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Abstract 

The meaning or concept of housing has been changing. These changes are 
as a result of the effluxion of time, advancement in science and technology, 
and changes in the cultural values of the people. At one time housing meant 
only shelter and from this humble initial conception, the term housing has 
continued to imply much more than shelter. Housing now is seen as a 
product or commodity, it is a process, a neighbourhood etc. hence, housing 
occupies a central place in the economy of any nation. However in Nigeria, 
its provision is grossly inadequate. Therefore, the purpose of this paper was 
to access the availability and affordability of housing in Nigeria. Discussed  
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are the housing situation in Nigeria and affordable housing. The paper 
recommended among others that rural-urban migration should be 
considered as a fundamental factor in planning for housing. 

 
 Generally, housing means the stock of residential buildings/structures 
standing out at any one time and enhancing anything between castles and discussed 
vehicles. Hence to a layman, housing is synonymous with the physical form only – 
that is shelter. Specifically, as defined by Azubuike (1993) housing goes beyond that 
and includes utilities and community services, such as electricity, water supply, 
access road, sewage and refuse disposal facilities and even nearness to employment 
opportunities as well as health and educational facilities. 
 
 Any programme for housing should consider all these aspects. Housing 
occupies a central place in the economy and in every sphere of human activity. 
Without housing all manner of human enterprise ranging from commerce through 
industry to government would be difficult to operate and support.  
 
 However, its provision in Nigeria-especially in urban centres is grossly 
inadequate (Iroegbu, 2006). By the National Housing Policy of 1991, Nigeria is 
expected to produce additional eight (8) million housing units by the year 2000. 
 
 Positive public procurement in housing began in 1972, and for the first time, 
government publicly acknowledged that housing was its social responsibility and took 
steps to tackle the housing needs of the major population centres of the country. 
According to Azubuike (1993) it first announced a vote of 160 million for housing in 
Nigeria’s urban centres. Secondly, it introduced rent control and security of tenure for 
all income groups. Next it set out for itself as a part of the third National 
Development Plan (1975-1980), the goal of provision for all income groups. 
 
 However, the implementation like most of the other aspects of the third 
National Development Plan did not materialize. It is against this background that the 
paper seeks to assess the availability and affordability of housing in Nigeria. 
 
Housing Situation in Nigeria 
 According to Nigerian Environmental Study Team (NEST) (1991), total 
housing requirements in Nigeria were 2238, 000 between 1960-1970 and 5,591,000 
from 1970-1980, according to 1974 UN World Housing Survey. The requirement 
from 1980-1990 was estimated to be 10,376, 607 and from 1990-2000 the 
requirement was 22,863, 140. 
 
 Also, according to NEST (1991), the shelter problem in Nigeria is multi-
dimensional in nature. One of the most important features relates to the shortage of  
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affordable housing for the overwhelming majority of Nigerians and their inability to 
realize the dream of owning a house whether in an urban or rural area. 
 
 Providing housing is quite a daunting task for any government when it is 
realized that the total urban housing stock in Nigeria was about 10,000.000 in 1991. 
There is also the problem of high level of over-crowding or high occupancy ratio. 
 
 In a sample survey of urban housing carried out in 2000 as cited in 
Onwuchekwa (2006), a very high occupancy ratio was found for many cities for 
example Lagos, Enugu, Aba, Okigwe, Kano, Kaduna, and Port-Harcourt, and has 
moved from an average of three persons per room to an average of six persons per 
room in 2000. 
 
 Although over-crowding as it is experienced in urban areas is not common in 
the rural areas-housing need, especially due to new household formation and for the 
replacement of dilapidated or obsolescent structures, is just as acute. According to a 
1981 survey of rural housing in the Southern States of Nigeria by the Nigerian 
Institute for Social and Economic Research (NISER) as quoted in Onwuchekwa 
(2006), sharing of accommodation is the norm with about 30.9% of all houses having 
at least four households. 
 
 Quantitatively, rural and urban housing in Nigeria fall below minimum 
standards in all aspects. According to a survey conducted in the Northern States of 
Nigeria, Onwuchekwa (2006), 75.4% of the rural housing stock needed improvement 
while 8.4% were substandard that they needed to be replaced.  
 

The NISER survey referred to earlier, showed that in the Southern States, 
about 38% of all housing stock in the urban areas were in good physical condition as 
compared to 21% of those in the rural areas, whereas about 19% of the houses in 
urban areas were found to need major repairs and 2% found to be dilapidated, 32% of 
the houses in the rural areas needed major repairs and 8% were found to be 
dilapidated (Onwuchekwa, 2006). 
 
Affordable Housing 
 When we consider the economically weaker section/homeless people as our 
target group for providing the housing facilities, the affordability becomes a major 
consideration. The increasing pressure on the urban life due to rapid industrialization 
and constant increase in population from rural to urban areas have given birth to the 
creation of slum settlements as the only affordable shelter for the homeless. 
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 Due to financial constraints, the emphasis according to Okoroigwe (2006) 

was to provide infrastructural facilities like water, street lighting, bath spaces, 
community toilets etc, in the existing slum settlements. While the basic facilities were 
made available on selected slum basis, it has not helped to improve the quality of 
living due to lack of proper planning, dilapidated nature of the housing, lack of 
housing finance to this sector for improving the living conditions and no security in 
absence of a tenure of title of the land, as these could be dislocated any time at the 
pleasure of the local authorities (Amaechi and Wogu, 2006). 

 
The experience on slum settlement and environmental improvement 

programmes taken up by various housing agencies for the urban poor amply 
established that unless the security of tenure is ensured, there will be no incentive to 
the people who live there, to improve their living conditions. Security of tenure and 
the availability of cheaper financing is a major incentive to improve the housing 
conditions and also induce the people to generate saving and invest in housing. 
Various options have been tried with varied degree of success. 

 
Conclusion and Recommendations 
 The housing problem for the shelterless can perhaps not be solved by the 
conventional approach of the conventional public housing programme being taken up 
by the housing agencies. Therefore, the following recommendations need to be 
addressed: 
1. A non-conventional approach with informal housing programme, non-

conventional financing/resource generation, community participation, 
involvement of the beneficiary and the voluntary agencies with support from 
the state have to be developed to provide affordable housing options for the 
shelterless. 

2. Rural-urban migration should be considered as a fundamental factor in 
planning for housing. 
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