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ABSTRACT

This research examined the management and maintenance of Federal Housing Estates in Abuja with a

view fo establishing the extent of housing management in ensuring sustainable housing. It focused on
selected Federal Housing Estates to assess how well the existing housing stock were managed. A sample

3,494 using stratiied random sampling technique. Questionnaire were administered on households that
fell within the sample group, which centered on the condition of buildings, management responsibility,
frequency of maintenance, availability and access to neighborhood facilities and services and general
management approach amongst others. A response rate of 92. 75% and 913% was recorded in both estates.
Surveys were aiso caried out to assess the conditions of access roads. drainages, street lights, and other
sapieinnd S Collected data were analyzed using frequency distribution and percentages. The
study revealed that, housing units and infrastructurs presents varying conditions ranging from very good,
wwmybal ldsorevealedmeextentofhwshg management and maintenance which is

Lawal (2002), however argued that appropriate
, management principles and maintenance
L WMaﬂevay wd\niqumafenmawtomakemesehousing
2 way. it goes beyond estates worthwhile living human environments, as

2 social s the Federal Housing Authority have concentrated

or ﬂie‘renetgi&smaimyonmeprovisionoflarge
number of housing units without giving adequate

: attention to their management implications. This is
1e basis for evidenced by the poor physical outiook of Federal
[ L. The Housing Estates across the country. These houses
are in most cases characterized by dedlining
housing and infrastructural qualities thereby
threatening human health and safety while also
hampering the functionality of housing units. With
the extensive damage this attitude has done to
these estates, a shift and a reorientation of policy
emphasis are very necessary. This research among
r things attempts to provide a policy framework
at improving management and
2 in federal housing estates, thereby
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item in its portfolio, thus the inv olvement of
government in the provision of housing @ atate

across the country. Though, Onibokun (1990)
Lawal (2002), Olayiwola et al (2005) and Jinadu
(2007), view housing problems from quantitative
and qualitative view points; In cons sidering
sustainable housing, it is the opinion of the author
that aside quantitative and qualitative shortfalls, the
proper management and maintenance of the
available stock is important. While previous
researches have mostly centered on the
assessment of housing conditions (Ajala, 2002;
Ojetunde and Morenikeji, 2006; and Sule, 2009)
without substantial discuss on management
strategies, it is essential that housing management
and maintenance be thoroughly examined, as the
various housing conditions is merely a reflection of

how well these houses are managed and
maintained.

3.0 Aimand objectives

The aim of this research is to assess the
maintenance and management of federal housing
estates in Abuja, Nigeria.

The objectwes are:
i.  To examine the present housing conditions in

selected Federal Housing Estates in Abuja.

i. To examine the condition of neighborhood
facilities and service in these estates.

ii. Toexamine the extent of housing maintenance
and management in these estates.

4.0 Thestudyarea

The largest federal housing estates in Abuja were

sampled in this study. These are:

i. Gwarimpa ll Estate:
Gwarimpa |l estate is a high and medium
income residential nelghborhood It is located
in the federal capital city and is bounded by
Galadima, Jahi, Kado estate, and Lifecamp. It
covers a land area of about 1090 hectares.
Accessibility into the estate is through a
number of gates all of which fronts the Kubwa
express road. Major developments within the
area are schools, corner shops, religious
properties, hotels, recreational centers, and
residential properties. The estate is inhabited
by people of diverse cultural and religious

groups, ;l;gjomvofwham are hausas, yorubas,

igbiras igbos. A larger proportion of the
residents are civil serv woﬂénqwnhfgdoral
govarnmmtpamml s qf i

.

