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Intreduciion .
Housing roprescnits ance of the bassc human noods which no doubt has profound impact on

health, welfare and productivity of every mdrndal imespectuve of SOCHO=CCONOMIC Slatus, colour of creed
In spite of the importance of howsng W0 hurmankind, there is however, a universal shortage ol necded
dwelling units especially m developing countnics including Nigeria where population growth and
urbanisation are rapidly on the increase and where the gap between the housing supply and housing
demand 15 very wide (Chuliowujeiowu, Z0E).

It is projecied that Nigena with & population of about 148 million people is still having housmg
deficit of about 16 million as declared dunng the Nigenia Infrastructure Summit held on the 7 - 8 Auguil,
2008 m Abumjp. According w0 Chulcwujckwy (2008), Nigena as a nalion has rolled oul vanow
developmental programmes to address the housing debacles with varying penod, all with the aim of
fashioning out a robust developmental profile lowards sustainable pallern of housing growlh. Thes
include the then Nigenian Building Sociery (1956), the esublishment of Housing Corporations, Fedeml
Mortgage Bank of Nigenia (FMBN) as well as National Housing Policy (2006). In spite of thes
wmmmarwmummmMuhﬂhmmmﬁmmmd:

=T

Globally, Housing Provision 1s & social responsibility of ev A
viability and sustairability of the economy and its poverty h:-un::l:. Lm.ﬂﬂmm mml:;:“"‘““ - “}‘“’““ (e

EnhaTS & 15 onc ol the mod
wh now div::.{_rw;?m L eCu l:nl'l.h: economic crunch, most Governments around the
lhr:iru:zunu'. ying respansibiities by miroducing Public Privale Partnership (PPP) to dnw
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IFF' view of the poor cconomic base and makive nfrasmuctural demands of the people of Niger
Sesic, Nigers, the administration of Dr. Mu'azy Babanpda Aliyu, i 2007 adopied the PPT armangement
n the designung, financing and providing mass decent and alTordable housing for the teeming population
across e staie. To kick-san this innovative ides in infrastructure provision, the government in
comuncuon with 3 pnvate developmg firm- Legend Consuls Nagged-ofl a 500 unit's houung cstate,
pamcd alter an clder statesman, General M. I Wushish i Minna the siatc capial.

MNeveribelem, the scarce monthly subvention from the Federal Government and the inyiermally
gencrated revenue cills for the involvement of public - private partnership in the development of M. L
Wushishy housing project. However, the lellowing problems are associated with the implementation of
the project which i part of what thys PapC EXAMIRS.

A close looks reveals that the general layout of the structurcs, appear nol to conform fo
convenonal planning stzndard. Perconsl mteracnos with the State Ministry of Lands and Houwsing
officers reveal that there is no professional plannmng ifpul 1o the project; this becomes obvious in the way
the public places and open spoces are sandwiched within the readeniial structures. On individual
struchwres, some dcfects m the form of cracks on the walls and cven the floor arcas of some units
manifcst The government bms however allocated the buildings 10 the subscribers but there was a
lukewarm response 1n occupanon beesuse buvers lost interest afler visiling the housing units. Many also
transterred therr allotments dus 1o what they referad 1o as poor sructural finishing,

The aim of the study is 1o examine the cfficiency of Public Private Parmerships as a panacea o
housing development problems 1n Nigena using the M. 1. Wushishi housing estaie Minna os & case study.

Study Arca
Minna, the capial ey of Niger Swte in the Northcentral part of Migeria ia located on &

geolopcal base of undiffeentizzed basement complex of musnly gneiss and magnetite. According to
Master plan (2000), Minna is basically a Gwan town that got its name from a nitual performed annually
by the Gwan founders of the town 1o observe the beginning of the New Year.

