned
had never been realized since the independence in 1960, the government
offorts in the three National Development Planning and National
Housing Programmes that followed it achieved little in housing delivery.
Current efforts through Public Private Partnership (PPP), since 2000 has
failed also to achieve the objectives due to lack of political will,
corruption and dwindling government revenue especially now that
Nigeria economy is in recession. Government partnership with private
scctors in housing delivery should be intensified with the aim of making
houses available and affordable for the low income earners.

Recommendation

e Urbanisation should be controlled by developing the rural areas
with infrastructures and industries and formulating population control
policy in the country.

o Government must formulate appropriatc PPP housing policy with
specific aim of developing houses for the low income carners.

e Government should sanction the erring members of its agencies
constituting bottlencck to the implementation of PPP housing scheme.
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