The estate has about 3.06’6 hquslng
units(Federgi ﬁgua{g‘,_ &uﬂm-. 2011“
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5.0 LITERATURE REVIEW

5.1  ConceptofHousing

Housing is generally referred to as shelter ¢ orh
habitation. Essentially, housing serves a5
where man seeks shelter, comfort, seq, rr
dignity among other things. It is a structyre « ,e;,
as an abode for one or more persons (Encuc:o;;-,
Americana, 1981). The World Heaith Organization
quoted in Onibokun (1990) defined housing
residential environment which includes, in accncr
the physical structure that man uses for shelter 2
necessary services, facilities, equipment and devices
needed or desired for the physical and mental heat
and social wellbeing of the family and individual i
addition to the primary function of providing shefter
lodging for human habitation, housing aiso
encompasses the immediate environmen
sanitation, drainage, recreational facilities and 2
other economic and social activities that maxe ¥
worthwhile (Otegbulu, 1996).
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As observed by the UNCHS (1996), a consicerac®
proportion of the world's population see their house
as their most valuable asset, and for many, S 2*
their most significant item of expenditure. 9 Sim 3'”_
Aluko (2004) explained that housing reflects 1€
cultural attributes of any given society andis mw:. ]
being used as one of the besl indicators ~
person's standard of living and Nis leve 4;
placement in the society. According E‘c’]
(2007), housing is a bundle of services ! a
of goods which includes the physical st tructur®
the ancillary faciliies and services " nmenta
a‘found it as well as the general enviro
ualities and amenities that surrou” ns given
ese varied definitions and concep!©" at and
housing portray it as an ImPO"?
lndmnsable element of human settiemen”
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Housing management
housing management refers to )
S'mply,sﬁ’g‘ri: control and maintenance of the F"”.‘-'»::':i
Super:;tenhai housing resources of an estate so as
and P inate housing problems, and ensure optimal
tO_?“";’On for both the landlord and the tenants
uti“zimng to Macey and Baker (1965), housing
AccO ement is the application of skill in caring for a
maﬂggty its surroundings, and amenities and in
rcz,‘:;!op"”g a sound relationship between landlord
dﬁd tenants and between tenants themselves in
E der that the estate as well as individual houses
ora 'give the fullest satisfaction to both the landlord
;nndythe tenants. Housing Mat_‘lager_nent entails the
covision and contrpl of a _rg&dentcal property with
ts related community facnlutueg to ensure its proper
care, its maximum use and enjoyment, its optimum
penefit to the landlord, tenant and other residents in
the neighborhood. (Lawal, 2002). lts major
objective IS to secure maximum economic returns
om available resources having regard to the
presentand future social exigencies (Emoh, 2004).

5.1.1

According to Agunbiade (2007), the business of
housing management consist c_:f c}ay-to-day
decisions towards making the hou_smg investment
profitable and satisfying to the housing consumer. It
is a specialized function undertaken by professional
estate surveyors and valuers. At the ‘macro 'Igvel,
housing management involves all policy decisions
and actions instituted to run the housing sector and
to meet the accomodation requirements of the
people; while at the micro level, it involves all
activities and efforts instituted to maintain the
existing housing stock (Jinadu, 2007).

51.2 Housing maintenance .
Maintenance is the entire endeavor to keep physical
facilities, structures, equipment, machinery and

services at a Satisfactory level of technical-

performance and quality at the lowest total cost
(Bello 1999). According to Aluko (2004), building
maintenance is simply the act of preserving
buildings in conditions close to their original states.
Olatubara and Adegoke (2007) referred to
maintenance as all works relating to repairs,
'eplacements and /or redecoration performed on
any building with the aim of increasing the useful
économic Jife, enhance its value as well as
beauty, functionality and preventing
and injury. According to Olatubara and
ﬁw(mnmmmmm
building alone, to include the
Services, both internal and external to_the
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';’Y(bﬂm"‘: ‘flf,f,'.rﬂf,d‘ fittings and sewers the external
’ °S  SuUch ac SeWwe . - ceutn |
System, accesc - D(J-qu‘l sysiems dra'r‘ag@
— v“.' "‘ ,r.; S roads, street hghting, and refuse
a4Sie Mmanagement - ) o
o ool mr—,lmi nent, among others. The focus
Sl Bl enance is on keeping, restoring
upgrading all the component parts of
housing to efficiency an

2 e onginal functional effici
Currently acc g d. e
i Y acceplable standard. This implies the
Eb,fs,Tn/attr;n of housing infrastructure o prevent
Jbsolescence through the carry
repairs on both the physical structure and the
Supporting services. Observatio ;

' ns have shown that
qu:te’a number of houses may be in good state of
repairs, but '

) are affected by the ger :
neughborhood deterioration a/s ta redsb\‘terz‘f
determrating neighborhood facilities, utilities and
services. The proper maintenance or otherwise of
these neighborhood facilities, utilities and services
may hinder the performance of housing.