The M. 1. Wuchichi Housing Estste is situated 2t Kafin Tella area located along the Nonh-Eastern
Bye-pass of Minna, covenng about 1,000m x 613m of land. (See Fig. | below). The foundation stonc
was luid on 20 July, 2007 by the Chaef Servant of Niger Stie, Dr, Muazu Dabangida Aliyu (Talban
Minna). The 500 Housing Estatc 15 @ 100%6 Residential Estate comprising of 400 units of 2 bedroom and
100 units of 3 bedroom, with o shopping centre, numsery and primary school, recreational and sport centre,
police post, fire staton, two (2) worship centres for the Christians and the Muslims. an estate ollice,
PHCN office, tarred arca roads, a nver (Gors river), two (2) bridges 1o allow for movement across the

niver and land for fulure developmentL
The g Estaie 15 targeicd lowands avil scrvants in the staic and possibly other members of

Housing
the general public. The State Government in achicving this laudable project has embraced the principle of
Public Pnivate Partnership (PPP) in service provision and delivery.
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Sowrpe: Google Earth 2009

Review of Helated Lilcraiore |

Coocept of FFF
The concept is not new o the developed world, where it has been in exifience {or cemiunc i

providing long-icrm sustainable approach W improving infrasguctures and enbancing the valus of puble
aceets, [t has been in use in industralized countrics, such as the United Sties of Amenca, in Basle: !
Europe, the Pacific and in countnes with remendous new infmsoucture demand, cuch as mn Laz |
Amcnca. This ammengemenl however gained acceplance i developing coonormues, hike Wigeno, othe 8
Afncan and Asis countries i recenl Ume. The capital-iniensive nature of PPP projects 15 onc k) b
dynamics aflecting delivery of projects in developing nalions. Private investors depend on financs |
mstitutions (local and foreign) to finance the provision and delivery of these infrastructures

Pernership denives largely from paricipation of various stakcholders in urban developmes I
Fublic participation s a process in which people who have interest ot stake in o panticular subject =
Ell[l.'-lu.-cd o parucipale in the determanation of issues and decisions on such subject. ‘I mcans l.]'l.’l'; poss [
intervene in cconomic, social, cultural, and political processes that affects their lives' (Quiroga, 1956) 1

Concepts of Participation and Partnerships
Public Pnvalc Parinership (PPP) s multi-faceted and can assume diffcremt meaniog &
|m]:|l|:=.1lm'|,. dmlﬂg on FTI:I]F'H involved and the CCOnGmIc environmenl of allected areas. P
JI:'n'm.:: Partnershup (PPP) in infrastructure development involves private concerns in the doiF
|ni|.nl;|.nﬂ :unsm:;n. 1I:I'H-'|'|l.'rlhlp and /or opcrabion of a public sector utility or service
another development, the concepl 15 described as @ con : et vis
party takes responsibility for all or part of & government’s functions l;cr::lnr:lnlﬁuhm “d 5,.-|-1_1:!|-|:‘11.I
; . , Merma an. A
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qryvale erCION SR CFTL. S
| Pefinng the condepl, Pevers (1%98) wud tal the concept inwolves two of Mofe s<lor
her than having o refo

= bility of bargaining on i own behall, ral
wruapant s & pnncipal with e Gpa ¥ gaining o el
:......-L 10 otker sources of authonty, He funher said thai for the pannership o he o genuine relstionship
: ] — s e prurAgenscnt,
cach wall have 10 ganifcr mame rewurees ~ malonal o irmima lemal = 1o | -
However, in Great Bivtaan, the government of ller Royul Majesty defines FI'F as an amangeme
hat brings public and private scion together 10 lung-grm partnerships for mutial benelit

Hewdng Need snd IMparianee
Housing 15 more than just shelter. Charlion (2004) explains that s key 1ssuc 1 (he role thal ihe

house cxn play 1 supperting Livelihands - thrdugh, fof example, & prune |0CEl0n 0 the imer by 1hal
reduces commuting tme aad allows o hawlang and vending business o Hlourish™. In other wands. the
house 15 important nol only for what it s, but for what it docs i the peaple lives, Onibolun (1983), &
quotcd in Ebere (2007), sugpest Usi decent housing is one of e basic needs of every individual, the
fzrmly and commumity in general.