5.2

ing out of routine

Housing Maintenance and Management
in public estates

Generally, a maintenance culture depends on the
technical and economic norms of the society. A look
at properties within many public estates in Nigeria
reveals varying levels of maintenance. While some
are well maintained and attractive, others are the
direct opposite. In assessing the state of housing
maintenance in Nigeria, Wahab et al, (1990)
maintained that 62.4% of the national housing stock
needed minor and major repairs, with 2.7%
completely dilapidated. It is almost unfortunate that
many housing estates present a very drab and
unattractive outward appearance, which Lawal
(2002) attributed to poor design or layout, lack of
development control and general neglect and
failure to look after private gardens and public ogen‘
spaces. It is common to observe gradua
accumulation of waste which end up block_mg major
drains, dirty and filthy environments, dilapidated
structures, buildings with major structural defects
such as wall and floor cracks still not atteqc_k_ed to
and worn out electrical and plumbing f_aC!llt‘leS‘u‘
public estates. In many public estates in Nigeria
there is the co-existence of buildings that Shmé
serious maintenance commitment on on:a r::aent‘
with those in disrepair that show npncha an
i ther hand. Davis and Winsto
maintenance on the othe s
in Jinadu (2007) argued that mo:
(1961) as quoted in Ji 07) i
ings could be maintained in good state
fein m:led that their owners are willing '
repairs pr . ire:
uer&ertake the maintenance expendituré gqtl\]as
This implies that the economic aspect Whmes -
do with the funding of maintenance sche
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eloping countn
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B Ke .\\‘“O(\\‘tﬁ\t\‘} that the maor @ N :
\d(:?::m n\wntzmdnm is that the larger L\’!’\\’Ht\:g\’
:?:whal o maintain § usually outs:\'ie ti'iv ‘:‘\\::n:: :
indivedual residential dwelhing omwn; C - \;mu;i
The only part of maintenance on whi ‘;hea : “;"

residential dwelling owners have cwtmhs b
oocuper 1§ responsible for

dwelling, |.©. 8ach owner | _
the maintenance of the dwelling he/she occupies.

i rhood facilities” c.omprising assess
:g:gh g(r:\ag:a and recreational facilities among
M are common properties which ideally should
be collectively maintained either through service

corruption. Themsu(tanteﬁedofms\ls nggledof
maintenance and subsequently, deteriorating state
of facilities and services.

Olatubara and Adegoke (2007) while emphasizing
WWW&MMW
owners conform to certain maintenance standards,
maintained that the management of common
property be given to private organizations who
should have responsibility for the collection and
administration of service charges as well as the
repair and maintenance of neighborhood
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Musa, Garba and Kehinde (2007) came

research to find out the suitabiity of #e ;Ztﬁf 5
maintenance concept as an atematve =:c.~: "

maintenance of public buildings in Nigers o
interviews were conducted and Questormae.
administered on occupants of selected oupye
housing estates in Bauchi State. The extent o ae
deteriorations of the various elements of house
units of the selected estates was grouped rio :
dlasses, viz: the extreme, moderate and low. A ~or
percentage of housing units with sxtreme
conditions of dilapidation of building slements wir
percentages that range from 33%-387% wee
recognized. About 10% - 57T% of the slemers
examined had moderate condition of dilapicators
while only 2% - 6% had low condition of dilapicaner.
A total of 102 respondents out of 147 whiee
represents a response of 89 4% indicaie er
willingness to share maintenance cost wih e
Authorities of the housing estates whie &
respondents, representing 29 2% indicatec Der
unwillingness and only 2, representing ! 4% wers
undecided. The study suggested shasse
maintenance approach as an altsmates

programme for public duidings.
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m y in relation to environmenta quait

Data were collected with the s
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HousIng condmions in seiected Federal
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Table 7.3 shows that 69% and 229%, of househ i
Gwarimpa Il and L.ugbe Federal Housm\(‘ ‘.[I,(,),l(,m”.]
respecﬁve’-\’ desgrtbed. internal an(l/u{]gﬂ;'d"m
walls in their housing units as good, While 1{)5, Hf”al
79% in both estates respectively des(':ribéd \:)vrr)I d"?d
their housing units as damp. The table fd ol
shows households responses indicétin e
internal and/or—external walls in 48% of |,% {hat
units in Lugbe Federal Housing Estate hag vaus!ng
degrees of painting defects as Opposed to 8£>/lng
housing units in Gwarimpa || Estate. Householdo H
g% and 23% of housing units in Gwarimpa | 0
ugbe Federal Housing estates respe(;t'and
affirmed that walls in their various housin ngly
showed signs of cracking. Similarly, responsgs fi i
residents showed that 99% and 86% of houses ilzom
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Table 7.4 Condition of Building Services
Building  Condition Gwarimpa II
Part Mot auens . Lugbe
- ; )’ .
Toilet Very good 115 en;: ;‘,‘,tage Frequency Percentage
Y0 =
e 193 529% > 4
Fair 62 17% 36 15%
Very bad 0 0% 7: 21%
Total 371 100% 36 .
Bathroom Very good 115 31% : e
Good . - 22%
193 52% 5 r
Fair 2 . B
62 17% 210
g i o e 58%
Very bad 0 0% 1 g:f
0
_ Total 371 100% 364 100%
Kitchen = Very good 117 32% 44 1301
Good o
; 123 33% 114 31%
Fair 131 35% 202 55%
- o
Bad 0 0% 4 1%
Very bad 0 0% 0 0%
Total 371 100% 364 100%

Source: Author’s field survey, 2011.

Tablg 7.4 shows households' assessment of the
condition of toilets, bathrooms and kitchens in their
fr;sspectnve housing units. Based on data retrieved
hgm_compl.ete.d questionnaire, 31% and 22% of
ol:]Sl,ng units in Gwarimpa Il and Lugbe Federal
ey i'"g Estates respectively had very good toilets
v :ﬂt"ooms. 52% and 15% of housing units in
athe 0s ates respectively had good toilets and
I hag faf_NS, while 17% of housing units in Gwarimpa
%oof t;r :oulets and bathrooms. 41% of toilets and
Were { athrooms in Lugbe Federal housing estate
_In fair conditions, while 21% and 1% of

ousing - ynj :
"SSpectively, s had bad and very bad toilets
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In the same vein, 32% and 13% of housing units in
Gwarimpa |l and Lugbe Federal Housing Estates
respectively had very good kitchens, 33% and 31% of
housing units in both estates respectively had good
kitchens, while kitchens in 35% and 55% of housing
units in both estates respectively were in fair
conditions. Similarly, while kitchens in 1% of housing
units in Lugbe Federal housing estate were bad, there
were no bad kitchens in Gwarimpa |l estate.

Condition of neighborhood facilities
ghborhood facilities

lyzed and shown in

7.2 :
The conditions of various nel

within the study areas are ana
the following tables.
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rable 7.8  Neighborhood cleanline
Attribute Civs Wimpa 1}
Freguend , :
- Hency lrvum—.l., I S L
ety clean 49 - A L,
P ' ! ' "t agq
(] ly an 7 ' ‘
Fan 15 | * o~
Doty 0 0" ”' r
Very dirty 0 «ww -
Total 371 loo%
‘_T “_‘ —— et ‘
Source: Author’s field survey, 2011 e ok
waple 7.8 shows the level of street cleaning and areas respectivel
- e B Al Al clear
canitation in the sotudy areas. Based on cleaning anr,g-ml,r.i' e T oomaod
shservations made, 67% and 26% of housing units  units asnse;cépdrwé?c‘ e r 0
« ‘ S 2856 » fair e 129%
n Gwarimpa I and Lugbe respectively had very inLugbe had of dirty ..y,m,’.l y : .
( > 1nS ana LDOGTr nescinbert
Jhb

clean neighborhoods, while 21% and 39% in both

Table 7.9

sanitation.