Despite pernsten effon o brdge. the sharfall i Nigena‘s housing needs over the ycan, the gap
bhas conzimued 1o widen and the challenges of housing delivery have mounted. [0 \he same vein, Ohadugha
& Martins (2011) opmed that most govermments have done well in public huwsing provision, but sl
qualimtive housng with sticndant safery and salislaclion have continued W elude the populace. The
quality of housing produced 1s 2 impartan & the number produced in solving the housing problem.

Dr, lienna Chukwwyckwn, premdent and chaimman of council of the Assagiation ol Huusing
Corporations of Nigena (AHON), af the group®s AGM held in 2008 waid, Howmg shorage in Nigena (s
estimated st between 14 10 16 million bousing units with an esumated whooping sum of N&.7 inlhons
required 1o meet this defici. To meet thus defia, there is need 1o provide nt least 300,000 housing units
jper wnnum lor the next 40 yeurs,

According 1o Charlion and Kibato (2006) as quoted in Bwert (2008), housing delivery has been
impaortant in demonstraung the digtnibution of o wngible asset (o the poor, and in this sense, it can be
argucd to have played a key role in establishing o degree of legitimacy among lowsincome households,

Housing need 18 &n expression of human desire for decent and afTordable sccommodation. I is
the quality of bousing that s requured 1o provide sccommadation of an agreed minimum standard for a
populsion of & given swee, howchold composition, age, distribution, eto; without taking into account the
individual houschold's ability o pay for the housing assigned 1o it (Robinson, 1979) as quoted in Jinadu
llnﬂ'l_j. A:nurﬂmg o Jinadu (2007), the expression of need in mere qualitative terms |3 however an
oversimplificauon of the housing need concept. This 1s because housing need could be expressed in Lerms
of inadequate privacy, space, matenals and services. Hence, Uiere are quite o significant proportion of the
populace who have roofs over thewr heads and still express certain level of qualitative need,

Public Private Parinership o Houslag Development

Over the past several years, public pnvate partnerships (PPF) have been an inereasingly important
I'u-.ln:l:n] mnnuu':lr: for the funding of public sccior’s projects. Public entitics perceive PPP as g good
way of altracting the pnivale sector to invest in public projects and L thei i i
o _ public proj carry oul their functions without wking

mmmiuunfdthulm]uhﬂmhmumhnmuilurpumi: suppon [or
mhm:hul{hmhhqﬂmh.hhfmmlm.wm public private partnerships. The
muf@%&ﬂ:@mwuﬂh“h: formal actors are the key producers of
alfordable m.umwmmmmmmmumm.{mi and Wemna
2001). However, Governments’ principle arguments in favor of Public Private Partnerships (PPPs) are I.h;
achicvement of value fl!'lm::flhﬂllhlﬂtﬂllﬂﬁrﬂﬁlhhlhtpiﬂitlmwmdhkmg: of
public funds using private capitals. While PPPs have demonstrated benefits, there also have been
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s Operatioss aad Malatesascr Here the gpoverament conimis
ot o phlcly owbod BTy y T

b Desigs - Baild: The povernment conzracts with & pnvaie pﬂhw"ﬂmuu;'::m; I:‘:
i wih the smpdards ad perfarmuace requmements of e goverRment. 'I?‘thffl:lllh'
!!mhnﬂ.ﬁtminﬂp‘lmnlnnrlmhpmduﬂmﬂtfﬂmmm“ -

: Tarskey Operatios: The govenmeni prondes the finances for the project bul enjgaged B privile
:::m-t:;mm.ﬂmdqmlbclnhwfﬂnmﬁcw:nd. :

L Wrap Aresnd Additon: A prvaie parter (ioancrs and :mumﬂmmmauﬂiﬂnﬂw-ﬂl b
facibry. The privetr parter gy new operste the addition 1o the facility for a specific period af tine
or =it (e pamer recoven the savestraent phus & rexsonsble rolum an ke invememl.