Condition of Pedestrian walkwavys

Attribute Gwarimpa 11 Lugbe
Frequency Percentage Freq uency Percentage
Good 203 55% 124 34%
Bushy 168 45% 148 11%
Not available 0 0% 92 )50,
Total 371 100% 364 100%

Source: Author’s Field Survey,

From table 7.9, 55% and 34% of pedestrian
walkways in Gwarimpa |l and Lugbe Federal
Housing Estates respectively were good, while 45%
and 41% in both estates respectively were bushy.
Pedestrian walkways are not available in the
immediate vicinity of 25% of the houses sampled in
Lugbe Federal Housing Estate. Inspection further
revealed that in some areas, dustbins and drums

Table 7.10 Security of Estate

2011

(for waste disposal) are placed along ‘hese
walkways. Bad odour emitting from these dust bins
and drums pose serious health treats I«
pedestrians. Atimes, these dustbins are left 1o over
fill and spill to the ground, thus pedestrans forced 1o
walk on the road as walkways are litered with

wastes.

AR Gwarimpa 11 Lugbe
Frequency Percentage Frequency Percfumge
Very secure 117 32% 163 5%
Secure 253 68% 195 53%
Insecure 1 0% 6 2%
Total 371 100% 364 100%
,2011

Source: Author’s field survey
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level of security in both

; + marcention of the
Residents' perceptic 32% and 45%
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11 General landscaping

Table 7.

he estates as bhe \

the est 1S being very secyre 68,

both estates respectively des, rit il
4 4 JEA(

while 2% complained of insecy Lt

Gwarimpa 11

Lughe

' AN K,
7', /

ity in | ln”'

.. "Niy,

S
|
e Irey

Attribute o |
lrl'(‘(lll(‘nc_\' l’(‘rc(‘n(;ig(' L‘LS_‘_'_'_"!“} " I»””“‘ ;'1'(:
Very good 126 34% 36 10%
Good 167 45% 109 309,
Fair 78 21% 1 76 489,
Bad 0 0% 43 1 20/
Jerv bad 0 0% 0 0%,
'}‘;t:[ 371 100% 364 I qi;o/\"\

Source: Author’s field survey, 2011

From observations made, the state of landscaping
in 34% of housing units in Gwarimpa || Estat_e were
very good, 45% were good, while 21% was fair. iny
10% of housing units in Lugbe federal housing
estate had very good landscaping, while 30% was
good, 48% was fairand 12% was bad.

7.3
Management.
Issues raised here relates to how wel||
estates were managed and maintain
responsible for the present outlook of
The extent and frequency of maintena
important if the essential objectives of
is to be achieved. Frequency of m

Extent of Housing Maintenance and

the Samm(:d
ed, which ig
the Estateg
nce WOI’kg Is
maintenance

aintenanceg s

known to reduce obsolescence and the rate of
deterioration of building components.

Table 7.12: Frequency of Housing Maintenance

Attribute Gwarimpa 11 Lugbe
Frequency Percentage Frequency Percentage
Monthly 0 0% 0 0%
Yearly 43 12% 27 7%
When faults are reported 231 62% 141 39%
When funds are available 97 26% 196 54%
Total 3N 100% 364 100%

Source: Author’s field survey, 2011

able 7.12 shows that only 12% of houses in
swarimpa Il and 7% of houses in Lugbe Federal
lousing Estate had scheduled maintenance
rogrammes. Repairs and maintenance works
ere scheduled to take place annually in these
ouses. As opposed to these, repairs and
aintenance were carried out in 62% and 39% of
'uses in Gwarimpa Il and Lugbe Federal Housing
itates respectively only when faults were
borted. Responses from interviews ind icated that

maintenance here were unplanned and the
managing agents had to as a matter of urgency put
in place ad-hoc measures to correct observe
faults. Similarly, 26% and 54% of households "
both estates respectively only undertook repar®
and maintenance works when funds were availabl®

Residents of the sampled housing estates a|s:
assessed the management and maintenanc®
their housing units as follows.