¢ Lesse-Purchase: The governmenl eomfradly wath e privaic partnor in desgn. finance and huild &
by o provide o puble sorvier

{ Temperary Privattmden: Creamership of afi cisling pubbic (aslity 15 vansfermed 10 8 private pariner
who coroves ad ior oxpendy the Gacility.

¢ Lease-Develop-Operate or Bay-Develop-Uperate: The pnvale partno leases or buys o lagility Trom
the povenmenl, cxparch or modenrs 1L then operales the faciliy umnder o coniracl with Ihe

goversmest
£ Baild-Trasder-Operste (BTO): The governmeni contracts wilh & pAVEIE panncr 1o linance ahg
bold 3 Sclley Omce completed, the prvate partney tassfers ownership of the facility 10 the

[an i) =geee ——1
i  Beild-Ows-Operatie-Tramiler (BDOT): The prvele deoveloper obtams sxeculive Irancluse o

(e=mee. buld, oporate, mustam, manage and collect wser foes for & porusd specificd W amoris

Svestmesd,
} BaeilldOws-Operate: The goversmest ather tranafers ownership and respanmbility for an existing
faabty or com=racS wath a prrvate partner to build, own and operate & new (acility perpetually.

g
dmﬁunﬂlﬂm:ﬂdaﬁmhr:mﬁwkmmpmml survey, onl
mmunmdmlmrmmnd:wmmuy'
issucs and wer
TudehHwhlm:mwuﬁhm:mwm.ﬂm
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Mrtbod of Data Anahvis and Procatation
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prpose of chanty and amplieiry. ol maps, wbles and pictorial forms for the
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[ata Analysh

PP Adopted For M. L Washishi Hossing Projec

The ML L Wushinhi Hounag Exie emong the fira known FI'P projects in MNigor Swic which
wa comeerved through an arangement bersedn the Niger State Government ropresenicd by the Niger
Seate Mimastey of Lends spd Houung and Legend Konsuls and Concept Limatod (Doveloper) 16 design
and build Gve hundred housing @i & Kafin Tells Mmna, MNiper Swie af ihe cond o ame Bullian, hve
hundred and suuy-seven million, Fodr busdred and 1o thoumnd feo hundred apd fooseen maca ae
kobo oaly (#=1.5367,410.213.00] mehidig tie cox af i Euctior.

The Budd-Transler-Opersic (BT0) concept is the PPP option adopted far the M. L Wishisin
howssg project. The BTO w3 oymem that allows & prvte pertner 16 Gianice and buikd & public Gacility.
Ooce completed, the pavak potws wansfen owmendup of the facility 1o (he govermnment The
povermmend then leases i Gacility back 10 the privale parter under & long-torm lcase donng whach the
privale parner bas an opponumy 19 reeover M ifveskoers ol 5 reazonable rate of renen. Here, the
govenment has the ablify 10 tETRINIe spoements of wervier lovely or performance sandards sre not met:
altbough faskty woald cammme w persst rpsymont of cxpinal conmbutions and loans. The concession
pead o tae ML Wasleshy prunect o for 3 manimuem of | Symens w1l & P cemil e Sharge

Termn and Coaditlons of the Partaership
The Memorsndum of Understandzng (MOU) for fe corztwe tion of five hundred housmg unues a1

MmT:ﬂa.Hmmmm&umufh;mhhmnrunmdlhemfﬂul
Progest =i o B Developer. Ti= bocamg wun w e constructed by the Doveloper under the M L
“‘@mﬁwmhmwmmmm:nthuﬂmllﬂ

Roles and Respossibilmies of (he Niger State Governoseal
mhmnmmummmmummm

* Thdh:nunfhhtp:hﬂdlﬂhmuﬂ]nnhhiﬂhmlhulhmm
B}npnnfumuuﬂadnpn-dlmurdtCmrmurﬂmmrccdﬂ}ulh
e==x of Lepend Koesults end Conceps Lemuted

. dehMHhhﬂ'm&ﬂ:H@hHmm Figure 2
hhm&ﬁﬂhc_fm_ﬂzhﬁmﬂdﬂulﬂlmmhde
mdﬁ.d-mtmﬂmmwmmmn
pﬂhpﬂﬂtmhnﬂj“mh&&ﬂnnilhnuhumuwm
mmmmmnm:&mhmmuhhmmh
mver and Land for fimee dovclopmem

. mmﬂhmuﬁguwﬂmhmhﬁum
hﬁ;mu:ﬁTﬁ.hi—hhﬂmﬂ-“m

. hﬂm#ujhm-ﬁvﬁkhhnmlmaﬁmchm
impﬂ:uthdn-mmhhmdhhq' =3 gpon complcton

the Prosec,

. Tnnkmﬂﬂmmdmuhdmh

. Thmdhunﬁmitﬁﬂm,mw.mm
hnﬂhﬁ:ulﬂm!_lmiﬁ&&:'fﬁlhhlhnhmd
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»  Enuge poaceiul copmeiat) relatoss in the Local Lob crmmenl Areas wnd local commmuilics, »pe
tee Progeet was 'F“P":‘.‘I-fr-l;:l by paymg faealy six million paws (=20, 000, 000 ) compensaly
U deiplaced land owress of the Project uie

= Funally, st up 3 Project Momnonag Perloms
Mirustry of Lands snd Houzing, Niger Sote Housing

nce Unil comperising of representalives of Niger 5
Corporation and the Developer
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:rg 2 : E:F Plan nj"HH. L Wushiski Wowsing Estate
FurCE date Hourinp Corporation, February 2010
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There was also breach of the toms and conditions of the MOU &
_ greemen! between Lhe Stle
Government and the Developer which resulted in its termunation. Plate 1] below shows that the standard
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awn ofl by heavy slommy wis

¢ were bl
way and needéd replacement

leq becach af the 1efms and
" s a-hich resulled mn its I
nd of lew quakity, Aol
nd window casing
ERIDE. breakung &

There wns als
Governmeni 4nd the Developel
done by the Developer wais poor

ol winre "
1 roofing sBEcis B

BOO. Somse of ke aluiminium

! m { ]
and some af the ccilings boards used wore alfcady

Plate []- Subsandgrd Ceiling Bourd Used for the Housing Uil
Serep: Field Survey, Sfuly 2070

Adter the Sz Governrocnt wok over from the Devcloper, same af the minor maintendnce work:
such as retouching of pamy, roof mamtenance, replacement of vandalueed Lithings and [eacing af the enlim
exie for proper secunly wee camied oul

Alikough 1be delrvery of the housng units has been made, not all the units are habitable ar
scecanible. [ was obvious thet some of housing unit are mbabeighle and inaccesnible due 1o &f.l'l:l:!mn.
caused by ithe sctilement of soil. These depressions would have 1o be filled with hord core before
hionises can be habiiod

The Progect could not be completed and delivered st shpulated penod becawse of factors such @
ran that affected the pace of work, poor siandard of work, delay in proccsung pavment, and polibcy
interest among others that aflected the delivery penod.  The housing project thal was 1o last six months
and six weeks Lasted three years before completion and delivery,

Adlecation apd Operatios Problems

Payment for s bowmg umts in M. L Wushishi Housing Estate (from sales of forms 1o depos
paymenl and belance paymenl) was made W the project account opened ol Zenith Bank, the EL
nominaicd by the Developer, The State Government encouraged and ensurcd that the ,].,F],,;;mn forme
for the allocation of the units were subscribed o by civil servants and the general public provided that i
cost of much forms were pant of the housing units £ ey :

The sclecion of bencficianes cuts across Stale

r emil servanls, Federal eivil d i
gcncral public in Niger State. It was based on the capshilst i il servonts an
than 15 years in service. The beneficiarics were fo denosi, of individual salary and those who have me