(74
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167
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Good

ance of housing units
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56 15%
. o 97 27%
Fair 85 23% 107 2‘)"/;)
Poor 11 3% 85 23%
Very poor S 1% ‘

Total

19 5%
371 100%, 364

Source: Author's field surve

7.13 shows households' assessment of the
e lm\ent and maintenance of their housing
i"‘q'la%e()t,geholds in 28% and 15% of housing units
‘.rmfb-‘ rimpa |l and Lugbe Federal Housing Estates
n L.Jwactiveiy perceived management ang
R AROB S ik e 45% and 27% of
:iiseholds in both estates respectively perceived it

Y. 2011

100%

units as POor, as opposed to 3% in Gwarimpa 1|
estate_. Similarly, 10 and 5% of households
warimpa || and Lugbe Federal Housing Estates

respectively complained of Very poor management
and maintenance

Itwas observed that hou

s good, while that of 23% and 29% in both estates
f;s%ecti;,e;y perceived it as fair. Households in 239,

: its | i the
using units in Lugbe dgscrlbgd
r?janr;gemegt and maintenance of their housing

POoOr management and

apartments,

Table 7.14 Assessment of housing design and standard

seholds who complained of

maintenance were tenants.
Houses in owner occu

to be better m

pation were generally

anaged compared to rented

Attribute Gwarimpa II Lugbe
Frequency Percentage Frequency Percentage
Very good 129 35% 68 19%
Good 102 28% 83 23%
Fair T 26% 113 3 l_%
Poor 43 11% 91 230°{o
Very poor 0 0% 9 2 /:.
Total 371 100% 364 100%
Source: Author’s field survey, 2011
Table 7.14 shows that 35% and 19% of households  housing design and St?ndarSé w?)rc‘)ozr% of Lugbe
" Gwarimpa || and Lugbe Federal Housing Estates  residents describing theirs as very poor.
;eggg:ﬁvely Were satisfied with the design and

rd of their housing units which they described

oY 990d. Households in 28% and 23% of

ouses in Gwarimpa 1| and Lugbe estates

o ) described theirs as good, while 26%

o % in both estates respectively described the

Occupiere - StaNdard of their houses as fair.
Piers

=S in 1% angd 2 houses in the
respeva eshtes:x nd 25% of

Owever complained of poor

However,

housing units.

in the course of interviews an
interactions with residents of both es:gtﬁsénc:jugzc
number complained of poor constructio vk
quality building materials. They wglrﬁ Lot o
faced with the challenge of carrying it e
major rectification works after pur



v

. leve aintenance ol neip X
Assessment of the level of mainten of ighborhood f.. it

Table 7.15 s
Level of Gwarimpa Il _ M_“l:gl‘u "
AMaintenance Frequency Percentage  Fi equency "‘ s ".m
Very good 143 399, 30 e M gy
Good 154 41% 104
Fair 57 15% 1472 e
Poor 17 5% 65 180,
Very poor 0 0% 14 -
Total 371 100% 364 “]—(’;;‘:/

Source: Author’s field survey 2011.

Table 7.15 shows that 39% and 11% of households
in Gwarimpa Il and Lugbe Federal Housing Estates
espectively were satisfied with the level of
maintenance of neighborhood facilities which they
described as very good. 41% and 28% respectively
described it as good, while 15% and 39% described
it as fair. 5% and 18% in both estates respectively
were however dissatisfied with the level of
maintenance of neighborhood facilities which they
described as poor, while 4% in Lugbe Federal
Housing Estate described it as very poor.

8.0 Conclusion

This research work successfully assessed the
maintenance and management of Federal Housing
Estates in Abuja. Issues raised herein indicates that
housing management and maintenance are
imporiant components in sustainable housing
delivery. Housing conditions in typical residential
estates were thoroughly examined with a view to
access the level of maintenance of houses, facilities
and infrastructure in these estates and it is based on
these that recommendations were made.

9.0 Recommendations

Based on findings from the study, the following are

recommended:

. Minimum maintenance standards should be
set for residents of federal housing estates.
This will ensure that houses are maintained in

~ goodand decorative states of repairs.

il Maintenance of neighborhood infrastructure
shoddbe_hpravedupon.Preferenwsshould
rqbegrvaui)ﬂueleveldnlahletianceof
neighborhood infrastructure in low and high
ncome areas. Infrastructure generally should

. planning process should be improved
the Federal Housing Authority to m;*z

iv. Residents should be e

. enlightened on the need
io adopt good maintenance culture,
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