= rkpnl‘-.u l‘wm:]r pereent ['I'}!‘]
commencement =0r%) of the 1otal i
ﬂilz‘:'naxm is from source ‘;';:IT:' ) mu;..;qg ﬂﬂ; o LT () ﬂ'l.l'nuE;': manthly dﬂ!”:f;;]:lﬁ'“:
while ll-ﬂl'l't oithers have choten lh' “F'“l::l ‘::? i = lh';“' hﬂ'l:ﬁl.‘.l'l.n.ﬂ I'IJ.‘-'c mnd,: ﬂl-llﬂ"l[',]'“ bulk M.-l.rﬁ'
applicants who cannot pay the twenty Mm:]:;m:} " m:: <ost within the period of 3 years. Interesct

how the payment could be made, wert 1o liaise with the Stale Governmen! @
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Table 2 Cost ol the Houslng Unlis i § :
- ) i
30 Lini rype Lhmit Conmetruction woul per Seelleng cod por whil Titad comueruct ran Tiad sellung o |
Oy wril | jwivale ] o) o :._ﬂ_uh'rldli-r __=_|.;'_"‘_1'.|'__.—_-
e el e | 400 | 35 1,504,000 00 = | 00, (80,0 b A 000 KK _ | e 70 CN0), DX BN
T T i rowem | 100 | B 230000000 | e 2900, 000 00 i 2410, [ 00D = 290,000, (000
—Toul e 5 isdprgon i | & 10505050800 |

Tource Field Survey August 2010

rrafii

-

Fatal selling cosf _ Falal construction cos!
& 1.050,000,000.00 _ & 850,000,000.110

& 200,000,000 .00

Having considered the total cost of constructing the live hundred housing umits and the “'“_'
sclling cost of all the wuts, table 2 above shows that the Siate Government chall be making a Wwial proft
of two hundred million nairs (% 200,000,000.00) on sales of the bousing units ot the end of the Mo gags

penod.

Semmary of Findiogs

m.?rm the findings, it was observed that the project lacked comprebensive Environmental Impact
Assezzment (ELA). This Jed to an addibona] coa of projeet implementation ss additlonal mungation
mecasures had o be employed before the land became witable fur the project.

The project duration, which was suppased 1o be six months and six weeks, lasied fot the peniod of
rwo years and seven monihs following the commenccment of project (July. 2007) ta the completion of
project (Febnasy, 2010) due to delay and abandonment of project. Ax at the initial proposed daie af
project completion (| December, 2008), some of the bousing units and infrastruenaral fucilines were yel
1o be in place. Pressure 1o deliver on schedule led to subcontructing of some clements of the buildings w
subcontractors resulting n some cases of non-confarmiry (o the expecied sandard,

Not all the housing units m the cstate have been accupied for reasons that not all are secessible
and habitable. If the housing units are neglected for a longer period. they may further detenorate and the
purpanc of the housing progrumeme will be defeated, Lastly, the price tag of the housing units may still not
be within the financul capability of some of the allocabion applicants as only thase who have maore thun
| Syears in serviee can comlorably sccommodaie the rale charged on cach of the wnis (M 1.9 million fox
2 bedroom fat and & 2.9 mullion for 3 bedroom Mal respectively),

Hecommendatlons
In order o improve on the amangement of Public Private Parinership option in mass housing

development in Niger State, it 15 therefore recommended that;
i.  Government should carryout thorough and proper Environmenuil Impact Assessment (EIA) 1o
avoid adverse environmental and social impact on the area.

i, Mecsures should be adopied W cnsure stnct compliance 1o the provisian on the design and
memorandum of understanding in general.

.  Government should provide infrastructure on project site before embarking on the construction of
structures for casy accessibility on site,

iv.  The indispensability of state intervention (supervision) and developers cum contractors must b
emphasised. Thas 18 so mmperative because the privaie developers will stand the risk of not being
paid or contract cancelled when their jobs arc not properly and/not complcicly done,

v.  There should be a round the clock supervision and monitoring of contractors invelved in the
construction to forcstall the problem of substandard public building construction.
Smmq-.mu;r.ﬂ:dﬁ:inqrul'mmnmlnhSmi-d:pcnduumll:irq:hmmhm

of all these recommendations. If all the recommendations are sincercly implemenicd or perhaps looked
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